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for the Perplexed 
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       Oasis Equities 
 

Investing in your first real estate syndication can be daunting. You may be asking 
yourself: 
 

 How do I know that my money is safe? 
 
 What if something goes wrong? 
 
 Wouldn’t it be easier to just invest in an index fund on Wall Street? 

 
This guidebook shows you exactly how to invest in a real estate syndication as a 
PASSIVE INVESTOR. 
 
If you are looking for advice on wholesaling or flipping houses, this guidebook is 
not for you. 
 
The purpose of this guidebook is to provide a general overview and share some 
lessons that I have learned from investing millions of dollars in real estate 
syndications. 
 
This guidebook is not a substitute for financial advice or an offer to purchase any 
securities. 
 

 
 



 
 
  What is a  

Real Estate  
Syndication? 

 

 

In a real estate syndication, active 
and passive investors work 
together to purchase property.  
 
The active investors do the work 
and get compensated for their 
effort, typically in the form of 
profit and equity. 

The passive investors only need to deploy their capital. 
 

Syndications are powerful because they allow a group of investors to purchase larger    
properties. The resulting economies of scale result in better profits. 

 

 
• Real estate syndication has active (general) and passive (limited) partners 

• Active partners manage the transaction 

• Passive partners only need to provide capital to profit 

  Passive investing is the best kind of investing – it buys us time freedom in a way no job ever can. 

 



 
 

  

          
 
 

To begin investing in real estate syndications, you need to define your investment 
goals. 
 
Real estate, just like other investments, generates both cash flow and equity. 
 
Cash flow is the money that investors make from rental and other income. 
 
Equity is built when the syndication pays down the mortgage and the asset value 
increase, either because of improvements or simply because of market appreciation. 
 
To define your investment goals, start by asking yourself: How important is passive 
income now versus wealth in the future? 
 
If passive income now is very important to you, then a combination of low risk and high 
cash flow might be appealing to you. 
 
If your focus is on building wealth for the future, you might accept somewhat higher 
risk for greater returns and sacrifice a little bit of cash flow – but not too much because 
cash flow is hugely important in real estate! 

 
 

 
 

 

 

• Do you need consistent passive income now? 

• Can you wait for many years before you need the income? 

These two simple questions can help you get started with real estate investing. 

 

 

Defining your 
Investment Goals 

 

 

 



 

 
  

Are you an Accredited 
Investor? 

 

An accredited investor must meet one of the following conditions: 

• $200,000 earned income in the past two years (and an expectation of similar income in the near future) 

• $300,000 earned income with a spouse in the past two years (and an expectation of similar income in 

the near future) 

• A $1 million net worth, excluding primary residence 

• Broker-dealer license 

• Institutional investor with professional knowledge of unregistered securities 

 
 

Once you have defined your investment 
goals, you need to next verify if you are an 
ACCREDITED INVESTOR. Here’s what the U.S. 
Securities and Exchange Commission has to 
say: 
 
“Under the federal securities laws, only 
persons who are accredited investors may 
participate in certain securities 
offerings.  One reason these offerings are 
limited to accredited investors is to ensure 
that all participating investors are financially 
sophisticated and able to fend for themselves 
or sustain the risk of loss, thus rendering 
unnecessary the protections that come from 
a registered offering.” 
 
You may or may not find this logic somewhat 
paternalistic, but the reality is that many real 
estate syndications are only available to 
accredited investors. Like it or not, the set of 
options is different depending on whether 
you are an accredited investor. 

https://www.investor.gov/introduction-investing/general-resources/news-alerts/alerts-bulletins/investor-bulletins/updated-3
https://www.investor.gov/introduction-investing/general-resources/news-alerts/alerts-bulletins/investor-bulletins/updated-3


 
 

  

Finding  
Deals 

Whether you are accredited or not, you 
need to find deals you can invest in. 
 
Fortunately, this is the easiest part of the 
process. As soon as the word gets out 
that you are interested in investing, you 
will be inundated with requests to 
connect. 
 
That’s how important passive investors 
are to those on the active side. 
 
I’m going to break this down separately 
for accredited and non-accredited 
investors. 

FINDING DEALS AS AN ACCREDITED INVESTOR 
 

If you are an accredited investor, find deals is as easy as it gets. Syndicators can freely 
advertise deals for accredited investors. They just need to advertise the deal under a 
506(c) exemption, which allows generation solicitation directed at accredited investors. 

 
First, build a relationship with real estate syndicators. 

 
All you need to do is search on LinkedIn or Facebook using terms like “real estate 
syndicator” or “multifamily investor”. 
 

Send a message and schedule a call with them. Then ask them to add you to their email 
list and follow them on social media. 
 
You can also join Facebook groups on real estate investing. 

 
 

 
 



  

 
 

• Accredited investors can subscribe to investments 
that are advertised in public under the 506(c) 
exemption. 

• Non-accredited investors can only subscribe to 
investments with syndicators who have a pre-
existing relationship and public advertising is easier. 

FINDING DEALS AS A NON-ACCREDITED 
INVESTOR 
 
If you are a non-accredited investor, finding deals 
is a little bit more complicated – but not much. 
 
Non-accredited investors must have a pre-existing 
relationship with a syndicator, and syndicators 
cannot advertise in public deals that admit non-
accredited investors. 
 
So, find real estate syndicators on LinkedIn and 
Facebook. Establish a relationship and ask them to 
add you to their mailing list. They will be more than 
happy to oblige. 
  

 



 
 

 
 
  Due Diligence as a 

Passive Investor 
As a passive investor, you need to do your due diligence. 
On a high level, I typically proceed like this: 
 
SPONSOR 
 
By far the most important driver of performance in real 
estate syndications is the sponsor.  
 
If the sponsor is good, you will sleep well. The sponsor 
will spend hundreds of hours ensuring your money is safe 
and generating passive income for you. 

Here’s what you should find out: 
 

• How do they do business? 
• What is their track record? 
• Any red flags: legal problems, losing investor capital, violating SEC regulations. 

Ways to find this information include scheduling a call/meeting, passive investor references, 
and formal or informal background checks. 
 
There are many sponsors out there. If something doesn’t click, you can either dig deeper or 
move on. 
 
MARKET 
 
The second consideration is the market. In a typical real estate syndication, you will want to 
see a growing population, a diverse and expanding job employer pool, and landlord friendly 
rules. You also want to avoid markets that are in a bubble and about to correct. 
 
Besides the larger market, you also want to review the neighborhood. Ideally, the area is on 
the “path of progress”, with a lot of new development. If Starbucks is coming, that is always a 
good sign. 
 
I would suggest avoiding areas with high crime or flood risk. 
 
ASSET 
 
The third consideration is the asset itself. What is the condition of the property? How does it 
compare to other properties around it? 
A good way to make a lot of money is to find assets that need work in a booming area.  
You find a rough property surrounded by beautiful assets that command premium rents. 
 
 

 
 



  

 
Then, you fix the rough property, refinance the loan, and bring rents to market. 
 
BUSINESS PLAN, FINANCING, AND PROFIT SHARING 
 
Finally, you will want to review the sponsor’s plan, proposed financing, and fees. 
 
Is the renovation plan credible and does the sponsor have the skills needed to get it done? 
 
What kind of financing is used? What is the interest rate and when is the loan due? 
 
What kinds of fees is the sponsor charging? How are profits shared? 
 
I typically prefer to avoid high acquisition fees, profit splits that are highly favorable to the 
sponsor (as opposed to us investors), and low preferred returns. 

 
• Sponsor 

• Market 

• Asset 

• Business plan, financing, and fees 

 

 



 
 
 
 
  Subscribing and 

Sending Money 

 

Subscribing to a syndication is not difficult. 
 
Typically, the sponsor has some kind of a platform set up and everything can 
be done online. 
 
I do suggest you review the subscription documents carefully. For example, you 
will want to verify if there is a risk of forced “capital calls” – the sponsor can 
force you to add capital later if needed. 
 
You will need to sign the subscription documents, provide bank account 
information, and wire funds. 
 
Be very careful when wiring funds – I always suggest confirming the wire 
instructions either on the phone with the sponsor’s investor relations 
associate. 

 

 



 
  

Reporting and Updates 
Over the Deal’s Lifetime 

 

 

Now the fun begins. Typically, you receive distributions either monthly or quarterly, along 
with an investor report. 
 
These reports are a priceless learning opportunity. You have every right to ask questions, 
initially on email and if necessary, over the phone. 
 
If the sponsor says they are too busy to respond to your questions, perhaps you should 
consider investing with another sponsor in the future. 
 
You trusted your hard-earned money with the sponsor. You have every right to ask 
questions. 

 



 
 
  

 

 

At the right time, the syndication exits. This is typically 
a sale of the property to another operator – ideally, at 
a much higher price. 
 
When the syndication exits, you can expect to get your 
capital back and a profit. 
 
If things go wrong, you may of course lose capital. 
That’s why investing with competent operators is so 
important. 
 
Remember that when the asset is sold, you may owe a 
lot of taxes unless you depreciation deductions or other 
losses. 
 
You should always check if the syndicator is willing to 
1031 exchange your stake into another deal, as that 
allows you to postpone taxes. 
 
It is always a good idea to check with a qualified 
professional on any tax obligations. 



 
 

 
 
 
    
 
 
 
 
                      

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 

 Real Estate Syndications 
for Passive Income and 
wealth building 

The above steps help you understand 
how to invest in real estate 
syndications. 
 
We at Oasis Equities are here to help. 
 
Don’t hesitate to schedule a call with 
me to discuss your investing strategies 
and establish that pre-existing 
relationship. 
 
I wish you the best of luck with passive 
investing – it changed my life and it can 
change yours too! 

johannes@oasisequities.com 

www.oasisequities.com 

Schedule a Meeting 

http://calendly.com/johannesu

