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WELCOME TO THE UTAH INVESTMENT PROPERTY CONSUMER GUIDE

Buying an investment property is different from
buying a home to live in. Instead of focusing only on
where you'll live, you'll also be thinking about
income, expenses, long-term appreciation, financing,
and building wealth over time.

Whether you're purchasing your very first rental
property or adding another investment to your
portfolio, understanding the process before you buy
can help you avoid costly mistakes and make more
confident financial decisions.

Inside this guide, you'll learn how to evaluate
investment opportunities, understand financing,
estimate rental income, calculate cash flow, choose
the right property, and protect your investment for
years to come.

Real estate investing isn't about finding the "perfect"
property. It's about making informed decisions that
support your financial goals while understanding
both the opportunities and the responsibilities of
property ownership.

In This Guide You'll Learn

v/ Why people invest in real estate

v/ Different types of investment properties
v/ Investment property financing

v/ Cash flow and rental income

v/ Understanding expenses

v/ Choosing the right neighborhood

v/ Evaluating investment opportunities

v/ Common mistakes new investors make

Educational Notice

This guide is provided for educational purposes only.
Every investment property, financing scenario, rental
market, and investor's goals are different.

Always consult qualified real estate, mortgage, legal,
tax, insurance, and financial professionals regarding
your specific situation before making investment
decisions.

Tres Miller
The Magic Mortgage Lender

Residential Mortgage Loan Officer
NMLS #217768
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Successful real estate investors buy with a plan—not
with emotion. Every property should support your

long-term financial goals, not just look like a good
deal.

Today's Action

o Write down your investment goals.

o Decide whether you want income, appreciation, or both.
o Estimate how much money you have available for a
down payment.

o Commit to reading the entire guide before making an
offer

HOMEOWNERSHIP
~~AUTHORITY —

EDUCATE.
EMPOWER.
HOME.

UtahHomeownershipAuthority.com
435-229-9797 « Educational Guide « No
Sales Pressure ¢ Personalized Advice
Consultation Available

The Utah Investment Property Consumer Guide



TABLE OF CONTENTS

The Utah Investment Property Consumer Guide

A Step-by-Step Guide to Buying, Financing, Managing, and Building Wealth Through Utah
Investment Real Estate

GETTING STARTED
WeElCOME 10 the GUIAE .eeeeeernrecececocrcececececeresesesesesesesesesesesescsesesescssssssssssssssssssssssssssesessse 2
TADIE Of CONTENTS «.cueererereeeceerererecscseceresecsesesessssesesssessesesessssssesessssssssesessssssssesessssssesesssnss 3

CHAPTER 1- GETTING STARTED

Why Invest in Real EState? ....c.cceecereccreccsneccseccsacssaccssecssecssscsssesssessssssssssssssssssssssssssssssssss 4
Is Investment Property Right for YOU? ....c.cceiecennecnnecccseeccsneccssecccssecssssessseccsssesssesssssnsess 5
Types of Investment Properties ....cccccceecicreccireecierecesseciesecsessescssesssssescssessssssscssessssssscsses 6
Understanding Investment Property FINANCING «.ccccceeectecnsecnsaecssecseccsacsssecseccsscssansssessses 7

CHAPTER 2 - FINDING THE RIGHT PROPERTY

Finding the Right Investment Property .....cccccceeecerecnsecnsneccseccsecnsaeccseccsecsssesssessecssscsssesese 8
Understanding Cash FIOW ......ceeeciereeiinnciennniennecnsnecceseesssecsesaecssecsessesssecssssecssssssssssssses 9
Understanding Cap Rate .....c..ceeeeerineienneinnncenneccnnecenneccssecceseescssecssssccssessssscsssessssanses 10
Understanding Cash-on-Cash Return ........ccevecereeccnnecinnncccsneccsseccssaeccsseccsssecsseccsssecssenes 1
Estimating Repair & Improvement Costs ....ccccccerecteensecsacnsecsscssecssessessessecssessesssessssssessens 12
Making an Offer with Confidence ....ccccccerrecnnneccnneciereecesneccesaecessecsseecessesssseccssesssssescsses 13

CHAPTER 3 - OWNING & MANAGING YOUR INVESTMENT

Understanding Rental INCome .....c.ccrueireeinneccnecnnecnseecsaecssecssecssaesssecssecsssesssesssesssecsssnsssnse 14
Finding & Keeping Great TENANtS ......cccceeueiereeccrnecccseeccssecceseescssecsssacsessessssssssssessssssssssssss 15
Should You Manage the Property Yourself? ......ccccccerecenneccenecccseeccssecccsseccsseeccssessessescsnes 16
Protecting YOUr INVESTMENt .....ceuruieniiniineiiecinectecteensecceensecsecssecsecssessessessacssessscssessaessens 17

CHAPTER 4 - BUILDING LONG-TERM WEALTH

20 Questions Every Investor Should Ask B
Frequently Asked Questions ......ccccceueeene.
Investment Property Buyer's Checklist ...{.U.T.A .

WRAPPING UP

Congratulations on Beginning Your Investment Journey! .........ccceueeenuecnnncccnnecccseeccnseccnees 24
Continue Your Homeownership JOUrNEY ....ccccceuecereccseccssecsseccssccssecssscsssecssscsssssssssssssssssssses 25

Utah Homeownership Authority Educational Series Page 03 The Utah Investment Property Consumer Guide



WHY INVEST IN REAL ESTATE?

Real Estate Can Help Build Long-Term Wealth

For many people, real estate investing is a way to
build wealth over time while creating additional
income.

Unlike many investments, real estate has the
potential to generate monthly rental income
while also increasing in value over the years. As
tenants make rental payments, they may also
help pay down your mortgage, allowing your
equity to grow.

No investment is risk-free, but understanding
how investment properties work can help you
make informed decisions and reduce
unnecessary surprises.

The goal isn't to buy as many properties as
possible. The goal is to purchase quality
investments that support your long-term
financial goals.

Why People Invest

v/ Monthly rental income

v/ Long-term appreciation

v/ Building equity over time

v Diversifying investments

v/ Potential tax advantages*

v Inflation protection

v/ Retirement income

v/ Leaving a financial legacy

*Always consult a qualified tax professional regarding your individual
situation.
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Key Takeaway

Successful investing begins with clear goals, careful
planning, and a long-term perspective—not chasing
quick profits.

Smart Investor Tip

Don't compare your investment journey to someone
else's. Many successful investors began with one
property and built their portfolio over time through
patience and disciplined decision-making.

pest iInvestment property isn't always the

biggest or the newest. It's the one that helps you
achieve your financial goals while fitting comfortably
within your budget.

Myth vs. Fact
Myth
Real estate investing is only for wealthy people.
Fact
Many investors begin with a single rental property and
gradually grow their portfolio over time. Careful
planning, responsible financing, and patience often
matter more than starting with a large amount of
money.

Today's Action

o Write down why you want to invest.

o Decide whether your goal is income, appreciation,
or both.

o Think about how much time you can dedicate to
managing an investment.

o Continue reading before making your first
investment purchase.

The Utah Investment Property Consumer Guide



IS INVESTMENT PROPERTY RIGHT FOR YOU?

Investing Is Both an Opportunity and a
Responsibility

Owning an investment property can provide
long-term financial benefits, but it also comes
with responsibilities. Before purchasing a rental
property, it's important to honestly evaluate
your finances, your goals, and the time you're
willing to invest.

Ask yourself whether you're prepared for
ongoing maintenance, unexpected repairs,
vacancies, and the responsibilities of being a
landlord—or whether you'd prefer to hire a
professional property manager.

Understanding your expectations before buying
can help you choose an investment that fits your
lifestyle and financial plans.

Questions to Ask Yourself

v/ What are my long-term financial goals?

v/ Can | comfortably afford the down payment?

v/ Do | have money set aside for unexpected repairs?
v/ Am | prepared for periods without rental income?

v/ Will | manage the property myself or hire a
property manager?

v/ How much risk am | comfortable taking?
v/ Am | investing for income, appreciation, or both?

v/ Does this investment fit into my overall financial
plan?

Utah Homeownership Authority Educational Series

Key Takeaway

Investment property ownership can be rewarding, but
success begins with realistic expectations, financial
preparation, and a clear investment strategy.

Smart Investor Tip

Create an emergency reserve fund before buying your
first rental property. Having money available for
repairs or temporary vacancies can help reduce
financial stress and protect your investment.

Every investment property should make financial

sense on paper before you fall in love with it.
Numbers should guide your decision—not emotions.

Myth vs. Fact
Myth
If a property has tenants, it's guaranteed to make
money.
Fact
Rental income is only one part of the equation.
Expenses such as maintenance, insurance, taxes,
vacancies, and repairs all affect your overall return.

Today's Action

o Review your monthly budget.

0 Estimate your available investment funds.

o Consider whether you want to self-manage or hire
a property manager.

o Define your investment goals before beginning
your property search.

i ad. v
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TYPES OF INVESTMENT PROPERTIES

Not Every Investment Property Is the Same

Investment properties come in many forms, and
each has its own opportunities and challenges. The
best choice depends on your financial goals,
available budget, experience, and how involved you
want to be in managing the property.

Some investors prefer a single-family home because
it's easier to manage, while others choose multi-unit

properties to generate income from multiple tenants.

Understanding the differences can help you choose
a property that matches your investment strategy.

Common Investment Property Types
v/ Single-Family Homes

v/ Condominiums

v/ Townhomes

v/ Duplexes

v/ Triplexes & Fourplexes

v/ Small Apartment Buildings

v/ Short-Term Vacation Rentals*

v/ Mixed-Use Properties

*Always verify local zoning rules, HOA restrictions, and short-term rental
regulations before purchasing.

Utah Homeownership Authority Educational Series

Key Takeaway

The right investment property isn't simply the biggest or
the least expensive—it's the one that best supports your
financial goals and investment strategy.

Smart Investor Tip

Don't buy based only on purchase price. Consider
rental demand, maintenance costs, location, and long-
term appreciation before making your decision.

4 Magic Tip
Your first investment property doesn't have to
your forever investment. Many successful investors

begin with a property they can comfortably afford
and expand their portfolio over time.

Myth vs. Fact
Myth
Bigger investment properties always produce bigger
profits.
Fact
Larger properties often generate more rental income,
but they may also have higher purchase prices,
operating expenses, financing requirements, and
management responsibilities. The best investment is the
one that fits your goals and budget.

Today's Action

o Decide which property type interests you most.
o Research neighborhoods with strong rental
demand.

o Compare purchase prices for different property
types.

o Consider how much management you're
comfortable handling.

| N,

FOR
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i
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UNDERSTANDING INVESTMENT PROPERTY FINANCING

Financing an Investment Property Is Different
Buying an investment property usually requires
different financing than purchasing your primary
residence.

Because investment properties are generally
considered a higher lending risk, lenders often
require larger down payments, stronger credit
profiles, cash reserves, and proof that you can
comfortably manage the loan.

Understanding these requirements before shopping
for a property can help you set realistic expectations
and strengthen your buying position.

Investment Property Loans Often Require

v/ Larger down payments

v/ Higher credit scores

v/ Cash reserves

v/ Stable income

v/ Lower debt-to-income ratios

v/ Property appraisal

v/ Homeowners insurance

v/ Rental income evaluation (when applicable)

Utah Homeownership Authority Educational Series

Key Takeaway

Understanding your financing options early helps you
make informed investment decisions and compete more
effectively when you find the right property.

Smart Investor Tip

Investment success begins before you make an offer.
Strong financing, healthy cash reserves, and realistic
expectations can help you act confidently when the
right property becomes available.

Getting pre-approved before shopping allows you to

focus on properties that fit your budget and
demonstrates to sellers that you're a serious buyer.

Myth vs. Fact
Myth
Investment property financing is just like buying your
own home.
Fact
Investment property loans often have different
qualification requirements, larger down payment
expectations, and slightly different interest rates than
loans for primary residences.

Today's Action

o Review your credit report.

o Estimate your available down payment.

o Build an emergency reserve fund.

o Talk with a mortgage professional before beginning
your property search

B
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FINDING THE RIGHT INVESTMENT PROPERTY

Buy for the Numbers—Not Just the
Neighborhood

It's easy to get excited about a beautiful home,
but successful investors focus on more than
appearance.

A great investment property should have strong
rental demand, reasonable expenses, and the
potential to build long-term wealth. Before
making an offer, research the neighborhood,
compare rental prices, and understand the
property's ongoing costs

The goal isn't simply to buy a property—it's to
buy one that supports your financial goals

What Makes a Good Investment?

v/ Strong rental demand

v/ Safe, desirable neighborhood

v/ Good schools and nearby employers
v/ Reasonable purchase price

v/ Affordable maintenance costs

v/ Opportunity for appreciation

v/ Low vacancy rates

v/ Positive monthly cash flow potential

Utah Homeownership Authority Educational Series
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Key Takeaway

Successful investors evaluate both the property and
the neighborhood before making an investment
decision.

Smart Investor Tip

Location still matters. Look for areas with steady
employment, population growth, good schools,
convenient shopping, and strong rental demand. These
factors often support long-term property values and
consistent occupancy.

+

Don't buy an investment property simply because

you would enjoy living there. Buy it because it meets
your investment goals and makes financial sense.

Myth vs. Fact
Myth
The nicest house always makes the best investment.
Fact
The best investment property is the one that produces
solid financial results while fitting your long-term
investment strategy. Attractive homes don't always
produce the strongest returns.

Today's Action

0 Research rental rates in several neighborhoods.

o Compare recent property sales.

o Estimate monthly expenses.

o Visit several investment properties before making
a decision.
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UNDERSTANDING CASH FLOW

Cash Flow Is the Heart of Real Estate Investing

Cash flow is the money you have left after collecting
rent and paying the property's monthly expenses.

Positive cash flow means your rental income is
greater than your expenses. Negative cash flow
means you're paying money out of your own pocket
each month.

Understanding cash flow before buying an
investment property is one of the most important
steps toward becoming a successful investor.

Monthly Cash Flow Example
Monthly Rental Income

$2,200

Monthly Expenses

Mortgage Payment ................. $1,350
Property Taxes .......cccceevnee. $180
INSUFaNCe ....ccvoveveveeerrrnee. $95
Maintenance Savings ............. $150
Vacancy Savings .......cc......... $100
Property Management ............ $175
Total Expenses.................. $2,050

Monthly Cash Flow
$2,200 - $2,050 = $150 Positive Cash Flow

This property generates approximately $150 in
positive monthly cash flow after estimated
expenses. Positive cash flow can help support
long-term investment goals while providing
additional monthly income.

Utah Homeownership Authority Educational Series

Page 09

Key Takeaway

Positive cash flow is one of the strongest indicators of a
healthy investment property. Understanding your
numbers before you buy helps you make smarter, more
confident decisions.

Smart Investor Tip

Many experienced investors set aside a portion of each
month's rental income for future repairs, appliance
replacement, and unexpected maintenance. Preparing
today can help you avoid financial stress tomorrow.

Always budget for repairs and vacancies—even when
everything is going well. Planning for unexpected

expenses helps protect both your investment and
your peace of mind.

Myth vs. Fact
Myth
If the rent covers the mortgage payment, the property
has positive cash flow.
Fact
Mortgage payments are only one expense. Property
taxes, insurance, maintenance, vacancies, repairs, HOA
dues (if applicable), and property management should
also be included when calculating cash flow.

Today's Action

o Estimate monthly rental income.

o List every expected monthly expense.

o Calculate your projected cash flow.

0 Build an emergency reserve for unexpected costs.

RENTAL PROPERTY CASH FLOW

Money In =» Money Out = Positive Cash Flow

MONEY IN MONEY OUT
From Tenants Operating Expenses

<O \VORTGAGE
[ ] , M7 $4,350
i I
4n  PROPERTY TAXES
. I $250
( : % INSURANCE
i MONTHLY RENT @ $120
- $2,800
\ \{. MAINTENANCE
& $200
o e
Ak $150

MONTHLY RENT ~ $2,800

POSITIVE CASH FLOW 9 Positive cash flow

$ 73 0 @ builds wealth,

creates financial
That’s money in your pocket

- TOTAL EXPENSES  $2,070
e freedom, and
every month!

= CASH FLOW 3730 grows your future.

TIP: Cash flow can vary. Track your income and expenses and continue to optimize
for long-term success.
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UNDERSTANDING CAP RATE

A Simple Way to Compare Investment Properties

One of the most common measurements investors
use is the capitalization rate, often called the cap
rate.

A cap rate helps estimate how much income a
property could generate compared to its purchase
price. It allows investors to compare different
properties using the same measurement.

Think of it as a quick way to compare investment
opportunities—not a guarantee of future
performance.

Cap rate is only one piece of the puzzle. It should be
considered along with location, financing, property
condition, appreciation potential, and your

long term investment goals.

Cap Rate Example

Purchase Price: $400,000

Annual Rental Income: $30,000
Annual Operating Expenses: $6,000
Net Operating Income (NOI):
$30,000 - $6,000 = $24,000

Cap Rate
$24,000 + $400,000 = 6%

This means the property produces a 6% cap rate
before financing costs are considered.

PROPERTY compaRison

123 Maple St
Indianspof, 1y
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Key Takeaway

Cap rate helps compare investment opportunities, but
successful investors evaluate the entire property—not
Jjust one number.

Smart Investor Tip

Compare similar property types in similar
neighborhoods. A 6% cap rate on a duplex shouldn't
automatically be compared with an 8% cap rate on an
older apartment building without understanding why
they're different.

ap rate s a comparison too

it to compare opportunities, but always evaluate the
property's condition, location, and long-term
potential before investing.

Myth vs. Fact
Myth
A higher cap rate always means a better investment.
Fact
A higher cap rate may also indicate greater risk, older
properties, higher maintenance costs, or a less desirable
location. Evaluate the entire investment—not just one
number.

Today's Action

o Learn how to calculate Net Operating Income
(NOI).

o Compare cap rates on several properties.

o Consider location along with financial
performance.

o Don't rely on one number alone.
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UNDERSTANDING CASH-ON-CASH RETURN

Measuring the Return on Your Investment

While cap rate measures a property's performance,
cash-on-cash return focuses on the money you've
personally invested.

It estimates the annual cash flow you receive
compared to the amount of cash you put into the
purchase.

This measurement is especially useful when
financing is involved because it reflects your actual

cash investment rather than the total purchase price.

Cash-on-Cash Return Example

Purchase Price: $400,000

Down Payment: $100,000

Annual Positive Cash Flow: $8,000

Cash-on-Cash Return

$8,000 + $100,000 = 8%

In this example, the property produces an 8% annual
return on the cash invested, before considering

appreciation, mortgage paydown, or possible tax
benefits.

Why It Matters

Cash-on-cash return helps investors compare
opportunities based on the amount of money they
actually invest.

It also encourages realistic planning by showing how

financing decisions can affect investment
performance.

Utah Homeownership Authority Educational Series

Key Takeaway

Cash-on-cash return helps you understand how
effectively your invested cash is working and allows you
to compare investment opportunities using your actual
cash investment.

Smart Investor Tip

Two properties may have similar purchase prices but
very different cash-on-cash returns. Compare multiple
investments before deciding where your money will
work hardest.

for investments that provide a healthy balance of

positive cash flow, long-term appreciation,
manageable risk, and realistic maintenance costs.

Myth vs. Fact
Myth
Cash-on-cash return is the only number that matters
when buying an investment property.
Fact
Cash-on-cash return is one important measurement,
but it should be considered alongside cash flow, cap
rate, appreciation potential, financing terms, location,
and your overall investment strategy.

Today's Action

0 Estimate your available down payment.

o Calculate your projected annual cash flow.

o Compare the cash-on-cash return of several
investment properties.

o Choose investments that align with your long-term
financial goals rather than chasing the highest
percentage return.

1010 EIm

Clrelind O

123 Maple St
Cloveland, O $145,000

purchasePrice 165,000 $1200

gstimated Rent 47250

ent
(Jmonth)

7%
Cap Rete 2
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ESTIMATING REPAIR & IMPROVEMENT COSTS

Look Beyond the Purchase Price

The purchase price is only one part of the
investment. Before buying a property, estimate what
it will cost to repair, improve, and maintain it.

Some improvements increase rental appeal and
property value, while others simply keep the
property safe and functional. Planning for both
expected and unexpected expenses helps protect
your investment and reduces financial surprises.
Remember, every property will require maintenance
over time. Successful investors include these costs
in their financial planning before making an offer.
Common Expenses to Consider

v/ Roof repairs or replacement

v/ Heating and air conditioning

v/ Plumbing repairs

v/ Electrical updates

v/ Interior paint

v/ Flooring

v Appliances

v/ Landscaping and exterior maintenance

Utah Homeownership Authority Educational Series
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Key Takeaway

Successful investors prepare for repairs before buying—
not after unexpected problems arise.

Smart Investor Tip

Ask for maintenance records when available. Knowing
the age of the roof, furnace, water heater, and major
appliances can help you estimate future replacement
costs and avoid unpleasant surprises.

It's usually better to overestimate repair costs than

underestimate them. Building a financial cushion
helps protect your investment when unexpected
repairs occur.

Myth vs. Fact
Myth
If a property passes inspection, it won't need repairs.
Fact
Every property requires ongoing maintenance. A home
inspection identifies many visible concerns, but normal
wear and unexpected repairs are part of owning
investment property.

Today's Action

o Walk through the property carefully.

o Estimate immediate repair costs.

0 Budget for future maintenance.

o Include repair costs in your investment analysis.

A

WNESTOR |
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INVESTING
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MAKING AN OFFER WITH CONFIDENCE

A Smart Offer Is More Than Just the Price

Once you've found the right investment property, it's
time to make an offer.

A successful offer considers more than the purchase
price. Financing, inspection contingencies, closing
dates, and other contract terms all play an important
role in protecting your investment.

Before submitting an offer, make sure you've
reviewed your financial analysis and understand how
the property fits your long-term investment strategy.
Before You Submit an Offer

v/ Review your financing.

v/ Confirm estimated rental income.

v/ Calculate expected cash flow.

v/ Estimate repair costs.

v/ Review comparable sales.

v/ Understand inspection contingencies.

v/ Verify insurance availability.

v/ Plan your closing timeline.

Utah Homeownership Authority Educational Series
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Key Takeaway

A successful investment begins with a thoughtful offer
supported by careful planning, solid financing, and
realistic financial expectations.

Smart Investor Tip

Before increasing your offer, ask yourself one question:
"Will this property still meet my investment goals at the
higher price?" If the answer is no, be willing to walk
away. Another opportunity will come along.

+ .
Vid$

Don't let excitement cause you to overpay.

Successful investors stay disciplined and make offers
based on careful analysis rather than emotion.

Myth vs. Fact
Myth
Offering the asking price guarantees you'll get the
property.
Fact
Sellers may receive multiple offers and evaluate more
than just price. Financing strength, closing flexibility,
contingencies, and the buyer's ability to close can all
influence the seller's decision.

Today's Action

O Review your investment calculations one final

time.

o Confirm your financing.

o Talk with your real estate professional.

o Submit an offer that fits your investment goals.
- CASH FLOW
= APPRECIATION

- EQUITY
= FINANCIAL FREEDOM
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UNDERSTANDING RENTAL INCOME

Rental Income Is More Than Monthly Rent

When people think about investment properties,
they often focus on how much rent they'll collect
each month. While rental income is important,

successful investors also understand the expenses
that come with owning and maintaining a rental

property.

The goal isn't simply to collect rent—it's to generate
consistent income while protecting your investment
over the long term.

Before purchasing a property, research local rental
rates, understand your expected expenses, and
determine whether the property can realistically

support your financial goals.

Sources of Rental Income
v/ Monthly rent payments

v/ Parking fees (when applicable)
v/ Storage rental

Vv Pet fees (where permitted)

v/ Laundry income

v/ Other tenant-paid services

Factors That Affect Rental Income
v/ Property location

v/ Neighborhood demand

v/ Property condition

v/ Number of bedrooms and bathrooms
v/ Nearby schools and employers

v/ Local rental market

v/ Amenities and upgrades

v/ Seasonal demand

Utah Homeownership Authority Educational Series
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Key Takeaway

Successful investors evaluate both income potential
and ongoing expenses before purchasing a rental

property.

Smart Investor Tip

Review several comparable rentals before estimating
income. Looking at multiple properties helps you better
understand what tenants are actually willing to pay in
today's market.

Always estimate rental income using realistic market
rents—not the highest advertised rent you can find.

Conservative estimates often lead to better long-
term investment decisions.

Myth vs. Fact
Myth
If a property rents quickly, it's automatically a great
investment.
Fact
Strong rental demand is important, but investors should
also consider expenses, vacancy rates, maintenance
costs, and long-term appreciation before purchasing a
property.

Today's Action

0 Research rental rates for similar properties.
o Compare several neighborhoods.

0 Estimate realistic monthly income.

o Include possible vacancy periods in your
calculations.

X
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FINDING & KEEPING GREAT TENANTS

Great Tenants Are One of Your Best Investments

A well-maintained property is important, but the

people who live in it can have just as much impact on

your success.

Responsible tenants often pay rent on time, take
care of the property, communicate when
maintenance is needed, and help reduce turnover
costs.

Taking the time to screen applicants fairly and
consistently can help protect both your investment
and your rental income.

Always follow federal, state, and local Fair Housing
laws when advertising, screening applicants, and
selecting tenants.

Qualities of Strong Applicants
v/ Stable income

v/ Positive rental history

v/ Good communication

v/ Verifiable employment

v/ Positive references

v/ Financial responsibility

v/ Respectful attitude

v/ Complete application
T o3 g\
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Key Takeaway

Finding great tenants begins with a consistent screening
process, clear communication, and fair, objective
decision-making.

Smart Investor Tip

Consistency matters. Use the same application process
and screening standards for every applicant to help
ensure fair treatment and comply with Fair Housing
laws.

Good tenant relationships begin with clear

expectations. A detailed lease agreement and open
communication help prevent many common
problems before they start.

Myth vs. Fact
Myth
The first qualified applicant is always the best tenant.
Fact
Using consistent screening criteria and reviewing each
completed application carefully can help you make
informed decisions while complying with Fair Housing
laws.

Today's Action

o Create written tenant screening criteria.

o Verify employment and income.

o Contact previous landlords when appropriate.
o Learn about Fair Housing requirements before
advertising your property.
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SHOULD YOU MANAGE THE PROPERTY YOURSELF?

Managing a Rental Is a Business Decision

Owning an investment property doesn't
automatically mean you have to manage it yourself.
Some investors enjoy handling maintenance
requests, collecting rent, and communicating with
tenants. Others prefer hiring a professional property
manager so they can spend less time on day-to-day
responsibilities.

Neither approach is right for everyone. The best
choice depends on your schedule, experience,
location, and investment goals.

Self-Managing Your Property
Potential Advantages

v/ Save property management fees
v/ Direct communication with tenants
v/ Greater control over decisions

v/ Faster response to property needs

Potential Challenges

v/ Emergency maintenance calls

v/ Collecting rent

v/ Coordinating repairs

v/ Lease enforcement

v/ Understanding landlord-tenant laws
v/ Time commitment

Hiring a Property Manager

Potential Advantages

v/ Professional tenant communication
v/ Rent collection

v/ Maintenance coordination

v/ Tenant screening

v/ Knowledge of landlord-tenant laws
v/ More passive ownership experience

Utah Homeownership Authority Educational Series
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Key Takeaway

Choose the management approach that best supports
your investment goals, available time, and desired level
of involvement.

Smart Investor Tip

If you live far from your rental property or own multiple
properties, professional management may help reduce
stress and keep your investment running smoothly.

Vid$ [ ]

Your investment should fit your lifestyle. Some
investors enjoy being hands-on, while others prefer

earning income without managing daily operations.

Myth vs. Fact
Myth
Hiring a property manager means earning less money.
Fact
While property management has a cost, professional
management may reduce vacancies, improve tenant
retention, and help prevent costly mistakes. The value
depends on your goals and situation.

Today's Action

o Decide how involved you want to be.

o Estimate the value of your time.

0 Research local property management
companies.

o Compare management costs and services.

OPTION 1:
SELF-MANAGED

OPTION 2:
PROFESSIONALLY MANAGED
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PROTECTING YOUR INVESTMENT

Good Maintenance Protects Long-Term Value
Buying an investment property is only the beginning.
Protecting it through regular maintenance and
thoughtful planning helps preserve its value, reduce
expensive repairs, and keep tenants satisfied.

Small maintenance issues often become larger—and
more expensive—when ignored. Developing a
preventive maintenance plan can save both time and

money over the life of your investment.

Remember, a well-maintained property is often
easier to rent and more attractive to quality tenants.

Ways to Protect Your Investment

v/ Schedule routine property inspections.

v/ Respond promptly to maintenance requests.
v/ Replace HVAC filters regularly.

v/ Service heating and cooling systems.

Vv Inspect the roof and gutters.

v/ Maintain landscaping.

v/ Keep adequate insurance coverage.

v/ Build an emergency repair fund.

Utah Homeownership Authority Educational Series

Key Takeaway

Protecting your investment through preventive
maintenance and financial planning helps preserve
both your property's value and your long-term returns.

Smart Investor Tip

Many experienced investors set aside 5% to 10% of
monthly rental income for future maintenance and
capital improvements. Having funds available when
repairs arise can help keep your investment on track.

Think of maintenance as protecting your investment

—not simply fixing problems. Consistent care often
helps preserve property value and keeps tenants
happier.

Myth vs. Fact
Myth
Maintenance can wait until something breaks.
Fact
Preventive maintenance is usually less expensive than
emergency repairs. Addressing small issues early often
helps avoid larger, more costly problems later.

Today's Action

o Create a yearly maintenance schedule.

o Build an emergency repair reserve.

0 Review your insurance coverage.

o Schedule seasonal property inspections.
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BUILDING LONG-TERM WEALTH THROUGH REAL ESTATE

Long-Term Wealth Is Built One Property
ataTime

Many successful real estate investors didn't
build wealth overnight. They started with one
carefully selected property, managed it
responsibly, built equity over time, and
reinvested as opportunities became available.

Real estate investing is often most successful
when viewed as a long-term strategy rather than
a quick way to make money.

As your mortgage balance decreases, property
values may increase, and rental income can grow
over time. Together, these factors can help
strengthen your financial future.

Four Ways Real Estate Can Build Wealth

~/ Appreciation
Property values may increase over time.

iti Mortgage Paydown
Each mortgage payment may reduce your loan
balance, helping build equity.

£8 Monthly Cash Flow
Positive cash flow can provide additional income
after expenses.

=1 Reinvestment

Some investors use equity or savings from one
property to purchase another, expanding their
portfolio over time.
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Key Takeaway

Real estate investing is most effective when
approached with patience, discipline, and a long-term
financial plan.

Smart Investor Tip

Review your investment portfolio at least once each
year. As your goals, finances, and market conditions
change, your investment strategy may need to change
as well.

Your first investment property is often the beginning

of your investment journey—not the finish line. Long-
term success comes from making consistent, well-
informed decisions over many years.

Myth vs. Fact
Myth
Real estate investing is a way to get rich quickly.
Fact
Most successful investors build wealth gradually
through careful planning, responsible financing,
consistent property management, and long-term
ownership.

Today's Action

o Write down your long-term investment goals.
o Decide how many properties you hope to own.
O Review your retirement objectives.

o Think beyond your first investment.
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COMMON INVESTMENT MISTAKES TO AVOID

Learn From the Experience of Others Key Takeaway

The goal isn't to find a perfect investment—it's to avoid
common mistakes that can reduce your long-term
success.

Every investor makes decisions that work well and
some that could have been better. Fortunately, many

of the most common mistakes are avoidable.

Taking time to research properties, understand
financing, evaluate expenses, and make decisions
based on facts rather than emotion can help reduce
risk and improve your chances of long-term success.
Good investing isn't about avoiding every mistake—
it's about learning how to recognize potential
problems before they become expensive ones.
Common Mistakes

v/ Buying based on emotion instead of numbers.
v/ Overestimating rental income.

v/ Underestimating repair costs.

Vv Ignoring vacancy expenses.

v/ Not keeping emergency savings.

v/ Skipping professional inspections.

v/ Choosing poor locations.

v/ Overpaying for a property.

v/ Failing to screen tenants carefully.

v/ Not planning for long-term maintenance.

Utah Homeownership Authority Educational Series

Page 19

Smart Investor Tip

Successful investors aren't afraid to say "no." Passing
on a questionable property often creates room for a
better opportunity later.

One of the smartest investment decisions you can

make is knowing when to walk away. If the numbers
don't work, another opportunity will come along.

Myth vs. Fact
Myth
Experienced investors never make mistakes.
Fact
Successful investors continue learning throughout their
careers. They review their decisions, adapt to changing
markets, and improve their investment strategies over
time.

Today's Action

0 Review this list before making an offer.

o Identify areas where you need more knowledge.
0 Ask experienced professionals for guidance.

o Commit to making decisions based on research
instead of emotion
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20 QUESTIONS EVERY INVESTOR SHOULD ASK BEFORE BUYING

Smart Questions Help You Make Smarter
Investments

Successful investors ask questions before making an
offer—not after closing.

Every investment property has strengths and
weaknesses. Asking the right questions helps you
understand the property's financial potential,
identify possible risks, and make informed decisions.
Use this checklist whenever you're evaluating a
potential investment.

Property Questions

v/ What is the property's current condition?

v/ What major repairs or updates may be needed?
v/ How old are the roof, HVAC system, and water
heater?

v/ Are there any HOA fees or restrictions?

v/ Has the property had recurring maintenance
issues?

Financial Questions

v/ What is the realistic monthly rental income?
v/ What are the annual property taxes?

v/ What will insurance cost?

v/ What are the expected monthly operating
expenses?

Vv Will the property generate positive cash flow?

Market Questions

v/ How strong is rental demand in this area?
v/ What are nearby properties renting for?

v/ What is the average vacancy rate?

Vv Is the neighborhood growing or declining?
v/ Are major employers, schools, and shopping
nearby?

Investment Questions

v/ Does this property fit my long-term investment
goals?

v/ Can | comfortably afford unexpected repairs?
v/ Do | have enough cash reserves after closing?
v/ Am | buying based on facts instead of emotions?

Vv If this property weren't available tomorrow, would

| still feel comfortable walking away?

Utah Homeownership Authority Educational Series

Key Takeaway

Every investment property should earn your confidence
through careful research, thoughtful questions, and
sound financial analysis before you make an offer.

Smart Investor Tip

Don't be afraid to walk away from a property that
doesn't meet your investment criteria. The discipline to
say "no" is often just as important as knowing when to
say "yes."

e pestInvestors asKk more questions

answer. Curiosity, careful research, and patience
often lead to better investment decisions than acting
quickly out of fear of missing an opportunity.

Myth vs. Fact
Myth
If a property looks like a great deal, | should act
immediately before someone else buys it.
Fact
Good investment opportunities require careful analysis.
Taking time to evaluate the property's condition,
finances, rental potential, and long-term fit can help you
avoid expensive mistakes.

Today's Action

o Print or save this checklist.

o Use it every time you tour an investment
property.

o Compare multiple properties before making a
decision.

o Never skip your financial analysis.

The Utah Investment Property Consumer Guide



FREQUENTLY ASKED QUESTIONS

Answers to Common Investment Property Questions

Purchasing an investment property is different from
buying a home to live in. Here are answers to some of the
questions investors ask most often.

Can | buy an investment property if I've never owned a
home before? Yes. Some first-time buyers choose to
purchase an investment property first. Financing
requirements and down payment options may differ from
those for a primary residence, so speak with a qualified
mortgage professional before you begin.

How much money do | need for a down payment?

The amount depends on the loan program, property type,
occupancy, and lender guidelines. Investment properties
typically require a larger down payment than owner-
occupied homes.

Can rental income help me qualify for a loan?

In some situations, yes. Depending on the loan program
and underwriting guidelines, lenders may allow qualifying
rental income. A mortgage professional can explain how
current guidelines apply to your situation.

Should | buy an investment property in an LLC? Many
investors eventually own investment property through an
LLC or another legal entity for business purposes. The
right ownership structure depends on your financial, legal,
and tax situation. Consult an attorney and tax professional
before deciding.

How much should | keep in emergency reserves? Many
experienced investors maintain emergency savings for
unexpected repairs, vacancies, or other expenses. The
amount varies based on your financial situation and the
number of properties you own.

Is positive cash flow more important than appreciation?
Both are important. Some investors focus on monthly
income, while others prioritize long-term appreciation.
Many successful investments provide a combination of
both.

Should | use a Realtor when buying an investment
property? Yes. While you can purchase investment
property without a Realtor, many investors benefit from
working with an experienced real estate professional who
understands local market conditions, rental demand,
negotiations, and investment opportunities. A
knowledgeable Realtor can also help you identify
properties that align with your financial goals.
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Key Takeaway

Successful investors don't have all the answers—they
know where to find reliable information and ask
thoughtful questions before making important
decisions.

Smart Investor Tip

Build a trusted team before you buy. A knowledgeable
Realtor, mortgage professional, CPA, insurance agent,
and property manager can help you avoid costly
mistakes and make more informed decisions.

Don't be afraid to ask questions. The more you

understand before buying, the more confident you'll
feel when making investment decisions.

Myth vs. Fact
Myth
You need several rental properties before you're
considered a real estate investor.
Fact
Every experienced investor started with one property.
Long-term success comes from making informed
decisions, managing risk, and continuing to learn.

Today's Action

o Write down any remaining questions.

0 Meet with a mortgage professional.

o Speak with a qualified real estate professional.
O Build your investment team before purchasing.

R

m
>

OUR GAME PLAN
[ Define Goals

[ Analyze Deals
[ Secure Financing

MORTGAGE
PROFESSIONAL

PROPERTY
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THROUGH
REAL ESTATE
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INVESTMENT PROPERTY BUYER'S CHECKLIST

Before You Buy Your Next Investment Property

Buying an investment property involves more than finding
a home with a "For Sale" sign. Use this checklist to help
evaluate each opportunity and stay organized throughout
the buying process.

Planning

o Define your investment goals.

o Decide on your investment budget.
o Review your credit and finances.

o Build an emergency reserve fund.

Financing

o Get pre-approved for financing.

o Estimate your down payment.

o Compare loan options.

o Understand your monthly payment.

Property Evaluation

o Research neighborhood rental demand.
o Review recent comparable sales.

o Estimate market rent.

o Calculate expected cash flow.

Property Inspection

o Schedule a professional home inspection.
o Estimate repair and maintenance costs.

o Review the age of major systems.

o Verify insurance availability.

Investment Analysis

o Calculate Net Operating Income (NOI).

o Estimate your Cap Rate.

o Calculate Cash-on-Cash Return.

o Include vacancy and maintenance reserves.

Before Closing

o Review all loan documents.

o Confirm your insurance coverage.

o Plan your property management strategy.
o Prepare your maintenance budget.

After Closing

o Change locks if appropriate.

o Transfer utilities into your name.

o Create a maintenance schedule.

o Organize important property records.
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Key Takeaway

Successful investing isn't about luck—it's about
following a disciplined process every time you evaluate
and purchase a property.

Smart Investor Tip

Never skip your due diligence just because a property
seems like a great deal. The properties that look the
most exciting often deserve the most careful analysis.
Taking time to verify the numbers, inspect the property,
and understand the risks can help protect your
investment for years to come.

every property they evaluate. A checklist helps you

stay organized, avoid overlooking important details,
and make decisions based on facts rather than
emotions

Myth vs. Fact
Myth
Finding the right property is the hardest part of
investing.
Fact
Buying the property is only the beginning. Long-term
success comes from careful planning, responsible
management, and making informed decisions year after
year.

Today's Action

o Print this checklist.

o Keep it with your investment paperwork.
0 Use it every time you evaluate a property.

o Check off each item as you complete it.

[4 Analyze Deals

[4 Secure Financing

[4 Optimize & Manage
R Build Wealth

PROPERTY
MANAGER

MORTGAGE
PROFESSIONAL
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INVESTMENT PROPERTY ANALYSIS WORKSHEET

Evaluate Every Investment Before You Buy

Key Takeaway
Successful investors make decisions based on facts— Every successful investment begins with careful
not emotions. Use this worksheet to compare analysis, thoughtful planning, and disciplined decision-

properties and estimate their financial performance making.
before making an offer.

You may wish to print or copy this page and use it Smart Investor Tip .
whenever you're evaluating a potential investment Save every completed worksheet—even for properties
property you don't purchase. Comparing past analyses can

improve your decision-making and help you recognize

. stronger opportunities in the future.
Property Information

S etnhe S

Property Type:
Purchase Price:

' for you—but it helps you make a more informed one.
Expected Closing Date: Numbers often reveal opportunities or risks that
aren't obvious during a property tour.

Income

Expected Monthly Rent ............. $ Myth vs. Fact

Other Monthly Income............... $ Myth

Total Monthly Income............ $ If the numbers are close enough, the investment will
probably work out.

Monthly Expenses Fact , _ ,

Mortgage Payment $ Small differences in rental income, vacancy, repairs,

P T YMET o $ - financing, or maintenance can significantly affect your

FOPEILY TAXeS wuvvvvunnessecrnee long-term return. Careful analysis before buying helps

INSUraNCe .......cccoveuvvueececnnes $ reduce unnecessary risk.

HOA Dues (if applicable) ......... $ .
Today's Action

Property Management ............. $ c lete thi ksheet f .

Maintenance Reserve .............. $ - omp ete this worksheet Tor every property you
consider.

Vacancy Reserve .................. $ c ¥ ment tuniti

Other EXpenses ........cccceeenene. $ 0 .ompare severat investment opportunities.

o Ask questions whenever something doesn't make
financial sense.
o Keep copies for future reference.

Total Monthly Expenses ....... $

Estimated Monthly Cash Flow
Income $

Minus Expenses $

Estimated Cash Flow $

Annual Cash Flow $

Estimated Cap Rate _____

Estimated Cash-on-Cash Return____

Before You Buy

o Property inspected

o Financing approved

o Insurance quote received

0 Rental rates verified

0 Repair costs estimated

o Investment goals confirmed
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CONGRATULATIONS ON BEGINNING YOUR INVESTMENT JOURNEY!

Building Wealth Is a Marathon, Not a Sprint

Purchasing an investment property is more than buying
real estate—it's taking a meaningful step toward building
long-term financial security. Remember, real estate
investing is a journey of continual learning. Every property
teaches valuable lessons that help prepare you for future
opportunities.

Whether you're purchasing your first rental property or
expanding an existing portfolio, successful investing is

built on education, preparation, patience, and consistent
decision-making.

| hope this guide has helped you better understand how
investment properties work and has given you greater
confidence as you evaluate future opportunities.
Remember, every successful investor started with a first
property. Continue learning, ask thoughtful questions, and
make decisions based on sound financial principles rather
than emotions.

The habits you develop today can help shape your
financial future for years to come.

Continue Your Homeownership Journey

The Utah Homeownership Authority offers additional free
Consumer Guides to help Utah families make informed
financial decisions.

v/ First-Time Homebuyer Guide

v/ Down Payment Assistance Guide

v/ Credit Improvement Guide

v/ FHA Loan Guide

v/ VA Loan Guide

v/ Reverse Mortgage Guide

v/ New Construction Guide

v/ Home Selling Guide

v/ Self-Employed Borrower Guide

v/ Divorce & Mortgage Guide

v/ Probate & Inherited Homes Guide

v/ Retirement Planning Guide
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Key Takeaway

Long-term success in real estate investing comes from
thoughtful planning, continuous learning, and making
disciplined decisions that align with your financial
goals.

Smart Investor Tip

Review your investment goals every year. As your
experience, finances, and the market evolve, your
strategy may evolve as well. Successful investors
remain flexible while staying focused on their long-term
objectives.

+4+ Magic Tip

your own knowledge. Every book you read, every

question you ask, and every lesson you learn can
help you become a more confident and successful
investor.

Myth vs. Fact
Myth
You need several rental properties before you're
considered a real estate investor.
Fact
Every experienced investor started with one property.
Long-term success comes from making informed
decisions, managing risk, and continuing to learn.

About the Author
Tres Miller
The Magic Mortgage Lender
Residential Mortgage Loan Officer
NMLS #217768

For more than 30 years, I've helped individuals
and families understand mortgage financing and
make informed real estate decisions. My mission
is to provide practical education that empowers
people to build lasting financial confidence
through responsible homeownership and real
estate investing.
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CONTINUE YOUR HOMEOWNERSHIP JOURNEY

Free Utah Consumer Guides
+4+ Magic Tip

Whether you're buying your first home, investing in real g abou g

estate, refinancing, preparing for retirement, or improving property. It's about making a series of informed
your financial future, the Utah Homeownership Authority decisions that move you closer to your long-term
Consumer Guide Series is designed to help you make financial goals. Continue learning, stay disciplined,
informed decisions with confidence. and let knowledge guide your investments.

Each guide is written in plain English and provides
practical, easy-to-understand information to help Utah
families navigate important real estate and mortgage
decisions.

Explore More Free Consumer Guides

% First-Time Homebuyer Consumer Guide

g8 Down Payment Assistance Consumer Guide

~/ Credit Improvement Consumer Guide

%> FHA Loan Consumer Guide

B VA Loan Consumer Guide

=] Reverse Mortgage Consumer Guide

“7 New Construction Consumer Guide

%> Home Selling Consumer Guide Final Thought
"The best investment you can make is in your
@ Self-Employed Borrower Consumer Guide knowledge. Every informed decision today has the

potential to create opportunities for tomorrow."”
11 Divorce & Mortgage Consumer Guide

Contact Information
Tres Miller
The Magic Mortgage Lender
§, 435-229-9797
TMiller@JMJ.me
€ UtahHomeownershipAuthority.com
Meet Your Guide NMLS #217768

Probate & Inherited Homes Consumer Guide
Retirement Planning Consumer Guide

“7 New Construction Guide

Tres Miller

The Magic Mortgage Lender

Residential Mortgage Loan Officer

NMLS #217768

Helping Utah families make informed mortgage and real
estate decisions since 1994.

Education First « Honest Guidance « Personalized
Service

Scan to Schedule
Your Free Mortgage
Consultation

Have questions about financing an investment property? Schedule a complimentary educational consultation to
discuss your options and build a strategy that supports your long-term investment goals.
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