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Free Bonus 
 

Here’s the Free Bonus you Got With this Book.  

 

You not only will learn how to avoid the top 

16 mistakes, you’ll also get access to my 4 
Part Coaching Video Primer.  

 

Get my Free 4 Part Video Coaching Primer at: 

http://www.REISuccessCoaching.com/jumpstart 
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Not Having a Plan 

 

The fastest a  to get f o  poi t A   to poi t B  is to ha e a pla .  The 
fastest way to earn one million dollars or more in real estate investing is to 

ha e a pla . You’ e got to pla  ou  a keti g, pla  ou  pu hasi g, pla  
ou  e o atio  o k, a d pla  ou  esale, pla , pla , pla …. 

 

The fastest a  to go oke…the fastest a  to lose a lot of o e …the 
fastest way to be forced out of the investing business is not to plan.  Many 

successful investors found themselves working very hard in their investing 

business for a year or two or even three, but not really getting anywhere.  It 

was only after they started sitting down once a day to plan their activities 

did they start making real progress in their investing business. 

 

Plan your real estate investing with the same philosophy.  To get from 

where you are now to one million dollars, you have to plan to perform 

certain activities and meet certain milestones (buoys) to connect the dots, 

to get to your goal. 

 

Without your goal constantly in mind, you will drift aimlessly and 

unprofitably, like a sailboat without a rudder, until you begin to plan 

properly. 

 

After you start planning consistently, you will realize that any time your 

usi ess sta ts getti g haoti ; ou’ll pause a d ealize that ou’ e gotte  
away from your planning.  The fastest way to get order back into your 

business is to begin planning again.  

 

If your business or life is chaotic now, start planning.  When you begin the 

pla i g p o ess, ou o ’t sudde l  ake up to o o  a d sta t 
planning every day for the rest of your life.  (If you could, you would 
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become an awesome money-making machine.)  but alas, we are all human 

and we begin by planning a little, reaping the rewards, getting away from it, 

e o i g haoti  agai , the  goi g a k a d pla i g a little o e.  It’s just 
human nature. 

 

Not Requiring Written Repair Bids Every Time 

 

Almost all problems with a contractor or his performance can be traced 

a k to the fa t that i esto  did ’t ha e a itte  epai  id sig ed  the 
contractor. 

 

This is what happens: You reward a job to a contractor and when he gets on 

site and begins the work, you realize that it is not what you had expected.  

After you talk with the contractor, you realize that it is exactly what he 

expected, though.  A written repair bid eliminates any confusion because 

the bid states what the contractor will do, and what materials he will use.  

You then both know what you hired the contractor to do. 

 

Without a written bid, sometimes there is also confusion on the price.  The 

o t a to  fo gets  hat the ag eed-upon price was, and needs help 

remembering because the figure that he now thinks is correct is higher than 

his original bid price! 

 

This is why you should always have a contract signed after you award a 

o t a to  a id.  Withi  that o t a t ill e the “ ope of Wo k  
adde du .  The “ ope of Wo k  adde du  spe ifies hat o k ill e 
performed, and what materials will be used.  This information is taken 

directly from the written bid sheet.  The contract will also specify the total 

dollar amount of the contract.  Your contract should also include a Clean Up 

clause, Damage clause, specify who is responsible for getting the permits, a 

Late Performance clause, and a Payment Disbursement addendum, among 

other clauses and addendums. 
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Another reason to get repair bids in writing is so that you can compare this 

o t a to ’s id ith the othe  ids that ou ha e e ei ed f o  othe  
o t a to s, to ake su e that ou a e o pa i g apples to apples .  

 If one contractor is lower but has omitted from the bid a couple of items 

that eed to e o pleted, the  a e he is ’t lo e  afte  all. 
 

Always get your repair bid in writing and save yourself a big headache.   

 

Not Screening Tenants for Eviction Risk 

 

ALWAYS s ee  ou  te a ts.  It’s u ial to ou  su i al as a la dlo d: 
The la dlo d ho does ’t s ee  his te a ts…. 
…is the o e ho gets the o st te a ts… 

… e ause the o st te a ts a ’t get a  apa t e t f o  a o e else… 

… e ause e e o e else does a a kground check! 

 

“u e, the e a e ’t too a  people out the e ith pe fe t edit, ut 
pe fe t edit is ’t the o e .  You  p i a  o e  is hethe  o  ot 
they have been evicted.  If they have been evicted once, they know how to 

play the eviction game and will do it again.  Your biggest cost as a landlord 

is tu o e .  E e  ti e ou tu  a u it o e , ou usuall  lose a o th’s e t 
plus the maintenance or repair cost to get the unit back into shape.  If you 

have to evict a tenant, the process could take up to six months, depending 

on which state you live in! It takes longer to evict in most northern states 

than it does in southern states. 

 

Whethe  it’s o  o th o  si  o ths…that’s ou  ash flo !  O e go e, 
it’s go e.  “u e ou’ll p o a l  e a a ded that amount when you go 

through eviction court, but trust me – you will almost certainly never 

collect it. 

 

Be Smart: Do an eviction background check on all of your prospective 

te a ts.  It’s eas  if ou use atio al Te a t Net o k.  It’s a atio ide 
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service that provides background checks for landlords.  An eviction check 

will cost between $10-  a edit a d i i al he k ost o e .  But do ’t 
you pay it!  Have the prospective tenant give you an application fee at the 

time they apply for the apartment.  This will cover your cost; if you set the 

application fee higher than the cost of the background check, you can even 

make a little money, too! 

 

Paying for Construction Cost Before 100% Completion 

 

You’ll ake this istake a d ou’ll soo  ish ou had ’t.  paying for a 

construction job before it is 100% complete gives the contractor no 

i e ti e to etu  to fi ish the jo .  You’ll get f ust ated a d a g  as ou 
waste your time chasing a contractor who is spending his time trying to 

finish jobs that he has ’t gotte  paid fo  et.  E e  if he has the est 
intentions, in his mind when he is paid, the job is done.  There is no pain in 

not showing up again, and he now focused on his next payday.  Never make 

that last payment until the job is 100% complete, no matter how many 

promises he makes about coming back; no matter how small the task is 

that is left; no matter how much he needs the money now!  If you do, 

assume that you will have to finish the job yourself, or pay someone to. 

 

Allowing your Real Estate Business to Run your Life 

 

We all get so wrapped up in the thrill of real estate investing (once you 

sta t u i g, selli g a d ashi g those ig he ks ou ill k o  hat I’  
talking about), that it begins to become all-encompassing.  We have cell 

phones and page s so e do ’t iss a all.  Whe  the pho e i gs at ou  
home office we go running like a bat out of hell from the dinner table 

because this could be the Next Big Deal. 

 

Once these systems and checklists are in place, you will know what needs 

to be done in any situation.  You will look at the checklist daily, to review 

what has been accomplished and what still needs to be done. 
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You should have checklists for every aspect of your business.  Here are 

some key checklists: 

 Property Evaluation: Buying right, market analysis, property analysis  

 Property Inspection: Estimating repairs, formula worksheets, room-

by-room analysis 

 Contractor Management: Bid process, contracts, and agreements 

 Renovation Management: Cash flow, required activities, scheduling, 

and contractor management 

 Tenant Management: Application process, move-in process, leases 

and contracts 

These a e just a fe  of the a  he klists a d s ste s that ou’ll eed to 
create and use on a day-to-da  asis.  The  ou’ll be running your business 

and your business will not be running you. 

One of the benefits of systems and checklists is that – as you grow your 

business and hire people to work for you – ou’ll t ai  the   tea hi g 
them how to use the checklists and systems.  You will train them to 

complete the tasks associated with each system and checklist.  You will 

supervise them by revising the systems and checklists that they are working 

on. 

This is the fastest way to grow your business. 

To get help on systemizing you  usi ess, ead Mi hael Ge e ’s ook, The 
E-M th.  It’s a g eat ook that ill tea h ou ho  to look at ou  usi ess i  
its p ope  pe spe ti e.  If ou do ’t a t to eate all of those s ste s a d 
checklists yourself, find someone who already has a successful real estate 

investing business and find out what they are using.  The sooner you 

systemize, the sooner you will be free to make choices based on what you 

want to do, instead of what your business needs you to do. 
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Over-Improving a Property to Flip or Rent 

We can all renovate a house and have it come out looking like the a castle, 

but that will not put the most profit in our pockets.  You should put out a 

ualit  p odu t a d do ou  epai s p ope l .  You should ’t ut o e s o  
hide defects in a house.  At the sa e ti e, if ou’ e e o ati g a $75,  
house, you do not want to install marble floors, Corian counters, and 

replace the exterior siding with clapboards. 

You want to do the repairs that will give you the biggest return for the 

money.  If you’ e epai i g a e tal u it, ou should use ate ials that ill 
last.  Plastic commercial tile floors for the kitchen and baths are better than 

the     sti k-ons; commercial-grade carpet and countertops are 

desig ed to hide uts a d di t.  If ou’re renovating a house for resale, you 

want to focus on the kitchen and baths.  Spend all of your extra rehab 

money in these rooms, because these are the rooms that will sell your 

house.  They should be bright, clean and shiny. 

Bring the house back to a like-new condition without making everything 

e .  It’s a azi g ho  a little pai t a d lea i g a  ha ge the 
appearance of a house or an apartment.  When planning your repairs, 

epai  a thi g that is oke  o  outdated, ut do ’t go a ou d the house 
installi g all e  a i ets a d ou te s if ou do ’t eed the . 

Remember, make it nice and put out a quality product, but at the same 

time keep in mind that you are not going to live there.  The people who buy 

the house are most likely going to make changes, anyway. 

Running Out of Cash 

Pi tu e this: You’ e ought a d sold ou  fi st house, a d ade a i e 
p ofit.  You’ e i  the iddle of ou  se o d eha , a d ou’ e pu hasi g 
your third deal.  Your marketing is paying off as the fourth deal comes 

around; it pro ises e e  o e p ofits tha  the fi st th ee.  But o  ou’ e 
got a problem – ou’ e u  out of ash!  You a ’t u  that fou th deal, o  
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any other good deal that comes down the line, until you rehab and sell the 

second and third houses. 

This is the old Cash C u h, a d do ’t let it happe  to ou.  You should e 
putting down as small a down payment as possible when you purchase 

ou  i est e t p ope ties.  You a t to use le e age othe  people’s 
money) to your advantage, and accumulate as much property as you can, 

hile usi g as u h of othe  people’s o e  as possi le. 

How do you do it?  Establish a relationship with a hard-money lender as 

soo  as possi le.  “u e the o e  osts ou o e.  But ou’ll fa to  the 
costs into the deal when you make your offer, so your profit is still where 

you want it to be. 

Hard-money lenders have an endless flow of cash that they will be happy to 

le d ou, as lo g as ou i g the  deals that ake se se.  The  do ’t a e 
about your credit history; they care about the numbers and the quality of 

the deal. 

A hard-money lender will lend you up to 65% of the after-repaired value of 

the p ope t .  If ou’ e egotiati g the ight t pes of deals, this should e 
all the money you need to purchase the house and do the repairs.  If your 

numbers are not working out, pe haps ou’ e fo usi g o  the o g t pe 
of sellers. 

Re e e , ou should o l  e fo usi g o  oti ated selle s…people ho 
for one reason or another must sell their property in a short period of time.  

Develop effective methods to have these sellers consistently contact you, 

a d ou’ e o  ou  a  to e o i g ealth . 

Forgetting About Asset Protection 

You spent all those hours studying books and tapes, sifting through 

countless numbers of potential sellers, and inspecting type of house 

i agi a le.  Th ough ou  o  pe siste e ou’ e put deal upo  deal 
together, and built a substantial portfolio of properties, not to mention a 
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sizeable bank account – only to have some idiot sue you for something 

stupid and take it all away from you! 

You should learn about asset protection just as diligently as you learn about 

real estate investing.  You must not hold any assets in your name.  whether 

it e eal estate, a k a ou ts, auto o iles, oats, usi esses…This 
should be your goal: If an attorney does an asset search with your name in 

it, he should o e a a  thi ki g ou’ e a dead eat. 

Each of your properties should be purchased in a trust or corporation.  Your 

bank accounts should also be in trusts.  Your home, automobile, 

oats…should all be hidden in asset protection devices.  Speak with an 

asset protection attorney to find out which asset protection vehicles you 

should be in. 

You’ e o ked too ha d fo  ou self a d ou  fa il , to ha e so e idiot 
come along and remove even one dime for your pockets. 

Over-Analyzing a Property 

Ha e ou looked at  o   uildi gs, ut just a ’t de ide hi h o e 
would be the best deal? Or have you sat looking at the numbers, changing 

this and changing that, to cover every possible scenario that this 

investment might take?  Maybe you keep running the numbers to make 

su e that ou’ e ot issi g a thi g.  This is alled A al sis Pa al sis.  The 
eal easo  ou’ e ot u i g is fea .  Fi d a a  to get o e  the fea !  Re-

ead Mistake #  : Waiti g Too Lo g to “ta t Real Estate I esti g , a d 
move forward. 

The only way to know if your analysis is correct is to purchase the property, 

do the rehab, and either keep it in your portfolio or resell it.  Then and only 

then can you compare your initial estimate with a tual osts.  Of ou se, I’  
assuming that you have had some training and that your analysis is based 

on proven formulas.  
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Now you have a yardstick to measure by.  Now you have one property 

under your belt and now you have some experience playing the best of all 

games – eal estate i esti g.  The fea  is go e a d ou’ e ead  to o ue  
the world. 

The o ld is ou s to take, ut the ’ e ot gi i g it a a ! Got get ou  
share. 

Underinsuring Property 

Al a s p ope l  i su e ou  p ope ties a d do ’t pla  games with your 

insurance.  Your insurance is there to protect you against bad things 

happening to you and your property. 

“o e i esto s t  to get a a  ith getti g a  o upied ho eo e ’s 
poli  hile the  a e eha i g a p ope t .  A ho eo e ’s poli  ill only 

pay a claim if you can prove that someone was living in the property at the 

time of the claim.  If you have a fire or some other claim on the property, 

the first thing the insurance adjuster looks for is a bed, blankets, cleaning 

supplies in the sho e , a d food i  the f idge.  If he does ’t fi d these 
thi gs…Ga e O e  – the claim does not get paid. 

A policy on a vacant dwelling costs a few hundred dollars more than a 

ho eo e ’s poli , ut it is ell o th it. 

Get the proper insurance coverage for your properties, and if you have a 

claim, get a Public Adjuster. 

Ignoring Cash Flow 

Happiness is positive cash flow.  Whether it comes from the money left 

over when you pay all your expenses from your rental properties, or at the 

e d of a eha  a d ou’ e under budget.  When you start to deviate, find 

out what the problem is, then compensate somewhere else and put 

yourself back on course. 
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Many  investors have gone to a closing and gotten a check for $30-40,000, 

only to find out that after he tallied up the rehab cost, only $1,000-5,000 of 

that money was his.  If he had watched his cash flow throughout the job, he 

would have kept a much larger chunk of that money in his pocket. 

When holding properties in your portfolio, once your property stops cash 

flowing, ou ust fi d the p o le  i ediatel  a d e tif  it.  If ou do ’t, 
ou’ll e d up o i g out the po ket to keep that uildi g afloat.  Ca  ou 

imagine paying for your tenants to live in your building! 

A careful eye on the cash flow will put more money in your pocket, give 

you more money to purchase other properties, and will allow you to 

become wealthier, faster. 

Only Looking at Properties When There is a Problem 

A lot of landlords only go to their properties when there is a problem.  The 

trouble is, by the time the problem arises, you usually have many more 

problems to deal with – along with the problem that originally brought you 

to the property. 

You should ha e a ai te a e pla  i  pla e so ou’ e i   ou  p ope t  at 
least once every six months.  When you get a new tenant, you should 

inspect their unit within the first two months.  You want to make sure that 

the tenants are treating the property with respect.  You want to point out 

any damage that they may have caused, and tell them that you will be 

sending your maintenance man over to fix it, and how much it will cost 

them. 

Do this at the beginning and it will set the tone for your relationship with 

the te a t the  e e  si  o ths o  so, ou’ll a t to a othe  i spe tio .  
You can either schedule it or surprise them.  I like to surprise them; then I 

know exactly how they are living. 

You’ll a t to he k the plu i g i side the u its a d i  the ase e t fo  
water leaks.  The most common profit-losing problem is a toilet that will 
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not stop running, or a dripping sink.  In no time you could be faced with 

large water bills. 

Make sure tenants are not throwing trash all over the yard, or leaving 

unregistered cars on your lot.  Once trash starts piling up, it attracts more 

trash.  Pretty soon your property is the neighborhood junkyard. 

Periodic inspections will save you money and tenant turnover.  Then when 

problems arise, they will not be big ones. 

Missing Out on Special Grants, Loan Programs, and Tax Incentives 

Many cities and towns give investors incentives to rehab properties in 

certain parts of the city.  This is usually done through revitalization 

programs.  There are certain parts of a city that are targeted with federal, 

state and/or local funds.  This money if often give out as low-interest loans 

to investors that are willing to rehab these properties. 

There are also municipal, state and federal loan programs offering low-

interest loans.  Forgivable debt may be available for investors looking to do 

work on rundown properties in rundown parts of a city. 

There are tax incentives available from time to time at the municipal, state 

and federal law.  The incentives are designed to attract investors into a city 

that is in decline, to help it turn the corner in its economic development. 

Sometimes a city is allotted a certain number of funds for rundown areas.  

In order to get funding for the next year, they must spend the funds they 

have this year, so the city may be more than willing to give the money out. 

You will find out about these programs by calling the office of economic 

development in the state, city, or town you are interested in.  If they do not 

have an office of economic development, talk with the office of whoever is 

i  ha ge of the go e e t, hethe  it e the a o ’s offi e, offi e of the 
sele t a , go e o …. 

The o e  is the e; do ’t iss out! 
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Inability to Sell a Rehab Property or to Rent a Rental Property 

The e’s othi g o se tha  doi g a g eat jo  o  a eha  o  aki g a  
apartment spit shine, and not being able to sell or rent it with your entire 

profit sitting in the building or in a vacant apartment, you must develop the 

skills to esell a p ope t  o  u it.  You’ e lea ed the skill of fi di g 
oti ated selle s, a d ou’ e lea ed the skill of eha i g a p ope t .  

Perhaps the most impo ta t skill is the a ilit  to esell…. e ause that’s 
when you get paid. 

Your marketing should start the day your purchase the property.  Go to the 

eigh o s a d tell the  that ou a e fi i g up the p ope t , a d ou’d like 
them to choose their next neighbors.  Have them give you a call with the 

names of any friends, relatives, or coworkers that might be interested in 

buying. 

Next, put a sign up that the property is for sale.  Sure, it might not be ready 

yet and some people will not be able to see through the rehab to see what 

it will look like when it is completed.  But some people will be able to see 

the end result through the clutter, and will be happy to put the house 

under contract. 

If ou’ e af aid to sho  a  u fi ished house to a u e  e ause ou do ’t 
thi k the u e  ill u , do ’t o  a out it.  B  the ti e ou fi ish the 
house, the buyer who might have bought it will have bought something 

else, and so you would have lost them anyway.  Show that house as soon as 

possible! 

Send postcards to other properties that are like yours.  State the benefits 

of living in your building.  Many people will move just for the sake of 

change.  Because they are already living a similar building, you know they 

will like yours. 

Put an ad in the paper and hold an open house.  Be creative and start 

early.  Empty buildings and empty apartments cost money! 
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Not Thinking of Tenants as Potential Buyers 

Who else is a better candidate to own your property than the people who 

have been living in it and taking care of it already? 

You  selli g e pe ses ill e i i ized, si e ou o ’t ha e to do a  
advertising, open houses, showings, or hiring of real estate agents. 

Ma e ou’ll a t to i stitute a lease ith optio  to pu hase.  You a  
take a small amount of rent and put it toward the down payment.  They will 

take better care of the property, and you will be guaranteed to get your 

e t o  ti e.  That’s e ause i  ou  optio  ag ee e t, ou ill state that 
if the e t is ot paid o  ti e, the optio  is ot alid.  If ou’ e sa , ou’ll 
also get a non-refundable option fee.  There are many good courses and 

books that will teach you how to do lease options.  Educate yourself. 

If you do a lease option, make sure you have a lease agreement and an 

option agreement.  Doing this will protect you from a tenant bringing you 

to housing court because you would not return their security deposit, 

which was actually their option fee.  Many a tenant has won this complaint 

because the lease agreement and the option agreement were contained 

within the same document. 

Whether you have a lease option agreement or just a good tenant, sell 

your building to your tenants whenever possible, and pocket all of the extra 

cash! 

Renting to Relatives 

Want to ruin a good relationship?  Rent to a relative.  Not only will they 

take liberties with your property, but – just like when you become friends 

with your tenants – you tend to let your rules slide a little. 

If you thought it was going to be hard to raise the rent on a friend, try 

raising it on a relative.  You’ll e the talk a ou d the Tha ksgi i g ta le.  
You’ll e o e the “ ooge of the fa il . 
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The  t  to e i t a elati e, a d justif  it to the est of the fa il .  Wealth  
eal estate i esto  u le e i ts poo  ousi  ho a ’t affo d the shi t o  

his a k .  You’ e i  a o- i  situatio .  You’ e ette  off iti g the ullet 
up front, and tell them that your policy is not to rent to relatives.   That 

way, no one gets in, and their feelings are hurt fur just a little bit, and just 

for a few days.  If you let them in, you could be hurt for a much, much 

longer time. 

 

There are plenty of good tenants out there.  Relatives are the worst! 

 

Thanks,  

 

Zack Childress 

Get my Free 4 Part Video Coaching Primer at: 

http://www.REISuccessCoaching.com/jumpstart 
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WHAT IS A MENTOR? 

 

Someone that has heard what you have not. 

Someone that has seen what you have not. 

Someone who knows what you do not. 

 

“Your success depends on your willingness to 
be mentored by a person that cares about 

your future and success in life” 

 

You will seldom improve your situation if you 

have nobody to copy but yourself! 

 

If you see someone doing something you 

currently cannot do, they simply know 

something you don't know! Pick up a book or 

Get a MENTOR!!!!!!!!! 

 

Get my Free 4 Part Video Coaching Primer at: 

http://www.REISuccessCoaching.com/jumpstart 
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