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Dustin Heiner of MasterPassiveIncome.com is a serial side hustler who followed a systematic 
approach to buying rental properties and retired at 37. 
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In this episode, Dustin explains his approach to sourcing property, the 6 ways you can make 
money from real estate, his advice for those looking to replicate his success, and how he’s 
made this an almost entirely passive income side hustle. 

Why Did You Decide to Get Into Real Estate? 

Dustin bought his first property while living in California back in 2006. He didn’t buy in California 
though; Dustin said there were no properties that would “cash flow” there at the time as prices 
were high and rents were low. 

Cash flow is the difference between the monthly rental income and the expenses of a property. 

For example, if a property is bringing in $1,500 in rental income and costs $1,200 to maintain, 
that’s $300 monthly cash flow. 

He ended up flying to Ohio, where he found a property and a property manager. 

The first month renting out his property he made $350 after expenses. 

“That first paycheck with literally doing nothing was amazing,” Dustin told me. 

It was at that moment Dustin realized this could be a passive income business for him. He did 
some simple math in his head: 

He wanted to buy 10 properties making $300 per month. That’s $3,000 per month, or $36,000 
per year. 

How Are You Buying These Properties? 

Obviously, it’s fine talking about the $350 passive income per month, but you need to be able to 
buy these properties and calculate the ROI. 

Dustin was able to buy his first property for $17k in cash. The area he bought in was very 
economically depressed at the time and he was able to find a great deal. 

He also said he would not do it the same way today with what he now knows about the 
business. He always tells people to build their business first and find people to run the business 
before jumping in and buying property. 

How Do You Suggest Someone Gets Started With Real Estate Investing? 

Dustin said the starting points are to: 

1. Find out which state you’re going to invest in, then 

2. Narrow down into the city you’re going to invest in so you can start doing research 

He uses Zillow, a real estate and rental marketplace to do his initial research into prices and 
availability for different states. 

Dustin said you should pay attention to: 

• What kinds of properties are available 

• How much they cost 

https://www.zillow.com/


• What the current rental income rates are 

With this information, you can get a good idea of how much cash flow you can expect per month 
if you buy one of the properties you’re looking at.  

“Aim for $250 or more in passive income after every single expense has been deducted,” Dustin 
said. That’s the number he tells all his students to work to. 

Next, you can start building your business. This means finding all the people to do the work for 
you, so you’re not involved in the day-to-day running of the business. 

That’s what Dustin has done, and with more than 30 properties he said his time investment is 
just 30 minutes a month. 

How Do You Build a Team to Run Your Business? 

There are quite a few moving parts to managing an investment portfolio. Some of the key roles 
Dustin covered included: 

Property managers - They’ll manage the day-to-day maintenance of your properties 
and deal with inquiries and problems that arise. 

Realtors - They’ll be able to find better deals quicker than you can as you expand your 
property portfolio. 

Wholesalers - They find sellers and buyers for you and put them together. 

Investors - You’ll need to build up a list of investors that buy and sell to make deals 
with. 

Insurance experts - Having the right insurance is important to stay legally compliant. 

Handypersons - For repairs, maintenance, etc. 

You can hire for all these roles and get everyone in place remotely too. Dustin has flown to a 
different state to buy a property and put a team together before, and come away empty-handed. 

The most important hire on that list is the property manager. They are going to hold 
everything together for you on a day-to-day basis. 

Dustin recommends you interview at least 6 candidates, and put a lot of time and effort into 
finding a star property manager. 

While there’s a lot Dustin looks for in a good property manager, 3 of the key areas he 
highlighted are: 

Personality - You’re going to be working with this person for years (hopefully), finding 
someone with a personality that works well with yours is important. 

Trustworthiness - Trust is huge, especially if they’re thousands of miles away. You’ll 
often have to go with your gut on this. 

Communication - If they’re hard to talk to now or don’t call you back quickly, it’s only 
going to get worse when you’re paying them. 



While interviewing them, it’s also a good idea to ask them where they’d invest. This gives you 
some better insight into the area you’re interested in from someone who lives there with an 
invested interest in property. 

With a Team in Place, You Can Start Finding Properties 

Once you have a team in place, you can start analyzing properties in the areas you’re interested 
in. 

As Dustin mentioned earlier, set yourself the goal of finding properties that will net you at least 
$250 after all expenses. Anything less than this and you could be out of pocket if some 
unexpected bills crop up. 

If you want to run some numbers, Dustin has a few calculators to help you work out your 
numbers on this resources page here MasterPassiveIncome/Resources. 

6 Different Ways You Make Money When You Buy Rental Properties 

Dustin pointed out that when you invest in property, you’re not just making money on the 
monthly cash flow. He outlined 6 ways you make money when you invest in a rental property: 

1. Monthly cash flow - The obvious one is the net cash flow from each property as 
already discussed. Dustin is making around $15k per month in cash flow from rental 
income. 

2. Equity capture - As an investor, you can afford to shoot low and try to pick up 
properties at a discount. You’ll realize the equity gain when you sell the property. 

3. Forced appreciation - Forced appreciation is the increase in the value of a property 
above the amount you spend on it. For example, if you spend $5k renovating a property 
and that adds $15k to the value, you’ve “forced” $10k in equity. 

4. Market appreciation - The market value of most properties goes up over time.  

5. Tax advantages - There are a number of tax advantages available to real estate 
investors, including depreciation and mortgage interest deductions. 

6. Mortgage buy down – Every month, Dustin’s tenants pay off his mortgage, building 
equity in the property. That’s called mortgage buy-down. 

It’s these reasons why Dustin isn’t a fan of turnkey real estate businesses. He said you miss out 
on a couple of the revenue streams, and more importantly, you don’t know if they’ve built the 
business right. 

How Did You Grow Your Portfolio So Quickly? 

“Being frugal definitely helped a ton,” Dustin told me. 

Geography-wise, Dustin stuck with the same city until he had fully established his business 
processes and had 8 properties. 

He then branched out to another city, and then another state. 

https://www.masterpassiveincome.com/real-estate-resources


For funding, Dustin said there are dozens of ways you can raise the funds to buy property if 
you’re willing to get a little creative. 

He even bought 3 single-family homes and a duplex with a down payment, followed by the rest 
being paid via seller finance.  

Within 6 years, Dustin had 19 properties. By the time he quit his job, he had been doing this for 
9 years and had 26 properties. Since then, he’s just kept buying more. 

If you want to learn more about creative ways to raise funds for buying property, you should 
check out episode 292 of The Side Hustle Show with Austin Miller. Austin built a $1.2 million 
real estate portfolio -- with none of his own money! 

When Did You Feel Comfortable Walking Away From Your Day Job? 

Dustin started investing as a side hustle in 2006. A couple of years in, he got laid off from his 
government job. 

He had 2-3 properties at the time, not enough to support his family. Fortunately, he was able to 
quickly find another job, but he realized that he never wanted be in that position again. 

Dustin said he made the mental shift from being a worker with a side hustle, to being an investor 
with a day job. He grew his portfolio to 26 properties over the next 9 years before finally leaving 
his day job behind. 

How Are You Finding Your Deals Right Now? 

Dustin said there are a number of ways he’s finding dealing. One of his favorites right now, 
however, is using wholesalers. 

If you ever see “we buy houses” signs around town, those are wholesalers. Dustin says he calls 
them up and says he’s an investor and asks to be put on their buyer list. 

He routinely gets emails from these companies letting him know what they have available. 

If you’re looking for wholesalers in different states, Dustin said the best place to find them is on 
Craigslist. 

What’s Next? 

Dustin likened his next steps to playing out a game of Monopoly. 

With 30 properties in his portfolio, he’s now looking to invest in multi-family apartment 
complexes, much like adding a hotel after you have a bunch of houses in Monopoly. 

He said he can make more money “per door” this way. He’s in no hurry though; he’s waiting for 
the market to shift to make this kind of investment more profitable. 

Dustin’s #1 Tip for Side Hustle Nation 

“Put value in yourself, and tell people what you do.” 

More Info: 

https://www.sidehustlenation.com/free-houses-creative-real-estate/
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Until next time! 

-Nick 

https://www.sidehustlenation.com/387
https://www.masterpassiveincome.com/
https://www.masterpassiveincome.com/

