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I’ve spent over 20 years helping clients
build wealth through real estate—and I also
have personal experience owning rental
properties myself. That means I understand
both the opportunities and the challenges of
investing: from analyzing cash flow and
appreciation potential to managing tenants
and handling unexpected repairs.

With decades of negotiating experience, I
guide investors through evaluating
properties with a numbers-driven, practical
approach. My focus is always on protecting
your bottom line and helping you make
decisions that align with your financial
goals.

As a Chester County resident, I know the
neighborhoods, the rental demand, and the
market cycles that matter most to investors.
Whether you’re exploring your first rental or
expanding your portfolio, my goal is to give
you straightforward advice so you can
invest with confidence.
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Thank you for downloading my Beginner’s Guide to Investment Properties. My goal
with this resource is simple: to give you a clear, practical look at what investing in real
estate really involves.

This isn’t a “get rich quick” pitch. Real estate can be a great way to build wealth, but it
comes with responsibilities—like running the numbers carefully, planning for repairs,
and deciding whether managing tenants is right for you.

Inside this guide, you’ll find straightforward strategies, examples, and key questions
to help you decide if investing is the right fit. Think of it as a starting point to better
understand the opportunities—and challenges—that come with owning investment
property.

When you’re ready to take the next step, I’d be glad to talk through your goals and
walk you through investment opportunities in the area.

Here’s to smart investing,

Welcome to Your Investing Guide

Kirk R. Simmon
The Kirk Simmon Team
RE/MAX Professional Realty
484-880-2388
Kirk@KirkSimmon.com
www.KirkSimmon.com
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Cash Flow: 
Monthly rental income to offset costs and create profit.

Appreciation:
Properties in Chester County and the Main Line have historically
increased in value.

Tax Advantages: 
Depreciation and deductions can reduce taxable income.

Leverage: 
Control a large asset with financing and relatively little upfront
capital.

Equity Growth: 
Each mortgage payment increases your ownership stake.

WHY INVEST IN 
REAL ESTATE?

THE KEY BENEFITS INCLUDE:
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Real estate has created more long-term wealth than almost any other investment. It’s
tangible, it produces income, and it grows in value over time. Here’s why so many
people turn to property as a foundation for financial security.



Do you prefer long-term stability over “get rich

quick” schemes?

Can you handle the responsibilities of property

ownership?

Are you financially prepared for vacancies or

unexpected repairs?

Will you keep the property close enough to

manage—or hire a property manager?

Do you want an active role (flips, short-term

rentals) or something more hands-off (buy-and-

hold rentals)?
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IS REAL ESTATE INVESTING
RIGHT FOR YOU?

Ask yourself:

If these questions feel manageable, investing may

be a strong fit.

Investing isn’t for everyone. Before you buy a property, it’s important to ask yourself
the right questions. This section will help you decide if being a landlord fits your
goals, finances, and lifestyle.



THINGS TO CONSIDER
BEFORE YOU BUY
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 1. Location Matters

A rental close to where you live makes life much easier.

Driving 10 minutes to meet a contractor beats driving 45

when a furnace fails.

2. Tenant Management Isn’t For Everyone

Even great tenants need repairs or have occasional payment

issues. If that stresses you out, budgeting for a property

manager is worth it.

3. Have Cash Reserves

Always plan for repairs, vacancies, and surprises. A cushion
of 3–6 months of expenses is smart.

4. Think Long Term

The biggest wins come from buy-and-hold strategies, not

quick flips.

5. Build a Team

Success requires support: an agent, lender, contractor,
property manager, and CPA. Don’t go it alone.

Once you’ve decided to move forward, there are practical details that can make or
break your success. From location to reserves, here are the key factors to weigh
before you purchase your first property.



FINANCING INVESTMENT
PROPERTIES

Financing is often the biggest hurdle for new investors. The good news: there are

multiple ways to structure a deal. This section will walk you through the most common

loan types and what to consider for each.
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Conventional Mortgage – Similar to a regular home loan, but often requires a larger

down payment (15–25%) and stricter credit standards.

DSCR Loan (Debt Service Coverage Ratio) – Approval is based on the property’s

income potential, not your personal income. Great for investors with multiple

properties.

HELOC (Home Equity Line of Credit) – Borrow against the equity in your primary

home to fund a down payment or improvements.

Other options include portfolio loans, private/hard money lenders, and partnerships.

3 MOST COMMON FINANCING OPTIONS:

WHAT TO CONSIDER:

Down Payment: Expect at least 15–25% down for most investment property

loans.

Interest Rates: Usually higher than primary residence rates—budget

accordingly.

Cash Flow Impact: Always run the numbers with your actual financing terms

included.

Loan Limits: Some lenders cap the number of financed properties you can hold.

Flexibility: Local banks and credit unions often understand the rental market

better than big-box lenders.



TYPES OF INVESTMENT
STRATEGIES
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SINGLE-FAMILY RENTALS

Upside: Easiest entry point,

usually steady demand from

families, and simpler to finance.

Properties often appreciate well

over time.

Risks: Cash flow margins can be

thinner compared to multi-family,

and a vacancy means 100% of

your income is gone until re-

rented.

MULTI-FAMILY PROPERTIES

Upside: Multiple units create

stronger cash flow and reduce

vacancy risk—if one unit is

empty, the others still generate

income.

Risks: More management

complexity, higher maintenance

costs, and competition from

seasoned investors in certain

markets.

HOUSE HACKING

Upside: Live in one part of the

property while renting out the rest,

letting tenants offset or even cover

your mortgage. Qualifies for owner-

occupied financing with lower rates

and down payments.

Risks: Sharing space with tenants

can be uncomfortable, and the

rental income may not be enough

to cover all costs in higher-priced

markets.

FIX & FLIP

Upside: Potential for large, fast

profits by buying undervalued

properties, renovating, and

reselling. Great for those with

construction knowledge or strong

contractor connections.

Risks: High upfront costs,

financing challenges, holding

costs during renovations, and

exposure to market shifts that can

wipe out profit margins.

Not all investment properties are created equal. Some provide steady cash flow, while

others are more hands-on with bigger upside. Here’s a breakdown of the most

common strategies—and the risks and rewards of each.



Cash Flow
The money left after all expenses (mortgage, taxes, insurance,
maintenance, management) are paid.

Positive cash flow = income exceeds expenses.
Negative cash flow = you’re paying out of pocket.
 👉 In Chester County, cash flow is often slim, so always
budget conservatively.

Cash-on-Cash Return (CoC)
Your annual cash flow compared to the cash you invested (down
payment, closing costs, repairs).

Example: $100,000 invested → $8,000 annual cash flow = 8%
CoC return.
 👉 A simple way to compare properties side by side.

Cap Rate (Capitalization Rate)
Net operating income ÷ purchase price.

Example: $30,000 NOI ÷ $500,000 property = 6% cap rate.
 👉 Quick snapshot of a property’s potential, independent of
financing.

The 1% Rule (Screening Tool)
A property’s monthly rent should be close to 1% of its purchase
price.

Example: $300,000 home → aim for ~$3,000/month rent.
 👉 In Chester County, many homes fall below this rule—so
you’ll rely on appreciation and equity growth too.

THE 4 CORE NUMBERS EVERY
INVESTOR MUST KNOW
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Successful investors make decisions based on math, not emotion. These are the

core metrics you’ll need to understand, run, and compare before buying any

property.



Vacancy & Maintenance Reserves
Always set aside 10–20% of rental income for:

Vacancy: Covers the mortgage if the unit sits empty.
Maintenance: Routine repairs and unexpected costs (roof,
HVAC, water heater).

👉 Investors who skip this step often get caught off guard.

Loan-to-Value Ratio (LTV)
Loan amount ÷ property value.

Example: $360,000 loan ÷ $450,000 property = 80% LTV.
👉 Lenders use this to determine down payment requirements
and risk.

Debt Service Coverage Ratio (DSCR)
Net operating income ÷ annual debt payments.

A DSCR of 1.25 means the property earns 25% more than
needed to cover the loan.

👉 Critical if you plan to use DSCR loans (common for portfolio
investors).

Return on Investment (ROI)
Total profit ÷ total investment.

Unlike CoC, ROI includes appreciation, loan paydown, tax
savings, and cash flow.

👉 Best for long-term analysis of your entire portfolio’s
performance.

ADVANCED METRICS FOR
SERIOUS INVESTORS

07



CASE EXAMPLE

Sometimes the best way to understand investing is to see the numbers in action.
Here’s a realistic example of what an investment property in Chester County might look
like on paper.

In other parts of Chester County, rents may be closer to $2,300–$2,500, so always run
the math based on actual neighborhood data.” This keeps it realistic while still showing
a strong example
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CHESTER COUNTY TOWNHOME

Property Details:
Purchase Price: $450,000
Rent: $3,000/month

Expenses:
Mortgage (20% down, 7% interest):
~$2,300/month
Taxes, Insurance, & Maintenance:
~$500/month

Results:
Monthly Cash Flow: ~$200
Annual Cash Flow: ~$2,400
Equity Growth: ~$7,000+ per year in
mortgage paydown + appreciation potential

Takeaway: This example shows how even a small monthly cash flow can add up—
especially when combined with loan paydown and property appreciation over time.
That’s the real power of buy-and-hold investing: steady, long-term wealth building.



Vacancy
Risk: No tenant = no income, but expenses continue.
Manage: Buy in strong rental areas, keep units well-maintained, and
budget a vacancy reserve (≈10% of annual rent).

Repairs & Maintenance
Risk: Broken HVAC, roof leaks, or plumbing issues can wipe out
cash flow.
Manage: Keep 3–6 months of expenses set aside, do preventative
maintenance, and work with trusted contractors.

Tenant Issues
Risk: Late payments, damage, or difficult tenants can eat into
returns.
Manage: Screen carefully—verify income, credit, references, and
history. Consider a property manager if you want hands-off
investing.

Weak Lease Agreements
Risk: A vague or incomplete lease leaves you exposed to disputes
or unpaid rent.
Manage: Always use a standard, attorney-reviewed lease. Spell out
rent due dates, late fees, responsibilities, and rules clearly.

EVERYDAY RISKS & HOW
TO HANDLE THEM
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Every investment carries risk. The difference between winning and losing in real
estate often comes down to preparation. This section covers the most common risk
—and how to protect yourself from them.

👉 Pro Tip: Most headaches come from poor screening or weak leases—get
those right and investing gets much easier.



Market Shifts
Risk: Values and rents can dip in downturns.
Manage: Focus on long-term holds in strong job and school
markets. Don’t rely on appreciation alone—buy for solid
fundamentals.

Overleveraging
Risk: Too much debt or thin margins leave you vulnerable if costs
rise.
Manage: Run conservative numbers, avoid overextending, and keep
cash reserves healthy.

Regulation & Compliance
Risk: Local laws on landlord–tenant rights, inspections, or short-
term rentals can change.
Manage: Stay current on Pennsylvania landlord–tenant laws, zoning
rules, and HOA restrictions before buying.

BIGGER PICTURE RISKS & HOW
TO PREPARE
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👉 Pro Tip: Think of real estate like driving—watch the road in front of you (day-
to-day risks) but also keep an eye on the horizon (long-term risks).



LANDLORD BASICS
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PENNSYLVANIA QUICK REFERENCE

👉‌ Pro Tip: ‌Clear leases, proper disclosures, and consistent screening‌
‌prevent most problems.‌

For more details, see the Pennsylvania Attorney General’s Consumer‌
Guide to Tenant and Landlord Rights (PDF)‌.

(‌https://www.attorneygeneral.gov/wp-content/uploads/2022/06/OAG-‌
‌Consumer-Guide-Tenant-Landlord-Rights-v.13-web-version.pdf‌)‌

Security Deposits → Max 2 months’ rent (year 1), 1 month after. Must be
returned within 30 days. Cannot be applied to unpaid rent during the lease
—only after move-out for damages, unpaid utilities, or cleaning beyond normal
wear.

Leases → Always written. Include rent, fees, responsibilities, number of
occupants, and pet/guest rules.

Fair Housing → Screen tenants with the same objective criteria (income,
credit, rental history). Apply the process consistently.

Lead Paint → Required for homes built before 1978. Provide tenants with the
EPA pamphlet and signed disclosure form at lease signing.

Evictions → Must go through the courts—no “self-evictions.” Keep detailed
records of payments and communication.

For education purposes only — not legal advice.

Being a landlord comes with responsibilities. Here’s a quick reference of
Pennsylvania basics so you can stay compliant and avoid costly mistakes.

https://www.attorneygeneral.gov/wp-content/uploads/2022/06/OAG-Consumer-Guide-Tenant-Landlord-Rights-v.13-web-version.pdf
https://www.attorneygeneral.gov/wp-content/uploads/2022/06/OAG-Consumer-Guide-Tenant-Landlord-Rights-v.13-web-version.pdf
https://www.attorneygeneral.gov/wp-content/uploads/2022/06/OAG-Consumer-Guide-Tenant-Landlord-Rights-v.13-web-version.pdf
https://www.attorneygeneral.gov/wp-content/uploads/2022/06/OAG-Consumer-Guide-Tenant-Landlord-Rights-v.13-web-version.pdf


GLOSSARY: 
KEY INVESTING TERMS

Appreciation → Increase in a property’s value over time.

Cap Rate (Capitalization Rate) → Net income ÷ purchase price. Used to compare
properties without financing factored in.

Cash Flow → Money left after rent minus all expenses (mortgage, taxes, insurance,
maintenance, etc.).

Cash-on-Cash Return (CoC) → Annual cash flow ÷ cash invested (down payment,
closing costs, repairs).

Debt Service Coverage Ratio (DSCR) → Property income ÷ loan payments.
Lenders use this for investment loans.

Equity → The portion of the property you truly own (value minus mortgage
balance).

Gross Rent Multiplier (GRM) → Purchase price ÷ annual rent. Quick way to
compare properties.

Leverage → Using borrowed money (loans) to control a larger asset with less cash
upfront.

Loan-to-Value Ratio (LTV) → Loan amount ÷ property value. Shows how much of
the property is financed.

Net Operating Income (NOI) → Income after operating expenses (not including
mortgage).

ROI (Return on Investment) → Profit ÷ total investment. Includes cash flow,
appreciation, and equity growth.

Vacancy Rate → The percentage of time a rental unit is empty (and not earning
income).



SMART INVESTING STARTS WITH
THE RIGHT PROPERTY

Buying an investment property can be one of the smartest financial moves you’ll

ever make—if it’s done right. My job is to help you cut through the uncertainty,

run the numbers, and make confident decisions that fit your goals.

Want to explore your options? Reach out anytime. I’ll help you figure out what’s

possible, what’s profitable, and what’s worth it.

KIRK R.  SIMMON

HELPING YOU BUILD WEALTH WITH CONFIDENCE
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