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Michael Simpson

• National Speaker with 30+ years consulting, 

training & coaching

• Licensed Broker (State of California)

• Top 1% of all U.S. Agents

• Top 3 Commercial Broker California/Hawaii

• Past Director & Arbitrator for C.A.R.

• Past Director & Arbitrator for PWR (5th largest 

board in the nation)

• Commercial Investment Consultant (C.I.C)

• Commercial REO & Short Sale Specialist

The NCREA Founder | Senior Instructor 

Meet Your Instructor:
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ULTIMATE GUIDE

How To List & Sell Commercial/ Investment Property

THE

To Real Estate Investing



45 Minute 
Presentation

D e s i g n e d  s p e c i f i c a l l y  fo r
Re s i d e nt i a l ,  C o m m e rc i a l  &
I nv e s t m e nt  A g e nt s

Please turn on your Cameras, Let’s all 
agree to not be SECRET AGENTS





THE STARS HAVE ALIGNED!

•Great time to get into or add Commercial Investment Real Estate to 
Your Portfolio of Services.

•Resimercial® Firms Launching Commercial Divisions

•It used to be that being an agent that understands both Residential and 
Commercial (Resimercial® ) Real Estate was not Accepted
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GREAT TIME FOR INVESTORS!

ARE YOU READY? 



The future is here, 
But… 

its 

unevenly 
distributed



WE ARE ALL IN THIS TOGETHER

NOT! 



HUGE 

TRANSFER

OF

WEALTH!



ARE YOU READY?

• High unemployment, lack of significant job 
growth, and limited capital are all working 
together to recalibrate the real estate market. 

• A skilled and knowledgeable professional who 
can work with landlords, tenants, and even 
lenders will be extremely valuable during this 
time.



Eviction moratoriums in some states 

differ by county 

and even by city within the same county.



Some cities and counties have imposed 

eviction moratoriums only on residential 

property and others on both commercial 

and residential. 



Sometimes, even when the moratorium 

covers both commercial and residential 

property, the type of property is handled 

differently.



In some places, the eviction moratorium 

imposes obligations on the tenant in order 

to receive the protection of the 

moratorium and in some places…



the landlord is obligated to notify the 

tenant, in advance of the tenant’s 

moratorium rights. 

It is confusing.



Compounding the confusion are separate 

court closures and orders not to issue 

summons in unlawful detainer matters or 

for the Sheriff not to do lockouts.



To top it all off, the orders and 

moratoriums are changing from 

week-to-week or even, 

day-to-day.



A skilled and knowledgeable professional 

who can work with landlords, tenants, 

and even lenders will be extremely 

valuable during this time.



Glossary of Terms
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Terminology 101

Common Area Maintenance
C.A.M. Charges

02

01

Rate of Return on sales price: 

N.O.I. divided by sales price

Cap Rate
N.N.N. (Triple Net)
Tenant pays taxes, insurance, maintenance 

& utilities for operating a property

Mortgage Payments

Debt Service

N.O.I. divided by debt service

Tenant signs statement stating that no verbal agreements exist 

between tenant and landlord applying to lease agreement. 

Estoppel Agreement

Gross Rent Multiplier
G.R.M.

Net Operating Income: S.G.I. less 

vacancy and expenses

N.O.I.

Debt Coverage Ratio

Tenant pays agreed-to-percent of gross sales 

volume over agreed—to base sales volume

Overage

Return on Equity:  Return on 

value of property less balances.

R.O.E.



Terminology 101 Cont’d

Return on Investment: Rate of return on down 

payment. Cash flow divided by down payment

R.O.I. 
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03
Scheduled Gross Income; Income 

before vacancy & expenses

SGI Cash Flow

N.O.I. subtract debt service

5% of S.G.I.

Vacancy

Gross Operating Income: S.G.I. 

less vacancy

G.O.I.

35% of G.O.I. 

Expenses

Tenant pays increase on real 

property taxes

Tax Stop

N.O.I. divided by Cap Rate

Value

S.G.I. x  G.R.M.
Value



Assumptions Current Rents Market Rents Seller Carry

GRM 8.44 7.42 8.01

CAP Rate 7.31% 8.32% 7.71%

Price $750,000 $750,000 $810,000 

Down Payment $187,500 (25%) $187,500 (25%) $162,000 (20%)

First T.D. $562,500 $562,500 $438,000 (54%)

Int. % / # Years 9% / 30 yrs 9% / 30 yrs 9% / 30 yrs

Second T.D. --- --- $210,000 (26%)

Int. % / # Years --- --- 11% / 3 yrs

(% only deferred)

S.G.I. $88,830 $101,100 $101,100 

Vacancy (5%) ($4,442) ($5,055) ($5,055)

G.0.I. $84,388 $96,045 $96,045 

Expenses (35%) (29,535) ($33,615) ($33,615)

N.0.I.                        
$54,852 $62,429 $62,429 

Less: Debt Service                          Pmt on First
($54,312) ($54,312) ($42,290)

Pmt on Second --- --- ---

Total Debt Pmts ($54,312) ($54,312) ($42,290)

Debt Cov. Ratio 1.0 1.14 1.47

Cash Flow (pre- tax) $540 $8,117 $20,139 

% Return (C/C ROI) 0.29% 4.33% 12.43%

R.O.I. 
ANALYSIS



R.O.I. 
ANALYSIS

Assumptions Current Rents
GRM
CAP Rate
Price $725,000 
Down Payment ?
First T.D ?
Int. % /# Years 9% / 30 yrs
Second T.D. ---
Int % /# Years ---

S.G.I $114,000 
Vacancy (%%)
G.O.I.
Expenses (35%)
N.O.I.

Less: Debt Service
($52,501)

Pmt on First
Pmt on Second ---
Total Debt Pmts ($52,501)
Debt Cov. Ratio

Cash Flow (pre-tax)
%Return (C/C ROI)



R.O.I. 
ANALYSIS



R.O.I. 
ANALYSIS

R.O.I. ANALYSIS



Buyer R.O.I. Analysis - Ways to make a deal work
Exercise 2

• $800,000 Sales Price
• Buyer 15% Down Payment
• $114,000 Scheduled Grose Income
• Seller Carry 10%
• 2nd T.D. 10% for 3 Years (INTEREST ONLY)
• Debt Service – 9% over 30 years (52,831)
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Cash Flow (pre-tax)

% Return (C/C)

R.O.I. ANALYSIS



R.O.I. 
ANALYSIS



Buyer R.O.I. Analysis
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Assumptions Current Rents      25% down

GRM 7.0
CAP Rate 8.8

Price $800,000
Down Payment (15%) $120,000
First T.D.      (75%) $600,000
Int % / #  Years 8 / 30 yrs
Second T.D. (10%) $80,000

Int % / #      Years 10% / 3 yrs

(% only)
S.G.I. $114,000
VACANCY (5%) ($5,700)
G.O.I. $108,300
Expenses (35%) ($37,905)
N.O.I. $70,395

Less: Debt Service 
($52,831)

Pmt on First

Pmt on Second $8,000
Total Debt Pmts ($60,831)
Debt Cov. Ratio 1.15

Cash Flow 9pre-tax) $9,564



Terminology 101

Lorem Ipsum Dolor Sit

Lorem ipsum dolor sit amet,

sit aperiri habemus ex, duo

eu lorem atqui qualisque,

mel no atqui scaevola. Mollis

electram mei id, et purto illud

liber quo. et mutat everti

eam ei has enim

Pro aperiam labitur ut, nam posse facer sadipscing eu. Sea mediocrem pertinacia ei, unum vivendum honestatis mel ea. Vim nullam

blandit percipitur an, sit no putant equidem. Audire aeterno sit no, qui no sumo putant, tale omnesque quo et. In cum illud malorum

facilisi, cu tacimates petentium his, vix at ancillae splendide. Vix graece facete phaedrum id.

Lorem ipsum dolor sit amet, sit aperiri habemus ex,

duo eu lorem atqui qualisque, mel no atqui

scaevola. Mollis electram mei id, et mutat everti

eam, ei has enim eligendi. Veniam cetero

expetendis no mel, exerci integre cu eum, quo clita

officiis an. et purto illud liber quo. sadipscing eu.

Sea mediocrem pertinacia ei, unum

Lorem ipsum dolor sit amet, sit aperiri habemus ex, duo eu lorem atqui qualisque, mel no

atqui scaevola. Mollis electram mei id, et mutat everti eam, ei has enim eligendi. Veniam

cetero expetendis no mel, exerci integre cu eum, quo clita officiis an. Ius bonorum

intellegat ut, mei ex lorem utamur, et purto illud liber quo



MULTI – RESIDENTIAL 
FORM 



Cash-on-Cash
Vs.
After Tax ROI
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Cash-on-Cash Vs. After Tax ROI

12 Month Operating Data
Scheduled Gross Income:

less Vacancy Reserve (5%)

Gross Operating Income:

less Expenses**

Net Operating Income

less Loan Payments

Pre-Tax Cash Flow

Principal Reduction

Cash Flow plus Prin. Reduction:

Plus Taxes Saved (passive)

TOTAL RETURN

• As percent of down Payment

• ** Expense as percent of schedule gross income

CURRENT
$  111.300

$  5,565

$  105,735

$  38,955

$  66,780

$  59,877

$  6,902 2.76%*

$  7,618

$  14,520 5.81%

$  5,407

$  19,927 7.97%

$  140,400

$  7,020

$  133,380

$  49,140

$  84,240

$  59,877

$  24,363 9.75%

$  8,169

$  32,532 13.0%

$  <535>

$  32,000 12.8%

Proj ___Mo.



BENEFITS OF 
OWNING REAL 

ESTATE 



Cash-on- Cash
Vs.
After Tax ROI



3 DIFFERENT 
TYPES OF RETURN 
ON INVESTMENT 



DIMINISHING 
RETURN ON 

EQUITY 

(R.O.E.) 



ARE YOU READY?

High unemployment, lack of significant job growth, and 
limited capital are all working together to recalibrate the real 
estate market.  We need to use our knowledge to not only 
serve our clients, but also seek opportunities to invest. 

A skilled and knowledgeable professional who can work with 
landlords, tenants, and even lenders will be extremely 
valuable during this time. You can use the commissions you 
are earning and the knowledge you have to invest in the 
products you are selling.  



HUGE TRANSFER OF WEALTH 
Is occurring right now!  Are you prepared 

as I wish I was in the 80’s and in 2008.
I’m ready now and I hope this presentation 

has helped you view this situation 
differently
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THANK YOU

TheNCREA.com /TheNationalCommercial
RealEstateAssociation

/michaelsimpson
TheNCREA

Info@TheNCREA.com877.877.1543/TheNCREA
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THANK YOU



Without limitation 
The Ultimate Guide To How To List & Sell Commercial/ Investment Property 

A Focus on the Numbers 102

• Answer to the question “what is a good or bad Cap” 

• Review calculations 

• Identify opportunities/factors you will use

• as an investor to identify a good deal

• The 4 ways to determine value 

• Real world and hands-on Deal analysis

• Analyzing deals for personal investment

• And MUCH MORE!!!!!

THANK YOU



Questions?
ASK IN THE CHAT 

OR SEND QUESTIONS TO: 

FINANCIALWELLNESS@NAR.REALTOR

EMAIL MICHAEL'S TEAM: TRAINING@THENCREA.COM

mailto:Financialwellness@nar.realtor


PLATFORM SITE:

FINANCIALWELLNESS.REALTOR


