
The Secrets Behind 
Free & Clear Investing

with Richard Roop



The Core Four
Marketing

Targeting sellers of free and clear houses
Mail cheap postcards each month

Buying
Negotiating 0% owner financing
Structure and present multiple offers

Funding
Raising all the cash needed
Collecting extra cash at closing

Selling
Buy with terms, sell with terms
Holding as a rental



Buying Free & Clear Houses

How to
Create your program
Target guaranteed profits
Forecast net cash flow
Present multiple offers



Deal Example

$220,000 house (ARV)
Free and clear house
$1,295 market rent
$7,000 in repairs or remodeling
$10,000 cash now desired
3 months to occupy = 60 day plan
$200 taxes and insurance
$150 utilities - while vacant



Deal Structuring Software

www.richardroop.com/upg

http://www.richardroop.com/upg


Property

$220,000 house (ARV)
Free and clear house
$1,295 market rent
$7,000 in repairs or remodeling
$10,000 cash now desired
3 months to occupy = 60 day plan
$200 taxes and insurance
$150 utilities - while vacant



Updates

Profit Targets

Inflation

Imputed interest

Private money

Rent-to-Own

Wrap Financing



Profit Targets

$50,000 minimum profit per deal
Make offers for 5 or 7 years minimum
$50,000 = $7k to $10k per year held

$7,000 minimum profit per year
The longer you get, the more you make
Increase to make more on high-end
Increase to lower prices on “Offer Sheet”

All cash MAO:
65% less repairs



Inflation

60 months of NO appreciation
Selling price and rent

3% appreciation thereafter
Historic average is 4%

3% inflation on costs
Taxes, insurance, utilities and HOA

180 months max
Both appreciation and inflation



Imputed Interest

8% Time Value of Money
Cash flow to seller – paper loss

Applicable Federal Rates
Update from website
Only needed if offering interest
Short, mid and long term
9 years = mid term

1.93%
Jan 2011



Private Money

2.07% 5 year bank CD
Update from website

75% Max LTV
Leave at least 25% cushion

12% rate on 1st lien
Learn to get 6% to 10%

Interest only payments

2 points
Normally 0 points



Rent To Own

25% vacancy rate for renter

15% vacancy rate for tenant-buyer

24 months of purchase deposits

12 months of rent credit

$100 a month rent credit

2% min down

$100 extra a month

36 months max extra per month



Wrap Financing

Max term
Same at Offer #1

8% down
If more you get less on back end

6.99% interest
If more you make more income

360 month amortization
Interest only keeps payments lower



Costs
Buy costs - Reimbursed

$2,125 for Marketing, etc.

Buy costs – At Closing
$2,510 for closing costs

Hold costs - Monthly (90 days)
$150 utilities
$200 taxes and insurance
$0 payments on existing notes
$1,050 total = monthly x 3

Hold costs – to occupy
$590 for one time supplies and monthly ads

Selling costs
$7,285 = 3% commission and closing costs



Offer #1

Calculate high price offer
15 year term
$0 down
Some cash flow

$380 = 50% cash flow
Avoids negative backend

$315,489 = RTO MAO
$247,090 balloon in 15 years
$68,400 cash flow total
$0 down



Offer #1

Cash Flow
$756 cash flow gross
$376 net

After $380 to seller

Resell price
$296,183 after 15 years
$220,00 value today
OK to sell early!



Offer #1
Cash Now

$10,000 when bought
Plus buy and hold costs, etc.

Cash flow
$67,720 total positive

$376 x 180 months

Cash later
$5,620 cash later

Resell-loans-sell costs-buyer credits

More cash now
$4,390 down when occupied

More cash flow
$54,290 rent increases

Inflation adjusted



Offer #1

Cost of cash flow to seller
-$28,627 paper loss
Time value of money

Cost of inflation of expenses
-$8,384
T & I, HOA

$105,000 profit target
15 years x $7k per year

$133,363 profit collected
Adds back -$28,627 paper loss



Offer #1

Remaining Equity
$140,547

Private Money Needed
$10,000 Cash now
$7,000 repairs
$6,275 buy and hold costs
$465 lender points
$702 in loan payments (PM x 3)

$24,453 total or $25,000



$220,000 ARV 
$0 down and $380 a month

$315,490
15 Years

$269,230
12 Years

$233,500
9 Years

$213,670
7 Years

$136,000
Cash



$220,000 ARV 
$20,000 down and $270 a month

$284,940 
15 Years

$243,640 
12 Years

$213,220 
9 Years

$197,190 
7 Years

$136,000
Cash



$220,000 ARV 
9 years and and $300 a month

$235,990 
$0 down

$230,070 
$5,000 down

$212,290 
$20,000 down

$176,730 
$50,000 down

$136,000
$136,000 down



9 years, $5,000 down 
and $300 a month



9 years, $5,000 down 
and $300 a month





Detailed deal analysis

Conservative profit targeting

Multiple offer generator



Order for $797

www.richardroop.com/upg

Get FREE as bonus with enrollment

www.richardroop.com/mastermindretreat

100% credit toward enrollment if owned!

Call Terry at 1-800-557-3171 Ext 108

http://www.richardroop.com/upg
http://www.richardroop.com/mastermindretreat


3 ½ Day Live Event

January 26-29, 2011

Phoenix, AZ



Real Estate Millionaire 
Executive Training!

How to
Do it yourself
Delegate
Outsource
Systematize 



#1 Generate cash NOW 
10 Steps

1. Find a deal

2. Prescreen for equity

3. Plan your exits – price and income

4. Structure your offers

5. Present your offers

6. Get a contract

7. Fund the deal

8. Close the deal – collect cash now

9. Fix the property

10. Occupy the house – collect more cash now



Greg from NC

3 new deals in December
0% owner financing
$20,000 cash now each
7, 12 and 15 years each

$238,000 min profits!
$60,000 cash upfront PLUS

Listen to 13 minute audio:

www.richardroop.com/2011gameplan

http://www.richardroop.com/2011gameplan


#2 Generate cash FLOW 
4 Ways

1. Rent
Tenant buyer
Renter

2. Interest
Contract buyer

3. Principal
Purchase deposits
Amortized notes

4. Purchase deposits
Down payment assistance program



#3 Generate cash LATER 
7 Ways

1. Trades
Mortgage on other property for down
Sweat equity and keep rehab cash

2. Principal pay down
All payment to seller reduce note balance
Builds rapid equity

3. Appreciation
Bonus profits!



#3 Generate cash LATER

4. Refinancing equity
Move 0% financing to other property

5. Cashing out
Help your buy get bank financed

6. Discounting notes
Paying off seller notes early

7. Moving the mortgage
0% financing on your residence?



$148,000 in December 
Refinancing equity



$148,000 in December 
Refinancing equity



Refinancing equity

Forced equity appreciation

New private money first
Frees up existing private money
Opportunity to discount seller

0% seller financing 2nd

Up to 100%
Because you can move again



The Core Four
Marketing

Get lists of high equity homeowners
Mail “magic bullet” postcards

Buying
If there’s equity go
Structure and present multiple offers

Funding
Create your private money program
Use my private money

Selling
Rent
Rent to own
Wrap financing



3 ½ Day Live Event

January 26-29, 2011

Phoenix, AZ



Real Estate Millionaire 
Executive Training!

How to
Do it yourself
Delegate
Outsource
Systematize 



Enroll for as little at $499 down

www.richardroop.com/mastermindretreat

Additional details

www.richardroop.com/2011gameplan

100% credit toward enrollment if owned!

Call Terry at 1-800-557-3171 Ext 108

http://www.richardroop.com/mastermindretreat
http://www.richardroop.com/2011gameplan
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