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Check Out This Deal with Blake Dailey 

Harvard Business School has determined that one of the best ways for people to learn business is 

through real life case studies.  We say, if it's good enough for Harvard, it's good enough for us.  So, each 

month we will highlight the case study of one community member's recent deal, so you can learn what 

they have learned (good, bad, or ugly). Thanks to our amazing community members for sharing!  

 

What type of rentals do you target? 

 

Short-Term Rentals 

 

What market are you in? 

 

Commercial Real Estate 

 

How many doors do you have in your portfolio?  
 

 

117 units 

 
When did you purchase the deal, you want to highlight?  
 

 

6/1/2020 

 

What town is the property located in? 

 

Panama City, FL 
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What was your plan for this deal? 

 

The property itself fits with what we have developed as our little niche – a main house 
with a second rentable unit, in this case a detached apartment, that we will rent on 
Airbnb as a “Super Listing”, or in other words, three listings in one. The main house is a 
listing. The detached apartment is a listing. And both units combined are a listing. They 
are all linked so if one books it, it blocks off the corresponding linked listing. We have 
found success with this type of listing in our market because we can get in at the price 
of a single-family home (and even lower because we buy homes that need rehab) and 
get two rentable units. Guests love them because we are the affordable, homey option 
still close enough to the beach and amenities. 

 

What happened with the deal? 

 

We did experience a setback - the contractor did not pull the electrical permit before 
doing the electrical work, and even then, did some of the electrical work incorrectly. In 
conclusion of this little fiasco, we lost 8 weeks because of a contractor mistake which 
has caused us to lose 4-5 weeks of rental income. To make matters worse the first 
appraisal came in at $195k, which means at 80% LTV we would have to leave $20k in 
the deal – more than I wanted to leave in. I ran my numbers based on a conservative 
ARV of $220k so I didn’t want to fall short by $25k. I imagine that I created this issue 
because I agreed to let the appraiser in the house before the project was completely 
finished. After I scheduled another appraisal, to my dismay it also came in low at a value 
of $200k. I read the appraisal report and analyzed what she compared the property to 
and did not feel like it accurately represented the value of the property. So I emailed her 
and respectfully challenged the data she used, especially when accounting for the value 
of the detached apartment. Thankfully the added data (the square footage and build 
cost of the apartment) helped her to see that she had undervalued the property and she 
adjusted the appraisal up to $220k. At that value I could utilize an 80% LTV loan for 
$176k and get all of my money out of the deal – and that’s what I did. 

 What is the biggest lesson(s) you learned during this deal you want to share with 
others? 
 

 

-The first would be to ensure that your contractor pulls the right permit.  
-Make sure when you get an appraisal that you meet the appraiser at the property and 
that the property is in the most pristine condition it can be in.  
-Proper tracking of expenses. -Include an overage expense. Rehabs hardly ever come 
out to what you expect them to be, especially on big projects on older houses. We are 
currently 9% over budget because of random stuff that came up over the course of the 
rehab. The good thing is I budgeted for 10% overage because I am conservative so on 
my expense sheet it's almost like a 1% bonus because I planned for a 10% decline. Being 
conservative is always the safe play.  
-If an appraisal comes in low, don’t be afraid to challenge the value (respectfully) with 
the Appraiser. 
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What is your goal for investing in real estate and how is this deal getting you closer to 
or further from it? 

 

Investing in real estate will put me over my financial freedom number – which for me 
was replacing my living expenses. Also, this is the property that will push my gross real 
estate income over my gross Air Force income which is an exciting milestone. 

 

 

 

  

Blake Dailey 

MultiFamily Journey 

blakedailey34@gmail.com 
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