
Joe Massey | Senior Loan Officer
NMLS 7538

How Many Properties do you 
Need to Retire?



How Many Properties do you 
Need to Retire?

1. Probably fewer than you think!

2. To earn a Passive Income of $72k/year, you need the following paid off 
portfolios:

▪ 3 $400k houses ($1.2 Million worth of houses) 

OR

▪ 5 $250k condos ($1.25 Million worth of condos) 

OR

▪ 2 $700k 3-unit apt. buildings ($1.40 Million worth of 3-plexes)

3. $1,200,000 x 6.0% cap rate = $72,000 – SFRs

4. $1,250,000 x 5.75% cap rate = $72,000 - Condos

5. $1,400,000 x 5.1% cap rate = $72,000 – Multi-Units 



How Many Properties do you 
Need to Retire?

To retire TODAY with $72,000 in passive income, you simply need to pay cash to buy 
$1,200,000 in SFRs/$1,250,000 in Condos or $1,400,000 in Multi Unit properties

What if you don’t have $1,200,000 - $1,400,000?  

What about Investing $300,000 and retiring in 15 years?  

How does this fit with your current cash position and your time horizon?  

Do you want more than $72,000 income per year?  

Do you have more or less time before retirement? 

Do you have more or less money that you are starting with? 



Sample Townhouse Purchase 





Scenario #1 - Make minimum payments 
and put cash-flow in the bank

15 
Years

$72,000 / $15,256
= 4.7 properties 
Rounded up 
= 5 properties 

5 x $561,311 value 
= $2,806,555 

Initial Investment
$72,040 x 5 
= $360,200

$2,806,555 x 4.7% 
Cap Rate = $131,908

???



Scenario #2 – Take all cash-flows and pay 
down the mortgage

15 
Years

$72,000 / $26,858
= 2.7 properties 
Rounded up 
= 3 properties 

3 x $561,311 value 
= $1,683,933 

Initial Investment
$72,040 x 3 
= $216,120

$1,683,933 x 4.7% 
Cap Rate = $79,144

Scenario #3

Use Same Cash of 
$360,200 from 
Scenario #1 to buy 
5 properties 

5 x $561,311 value 
= $2,806,555 

$2,806,555 x 4.7%
= $131,908

5 x $26,858 

= $134,290



Most Common Concerns I Hear from 
Investors 

• These properties aren’t available any more – 

– True… except for all of the ones that are out there.  

– “If you think there are deals or you think there 
aren’t any deals; either way you’re right.” 

     - Travis Sperr – 2014 

– There are plenty of these available on the MLS 
and remember, you’re not looking for a homerun, 
just basic singles and doubles.  5.0% - 6.0% Cap 
rates will do just fine.



• What if values go down?? 

– This is only a concern if you need to sell while 
values are down.  

– If you’re buying for long-term ownership, there 
has never been a 10 year period in Denver that 
you would have lost money

– But, let’s say the property loses 50% of it’s value 
the day after you buy it and NEVER goes back up.  
What happens? 

Most Common Concerns I Hear from 
Investors – Cont. 



Property Loses 50% the day after you 
buy it and NEVER regains any value 

5 x $26,858 

= $134,290
EXACT SAME Cash Flow

5 x $135,000 value 
= $675,000

Initial Investment 
= $360,200

Return on Investment = 
$675,000 / $360,200
= 87% Return

87% Growth of your 
initial investment 

15 
Years



What if the property gets damaged, 
needs repairs, etc. 

• This is accounted for in the analysis with a 5% 
reserve for repairs and maintenance: 

• Depending on the age of the property, 
condition, renovations, etc. you may decide to 
reserve a higher or lower amount.  

• SFR, Multi-Units = Generally 8%+

• Older homes, not recently renovated = 10%+



I don’t want to find tenants, fix toilets, 
manage the property, etc. 

• No problem.  Hire a property manager! 

18 
Years

You still accomplish your 
goals, it just takes you 3 
years longer to pay off each 
property.  

But how much LESS 
headache did you have over 
that time period? 
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At Castle & Cooke Mortgage we offer: 

Joe Massey | NMLS 7538 
303-809-7769

  jmassey@castlecookemortgage.com
www.loansbyjoemassey.com

Scan QR Code to 
download FREE 

Mortgage 
Calculator 

Why use Team Massey:

1. 8 Day rush service
2. Average CTC in 21 days
3. 100% Pre-Approval record
4. Set & Forget database – Homebot
5. Free E-flyers & Website for listings 
6. Classes in person & online

• Conventional
• FHA
• VA 
• USDA
• Jumbo
• Investor Cash Flow Loans

• Purchases
• Refinances
• Primary Residence
• Second Home Owners
• Investment Properties
• HELOC/Fixed 2nd Mortgages



Why Use First Alliance Title

When it comes to service, we believe that proactive communication is absolutely critical to successful closings. 

We believe that real estate closings should involve a personal touch and not be treated as mere business transactions. 

We also believe that the experience of homeownership, whether selling or buying, is a special process  

Our commitment to customer service originates from the core belief that the transaction is incredibly important and should be 
celebrated.

Why Work with Jerrod Paterson
▪ 30 Years in the Real Estate Industry
▪ Real Estate Investor
▪ Love to help agents grow their business through accountability calls
▪ Love to help you grow your database

Scan below to get my contact info:

Scan below to download our app
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