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Foreword by the Author 

 

There are two major lessons I learnt early on in my investing career, both of which have shaped my 

investment strategy ever since.  

 

First, investing in property is a long-term strategy. When you take into consideration the high purchase 

costs such as legal and loan costs, then you really need to typically be holding on for over five years, 

depending on where you were in the property cycle when the purchase happened and how far below 

market you were able to buy said property. My strategy has always been to hold property for the long 

term and generate a passive income from it.  

 

In terms of needing to sell a property I would generally not advise selling it within the first 10 years of 

you holding it. This eBook is aimed predominantly at those wishing to build a portfolio to generate a 

long term passive income. This having been said there are many people that has made decent money 

from flipping property but in all such cases it depended on getting the property substantially below 

market value either through a distressed sale OR because it looked in bad shape but was easier to 

repair or refurbish than most would expect. 

 

Secondly, since buying my first property in 2001, I have been an avid reader. I have absorbed countless 

books and magazine articles, terabytes of online content and completed a variety of intensive property 

investment courses. I’ve learned from the best and educated myself continuously, even today still, to 

become even more financially literate with a deep  understanding of the core strategies that can be 

used when investing in property. With this in mind I strongly suggest first-time investors educate 

themselves BEFORE purchasing. In hindsight the easiest way to achieve this education quickly and 

easily is probably getting a mentor or coach who can assist you without delaying your entry to the 

market.  

 

As indicated further on, part of this education is being very clear on what you are trying to achieve. 

Without a plan or strategy it’s almost impossible to get to the goals you’re trying to achieve. Different 

investors have different goals and different constraints. Those goals will govern what sort of structures 

you put in place, or finance strategies you may employ. Once you put your plan together you should 

be able to see yourself reaching your short, medium and long-term goals and it is exactly in this goal 

setting process where the assistance of a coach or mentor would be invaluable. 

 

Whilst the steps listed in this eBook is mostly focussed on the Residential Buy-To-Let investors market 

I am pretty sure the same principles apply to the other property portfolio based property sectors as 

well. This is not the be-all and end-all of Steps and each step is a lot more complex than just reading a 

few lines but it should give prospective property investors at the very least a good place to start. 

 

1 



  

  

 

Step 1 - Select the market segment you wish to compete in 

 

This is very important. BEFORE you start, investigate the different market segments industrial, 

residential or commercial and make a clear decision as to which one(s) fits your available capital, 

available cash flow, potential ROI's, possible vacancy rates, appetite for risk and level of competition 

you’d be comfortable with etc.  

 

Be aware that this choice, once exercised, may in fact change over time as your portfolio grows and 

buying a certain type of property later may represent a lower risk than it would have been if you 

purchased it early on during your journey.   

 

Step 2 - Select a property segment you wish to compete in 

 

Do a further investigation and drill down as far as the scope of property venture you wish to participate 

in is concerned. If, for instance, you have selected Residential in step 1 above, do you then wish to 

focus on smaller bachelor and 1 bed units OR luxury properties for commercial rentals OR entire blocks 

of flats that you may manage in a central location. Maybe students housing and commune living 

appeals to you amongst a multitude of other investment strategies. 

 

Decide for yourself what do you feel most comfortable with.            

It is imperative that you have a clear understanding as                                                  

to why you wish to focus on that specific segment of           

the property market. Again, as time goes by, this         

may change. See each property as a stepping                            

stone towards a bigger goal.  
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Step 3 - Select the physical location or zone you would 

like to focus on 

 

Closely coupled to Step 2 above, determine which area you wish to become an 

EXPERT in. Do you want to invest all over a big city like Johannesburg OR start 

by focussing on a specific suburb or zone such as say the CBD, Melville, Midrand 

or Randburg?  

 

Remember that the bigger your investment scope the less likely you are to truly 

become an expert at analysing opportunities from a given area or investment 

strategy. Whatever you do, use steps 1 thru 3 to DEFINE the focus area in which 

you aim to start because it is not possible to know everything about everything 

especially in the beginning when you’re just starting out. Focussing your effort 

always results in giving yourself the best possible chance at success. 

 

Step 4 - LEARN (As much as you can as quick as you can) 

 

Learn as much as you can about the specific subsection of the market you have 

chosen to invest in. When you are doing it on your own you will be making many 

mistakes so learning from others’ mistakes allows you the freedom to not have 

to make them for yourself or keep repeating them. It is for instance way too easy 

to miss the fact that a specific body corporate is not financially liquid or 

technically insolvent. How will you avoid it if you don’t know what questions to 

ask or what look out for??? 

 

Select the people, companies and books you learn from carefully as it is best to 

learn from entities that is currently or have in the past focussed on the same 

focus area you have selected in 1 above. When you are just starting out involve 

your mentor or coach in the math (step 7 below) as well, simply as a sanity check. 

 

Experienced property investors will be able to tell you the importance of for 

instance knowing how many of the units in a specific complex is tenanted vs. 

owner occupied OR the credibility of the managing agent tasked with managing 

said complex. These seem like trivial facts but makes a huge difference to the 

short term viability and long term outlook of a specific investment opportunity.  

 

Professional coaching and mentorship is easily accessible online via organizations 

such as the SA Property Investors Network with their Property Coach with Andrew 

Walker product.  If physical coaching is more your speed then Legacy Education 

Alliance presents superior sessions in South Africa and around the world. 
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Step 5 - Set up an APPROPRIATE structure 

 

Most investors (myself included) neglected to set up the proper structures for their specific 

investment purpose before they started with their investments. This means that they would for 

instance buy a long term buy-to-let property they have no intention of ever selling into their personal 

name instead of a trust. This results in them paying a lot more at a later stage to move it where it 

would be safe for future generations and have less of an estate duty implication. It is important that 

you understand the pros and cons of having property in your personal name vs. trusts vs. companies 

etc.  Each of these structures has their own unique benefits, shortfalls and applications in the property 

market. It is never a one size fits all solution. 

 

There are lots of information available online but PLEASE don’t ask just any accountant to advise you 

on this as generally the average accountant don’t understand some of the allowances and implications 

that these structures have. Get your advice from a structures expert such as a property lawyer dealing 

in trusts and company registrations as they too have to understand the tax implications BEFORE they 

set up the chosen structures. It is of course always possible to “fix” this later on but also ALWAYS come 

at an increased cost. 

 

Step 6 -  Properly research the marketspace 

 

We have been dealing in specifically residential buy-to-let for quite some 

time and I have found that I typically research around 100 properties for 

every one we end up purchasing. This mostly involves online and email    

research at first in order to get the numbers for a proper comparison. 

Next probably 20 of the 100 is physically visited and inspected         

BEFORE I make a decision to buy. 

 

This approach actually helps in more ways than just simply                                  

assisting you to make a good quality investment decision. At 

the same time you are gaining experience about a specific             

market sector, property type and location which in turn    

results in you being better equipped to make             

investment decisions quickly. As they say… the early              

bird gets the worm and the really well priced                          

bargain deals with excellent yields are never on                       

the market for long. As such, knowing the market                         

and values of properties in it enables you to make                     

these kind of decisions on the fly beating the                    

competition to the same “worm”. This is very                            

closely coupled to Step 7 below. 
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Step 7 - Run the MATH, Repeatedly if you have to. 

 

Out of all these points this is probably the most important. You need to know how to calculate your 

ROI (Return on Investment), gross yield, average rentals, vacancy probabilities etc. It is extremely 

important to analyse each purchase on a mathematical footing as emotions are downright destructive 

in the property investment market. Ask the tough questions unique to your strategy for instance if 

renovating would be part of my strategy - What would the costs be of doing so? 

 

Buying a property just because you “LOOOOOVVVEEE IT” is not a good investment strategy and it is 

then also the reason why many investors end up falling flat on their faces. Without doing the research 

and calculating the comparative figures for a substantial amount of properties you will NOT be able to 

make the best possible investment decision.  

 

Step 8 - Handle your purchases professionally 
 

Ensure that you have a professional team involved with your purchases. An Estate Agent, Bond 

Originator, Conveyancer and Property Lawyer are all important parts of the purchasing chain and it is 

imperative to know that you are dealing with reputable, professional and capable people. Don’t simply 

go for the cheapest as it usually results in a more expensive purchase in the long run. The good guys 

with the good names have good names for a reason.  As you get more established and proficient in 

growing your portfolio you would be able to start making certain changes. Such potential changes 

include amongst others: 

 

▪ Negotiating a discount with a set conveyancer for bringing them the bulk of your business (see 

also Step 10). 

▪ Building a relationship with a specific Bond Originator who understand your business structure 

and strategy clearly and is able to motivate reduced rates and better terms at the bank (see 

also Step 9). 

▪ Developing relationships with estate agents who will bring you their best prospects because 

they know what you’re looking for and a quality deal will mean a quick sale for them. In 

addition to this your time is not wasted looking at unsuitable stock provided the agent already 

understands your requirements. 

 

A decent property attorney will be able to advise you how and when it is best to separate investment 

property from personal property and leisure property and how to run the most tax efficient business 

whilst firmly remaining within the confines of the tax law. 

 

Whilst an estate agent is not a necessity for a property deal to happen it is strongly advisable that you 

conclude your first few transactions with the help of a reputable agency as it provides security to both 

you and the seller as a registered reputable firm would normally do things right. 
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Step 9 - Negotiate your Bonds 

 

People that think banks and other property financing institutions are set in stone are mistaken. They 

are actually very negotiable and even more so if they realise that you are savvy (and that doesn't mean 

you're banking with Nedbank) and they believe in your ability to grow your business. The more offers 

you have from a variety of banks the more power you have to negotiate the rates and other terms of 

the bonds playing one bank up against the other of course keeping the one you actually want to go 

with for last. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Step 10 - Negotiate your Fees 

 

Similarly attorneys are also negotiable on the fees they charge for bond registration and property 

transfer. Whilst the deeds office's fees are set the attorneys are usually negotiable when there is a 

good chance of future work coming their way. I have always managed to secure a 50% discount on 

their fees by employing one or more of the following strategies:  

 

The seller selects the transferring attorney and the buyer/bank the bond registration attorney. Before 

I accept the offer from the bank I tell them which attorney I would like to use and they usually comply 

as long as the attorney is on their panel. Before this I would have already negotiated the reduced rate 

on both transfer and registration with the transferring attorney if I bring him my bond registration as 

well. It makes it easier for me as I only need to go to one place to sign all the documents.   

 

Trying to consolidate multiple transactions allows volumes for which attorneys provide discounts. 

Again effort is less as you can go and sign once for multiple properties most of the time.  
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Step 11 - Keep an accurate set of books 

 

Very important is to keep note of EVERYTHING. Every income and expense should be written down. It 

is wise to invite the services of a bookkeeper or accountant to help you manage this and make tax 

submissions easier. Ensure however that your accountant or bookkeeper is also PROPERLY trained on 

the tax allowances and methods involved with the structure you have chosen in section 3 above. Don’t 

take their word for it, learn these things for yourself so that you may able to ask your prospective 

bookkeeper or accountant if they are familiar with for instance the conduit principle for trusts. They 

all think they know but MOSTLY they don’t. 

 

Step 12 - Protect yourself 

 

One more thing that is regularly missed by property investors is to protect themselves. Thankfully 

most banks require that a property be comprehensively insured in order to qualify for a bond. It is 

however important to also analyse your risk in terms of vacancy and interest rate increases. The ways 

to do this includes fixing your interest rate (obviously within reason so analyse what the markets are 

doing first) AND rental insurance (there is an analysis of the different rental insurance companies 

available on the Altitude Investments Facebook page’s NOTES section). 

 

Step 13 - Grow your Portfolio 

 

Monitor the growth in your rental income etc. to ensure that you grow your portfolio on the best most 

opportune time. This largely depends on your strategy. Be most careful though to not leverage too 

much and always ensure that you have a reasonable allowance in your cash flow for the interest rate 

skyrocketing at any given time OR unexpected vacancy in your investment properties. It is only by 

continually monitoring the performance of your investment that you will be able grow it at the most 

optimum rate. 

 

Step 14 - Maintain your Portfolio 

 

Very important - In order to preserve the passive income value in your property portfolio one of the 

most important things is to ensure proper maintenance of the property both inside and outside. Many 

owners (specifically non-investors) don't realize this and the result is usually that the problem costs a  

lot more to fix in retrospect than it would have just to maintain it properly in the first place. In the 

meantime you may have lost a tenant or had to reduce your rental income to compensate for 

improper or incomplete or lack of proper maintenance. 
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The SA Property Investors Network is the premier network for 

both aspiring and established professional property 

investors. The network provides members with the 

opportunity to find deals for their money and money for their 

deals and ultimately expand their property positions. 

 

Physical networking events are held regularly countrywide. 

We also have the largest online community of investors, 

developers, estate agents, sourcing agents, bond originators, 

property attorneys and other specialists in Africa. 

 

CONNECT TODAY – EXPAND TOMORROW 

 

Visit www.joinsapin.com 

to enrol and become a member today! 

members@sapropertynetwork.com 

info@sapropertynetwork.com 

events@sapropertynetwork.com 

 

+27 11 568 9750  
8 Greenstone Place 

Stoneridge Office Park 
Block D - Ground Floor 

Greenstone Hill Johannesburg, 
1609 

http://www.joinsapin.com/

