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Lifetime CashFlow 

Through 

Multifamily Properties 

Author of How to Create Lifetime CashFlow Through 
Multifamily Properties  

Host of the #1 ranked Real Estate Podcast on iTunes: 
Lifetime CashFlow Through Real Estate Investing 

 

Thank you for 
investing in your 

future! 

You’re about to begin the 
most comprehensive 
multifamily investment course 
on the market. You’ll find in 
this course all the tools you 
need to be successful, but 
only when you take action.  

Many people buy courses and 
never use them, but you’re 
different! 
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Building Your Database 

Presented by James Johnson 

Building an accurate property and owner database is one of the absolute 
best things you can do for your multifamily investing career.  To ensure 
you get started on the right foot, you can download a sample of the exact 
spreadsheet we use from the document library, and set yours up the 
same way. We use that same spreadsheet and it works well. 

You’ll accumulate a large amount of data, and it will be tough to sort 
through it all if you don’t have it neatly organized. This database will help 
you do that moving forward. 

You’ll put a lot of time and effort into building your database, so make 
sure to back it up on the cloud, using a site like Dropbox or Google Drive, 
and on a flash drive as well as saving it on your own computer. You want 
more than just one copy just in case anything goes wrong. 

Spreadsheet Breakdown 

We organize our spreadsheets by county and by the number of units. So 
you’d have a separate spreadsheet for each size range in every given 
county: 

• 2-4 units 

• 5-10 

• 10-20 

• 20-50 

• 50+ 

It will vary by how the county assessor’s website breaks up the data. 
Some may have it broken up by all of their multifamily properties over 2 
units.  Others may have it from 2 units – 49 units and then 50+.  The most 
common is typically 5 – 9 units and then 10+. Make sure to refine your 
spreadsheets as much as possible. This will help refine and target your 
direct mailings and cold calling. Keeping it all organized makes it much 
easier to find everything. 

Spreadsheet Fields 

Column A: Parcel ID # 

Like a Social Security Number for a property, this is the easiest way to 
look up a property on a county assessor's website. 

Column B: Notes 

Some assessor sites may have items missing. Make notes here to 
remember if you looked for a piece of data, but it wasn’t there. 
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Column C: Last Sale Date 

If an owner bought the property a year or two ago, they’re probably not 
interested in selling. But if the last sale date is 15-20 years ago, they may 
be a prime candidate for seller financing. 

Column D: Sale Price 

It’s very helpful to know how much the owner paid for the property when 
making an offer. 

Column E: Tax Value 

This number may help you quickly tell the difference between different 
types of properties like short-term beach rentals and standard rentals. It 
also helps you compare to other properties in the area. 

Column F: Name 

If a complex has less than 10 units, it may not have a name.  However, 
larger properties typically do.  If the property does, you can use it in your 
direct mail letters and to find reviews online. 

Columns G-K: Address Fields 

This would be the address for the property, not the owner.  This is 
typically listed as the site address on property assessor sites.   

Column L: Number of Units 

This may be listed on the county assessor’s site, or you may need to look 
for the number of addresses to ferret this out. We’ll have tips later in this 
module on how to find this number. 

Column M: Entity 

Here you’ll note whether the owner of the property is an LLC, individual, 
partnership, or corporation. 

Columns N-O: Assessor’s Owner and Address 

Note the name and address of the owner as it appears on the assessor’s 
website. Often LLCs are named by the street address of the property and 
will list a PO box as their address. It is usually not productive to send your 
marketing there. It’s not the actual owner’s address, but it can help you 
find it. 

Columns P-Q: Actual Owner’s Name 

When you find the owners name, add it here. This is of course who you’ll 
send direct mail to.   
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Column R: Owner’s Age 

This is one of hardest pieces of data to find, but it can be useful to see 
where the owner is in his investing career and whether retirement is 
coming up for seller financing. 

Columns S-V: Owner’s Home Address 

Different from the LLC address, this is the one you want to mail to. 

Column W: Owner’s Email Address 

This is hard to find, and may only be added after you’ve contacted the 
owner. 

Column X: Owner’s Phone Number 

You’ll need this for cold calling and letter follow up. Try for a cell phone 
number. It’s better than a landline or business number. 

Column Y: Owner Notes 

Note here anything else you find out about the property. Does the owner 
hold other properties in the area? You’ll notice this if you see his name 
more than once in your spreadsheet, or in the spreadsheets of nearby 
counties. Then you can ask if he’s interested in selling any of those as 
well. It also helps you find commonality. Write everything you find to use 
when you’re speaking with the owners. 

NETR Online 

www.netronline.com 

Bookmark this one stop shop for public records. 

Click “public records” to start. Choose the state, then county. Click the link 
to go directly to your county property appraiser’s site. This is faster and 
more direct than searching on Google. It also supplies the appraiser’s 
phone number, which you can call for help when you have problems with 
a site. 

County Assessor Site Overview 

County assessor sites vary greatly around the country. Some rural 
counties may not have property information online at all, while other more 
urban ones have all the information easily downloadable. Each one will 
involve a new learning curve. 

• Start with NETR 

• Go to the assessor’s site. 

http://www.netronline.com/
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• Determine how they break down the number of units by land use 
code. Look for “multifamily”. 

• Some counties have a different use code for every property size.  
For example, duplexes may be code 008, triplexes 009, 
fourplexes 010, 5 – 9 units 011, etc.  

• Get the full list of multifamily properties using the use code for 
your criteria. 

• Don’t overlook mixed use properties with offices or retail shops on 
the first floor.  These often have far less competition.   

• Use the basic search if you know the owner name, address or 
parcel number. But use the advanced search when you don’t have 
property info yet. 

• Sometimes a site will let you choose the fields you want in your 
download, so select the ones that are in the sample database 
above to save some time and effort.  

Downloading & Reformatting 

County Assessor Site Info 

• When you download the data from the assessor’s site, it will likely 
not match your database exactly. So you’ll need to make some 
changes. 

• Some sites have an export or download feature, while others may 
require copying and pasting every property’s info one by one. 

• We recommend that you format your database in one consistent 
way using the spreadsheet we’ve provided. If you have your 
spreadsheets organized in different ways according to the 
different counties, it will be very confusing as you progress. 

• Copy and paste each column’s information into the columns on 
your database, so they’re in the order you’ve established. Type 
into the Notes field any information the county didn’t have. 

• If you see a strange number like $100 for a sale price, there’s a 
reason. It could be that the LLC name was changed. You’ll need 
to dig into that by looking for sale prices further back in time to get 
an idea of what the property has sold for. 

• Excel is a powerful software program, so look up ways to make 
repetitive tasks faster. For instance some versions can break up 
addresses that are listed in one column into separate city, state, 
and zip columns.  Work smarter, not harder.   

• You may have to sleuth out certain bits of information, like the 
number of units. Look for an outline of the building or number of 
parking places for clues. 

• When finding the assessed value, make sure you get the most 
recent year. 
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• If you want to get a quick mailer out for seller financing 
opportunities, you can sort out the Last Sale Date field and just fill 
out the complete database information for the properties that were 
last sold 10 years ago or more. 

• Once you’re familiar with this process yourself, you can hire a VA 
to do it. 

What to Do if You Can’t 

Download Assessor Info 

Some counties don’t offer downloading or exporting on their websites. To 
build a database from these counties takes a good deal of tedious work. 
But remember if you’re willing to do what others aren’t you are always 
assured of success. 

Hint: command or control F brings up a search function for a whole web 
page. So you can search on “multi” to find multifamily properties on less 
advanced websites. 

It’s a tedious task, but you’ll need to select a property and copy and paste 
each piece of information into your database fields. It gets faster as you 
get used to it, or you can hire a VA to do it. 

On many sites, you’ll need to be creative to find the number of units. Here 
are some tips: 

• Click “show all site addresses” to find out number of units.  

• Check the assessor’s notes section. 

• Check the building characteristics section.  

Property Database Tips 

To market to the most motivated sellers right away: 

Insert a column before parcel ID #, and type an x in this column for 
properties that have been owned more than 10 years. Then you can filter 
for just those properties and research the actual owner info for them, 
leaving the others for later. 

You may also want to create a column with x’s for owners who are out of 
state, which is another possibly motivated seller category. 

Then you can filter for an x in both columns, and get a list of owners who 
are both out of state owners as well as owners who have have held their 
properties for a long time, over 10 years for example.  Due to both of 
these variables these owners are often the most motivated and ones you 
should target first.  
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Breaking Down  

Business Entities 

Many people are not willing to do this. Your response rate is greatly 
enhanced if you mail directly to the owner.  

Go the Secretary of State Corporation and Business Entity Search 
website: 

www.secstates.com 

All 50 states are listed here. Find your state’s site and bookmark it. 

There, you can search in the corporation registry for the entity names you 
found back on the assessor’s site. Copy and paste them from your 
database into the search field. 

Tip: delete the LLC (or other initials) from the end of name.  For example, 
don’t search 555 Main Street LLC.  Search 555 Main Street.  This will 
ensure you don’t miss the information due to the entity being called L.L.C. 
compared to LLC.    

This is where you’ll find the true owner’s names and addresses. Copy and 
paste them into your database. 

However, you’ll want to look for the right people. 

• For LLCs: look for managers and members 

• For Partnerships or LPs: look for general partner 

• For Inc., Corp, Co.: look for President, Vice President, CEO 

• You don’t want to list registered agents or organizers as they 
aren’t decision makers who you should be sending your direct 
mail to.  Keep in mind that the owner is often the registered 
agent/organizer as well.   

Doing this properly ensures you’ll be able to write your letter to the 
decision makers by name and send it to their home address where they’ll 
actually receive it. 

Parlay 2.0 

Parlay 2.0 is an amazing website that makes the process described 
above much faster. While searching on the secretary of states’ websites 
is free, Parlay is a paid site, costing $99 per quarter, or $299 for a year. 
Definitely give this software a shot, as it comes with a free 14 day trial. 

In a nutshell, Parlay 2.0 overlays a parcel map onto Google Earth, which 
in turn can save you a tremendous amount of time.   

Copy and paste an address into Parlay and it zooms you to the property 
on the Google Earth map. A box pops up and lists all the appraiser info 
and market value. Make sure you click on the link provided there to check 

http://www.secstates.com/
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directly on the appraiser’s site too.  We have noticed that there is often a 
lag time of a few weeks to a few months in updating recent sales. 

It’s handy to also look at other properties in the area. You can mark 
properties you’re interested in with a pin and easily return to them later. 

Finding Owner’s Home  

Address Via Parlay  

You can cut a whole step out of the database process with this trick we 
developed. 

1. Get ready with your property spreadsheet filled in up to Column Q. 

2. Have Parlay 2.0 downloaded and ready, and Google Earth 
downloaded if you don’t already have it. 

3. Open your state’s record search. 

4. Copy and paste the assessor’s owner name into the Secretary of 
State site. (Remember to delete the ending initials.) 

5. Find the manager’s name, and copy and paste it into your spread 
sheet. If there are other managers/owners, put those names in the 
notes section in case you need them later. 

6. Copy the address the manager has listed from the Secretary of 
State site and paste it into Parlay.  Now, confirm that the owner’s 
name matches the homeowner’s name in the Parlay pop up box.  
Also make sure that the property looks to be there house, and not 
an office or other rental they may own. 

7. Put the confirmed home address into your spreadsheet as the 
owner’s address. 

When you’ve done this for all of the properties that may have motivated 
sellers, you can send letters with hand-addressed envelopes right to the 
owners’ houses, instead of to their office or registered agents.   

Finding Phone Numbers 

Now that you have the home address, you can find the owner’s phone 
number. You’ll use these names and phone numbers after sending your 
letters, when you call to follow up with a “warm” call. 

Whitepages and Yellowpages are free, but not always 100% accurate. 
They typically list landlines and not cell phone numbers. 

LexisNexis (lexisnexis.com) or TLOxp (tlo.com) are much better but paid. 

On the Yellowpages site select the reverse address search and paste in 
the owner address you just confirmed above. It shows the phone number 
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attached to the address. Copy and paste it into your spreadsheet. Scroll 
down to see if any other phone numbers and names are attached, and 
put those in the Notes section. 

Try all of your owners’ addresses in Yellowpages first, then in 
Whitepages.  

Whitepages shows the ages of the people who live at the address. Some 
of its information is free and some is paid. 

Keeping Your Database Updated 

Properties are bought and sold all of the time. You wouldn’t want to waste 
your time and money sending a letter to someone regarding a property 
they just sold a few months ago. 

We recommend that you update your spreadsheet at least once a 
quarter. 

Go to the county appraiser site, and go to the recent sales search.   

Narrow down by property type and use code. Search by sales date with a 
range from the last time you updated until now. Check each property to 
see if they were sold or just transferred. The owners may have just 
moved it into an LLC. Update names, addresses, and additional info for 
any properties that have sold since you last updated your list.  


