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A cornerstone principle of real estate investing…

The success or failure of your real estate investments depends on your ability to 
consistently attract and retain great tenants. In the end, it doesn’t matter how 
great of a deal you got on the property or how strong your projected cash flow 

and return on investment are. Without great tenants that pay rent on time, stay 
a long time, and take care of your property, the equity, cash flow and returns all 

evaporate into thin air. 

—Dr. Joe
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Chapter 1

The Most Important Part of 
Your Real Estate Business

Imagine you buy a great property. You’re excited about it. You got through 
the renovation process without losing too much sleep. The inspection went 
well, and you’re ready to find a tenant. You identify someone fairly easily, 
verify their credit score and work history, sign a lease, and hand over the 
keys. Now you can sit back and wait for the money to start rolling in.

The first month the rent is due, the tenant has a sob story about why the 
rent is late. The second month, they don’t pay at all. The third month, you 
schedule a visit to find out what is going on. When you get to the house, you 
see that the grass needs cutting, junk has accumulated on the front porch, 
and the inside of the house is going downhill fast. 

You ask questions with a sense of dread. The tenant gives you a load of 
excuses. Then a neighbor stops you on your way back to your car to tell you 
what a nightmare it is to live next door to your tenant because of loud music, 
people hanging out in the street, and the eyesore your property is quickly 
becoming.

You just learned an investor’s golden rule: your asset is only as good as 
the tenant you put in it.

I learned the importance of finding great tenants the hard way…
I became a real estate investor over 30 years ago because my boss got fired. 
I know that might sound strange but stay with me. I figured if it happened 
to him, a loyal employee, it could happen to me next. I took a hard look at 
my situation. I didn’t enjoy working in the corporate world of deadlines, 
numbers, and frustrating expectations.

I would drive to work and sit in my car, not wanting to get out. I missed 
a lot of special family moments because I had to travel all the time, leaving 
my wife and kids alone. I hated managing people and dealing with difficult 
clients. How much abuse did I take?  A lot. What was worse... I had to wake 
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up and do it all over again day after day. And what did I have to show for 
the dream-killing hassle? I had no money, no legacy, and a real fear that the 
company could fire me without warning.

One day, I had lunch with the former boss. I expected to console him 
but instead I sat across from a confident man who had no worries because he 
told me he had rental properties. Turned out, he didn’t need the job he had 
just lost. He then warned me that I had better have a backup plan also or risk 
putting my future in the hands of my employers.

I remember like it was yesterday. There I sat in the restaurant, shocked 
by what I heard. I said to myself, “Hmmm, the rat race and a gold watch can’t 
be all I get!” 

I knew for the sake of my life and family, I had to change things 
drastically. So, I started watching infomercials, going to REIA (Real Estate 
Investor Associations), and bought an income property. The problem was, 
I had THE TENANT FROM HELL and instead of making money, I began 
losing money I didn’t have. My tenant had not paid the rent to the previous 
owner, and she didn’t pay me either. Not one cent. Instead, I had to pay the 
mortgage on my rental to keep things going until I could start the eviction 
process and start from scratch to find a new tenant. It took time for me to 
realize that I would never be successful just from making deals. I needed 
dream tenants who were responsible, great to deal with, low maintenance, 
and took care of my properties. Why? Let me tell you a well-kept, open 
secret. Read on.

What many landlords won’t tell you (or don’t know)
Everyone says buy real estate to build wealth. But other investors (my former 
boss included) never told me that turnover can mean the death of a real 
estate investment business, so finding great tenants that pay on time and 
stay a long time is CRUCIAL.

When I learned that lesson from bad tenant experiences, I began 
educating myself through trial and error on what Tier 1 tenants look like, 
want, need, respond to, and avoid. I began to develop a strategy for screening 
tenants that NONE of my investor colleagues were doing.

Once I perfected how to find Tier 1 tenants, I began to teach it with 
excellent results. Hundreds of students and consulting clients have said 
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that the “Dr. Joe way” of screening tenants has changed their lives and 
transformed how they approach finding renters.

These days, I’m known for what I do. I don’t have to look high and low 
for great tenants. They come to ME. I love getting calls from Tier 1 renters 
through referrals, asking if I have any properties available for rent. The rent 
is always paid on time, they take good care of my properties, they are pleasant 
to deal with, and they stay a long time—some of them 10, 15 and 20+ years. 

I love waking up in the morning. I love spending quality time with my 
family and deciding what my schedule will look like every day. I love my 
financial freedom.

You’re reading this eBook today for a reason. You desire more than a 
Russian roulette-style screening process that attracts below-average tenants. 
All you need is the right information to get you where you need to be. You’ve 
come to the right place.
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Chapter 2

How to Find Great Tenants

A question I often get from investors is, “How do I find great tenants?” They 
worry that the rent won’t get paid or that it will be paid late. They worry 
about tenants not taking care of the property. They worry about tenants who 
are difficult to deal with and make life a headache.

The fact is, if you want great tenants, there is a way to get them and 
it’s not hard to do! There are tons of what I call Tier 1 tenants (those that 
PAY on time and STAY a long time) that can be a good fit for your income 
property. 

But Tier 1 tenants don’t fall in your lap just because you put out a “for 
rent” sign. There is a formula to attracting and spotting them that goes 
beyond credit scores and reference checks. 

The best part is, if you know what to do, THEY WILL COME TO YOU. 

There are three key steps to my method of finding great tenants:
1. Make your property stand out above other rental properties. 
2. Put together an ad that includes buzz words Tier 1 tenants look for. 
3. Screen applicants the “Dr. Joe” way, using my deep dive method that 

exposes frauds.
We’re going to look at each of these steps a bit closer so that I can show you 
that finding the right tenants is an intentional skill that you can implement 
into your business and see instant results.
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Chapter 3

Step One:  
Make Your Property  

Stand Out

According to HUD, there are about 10 million reported real estate investors 
in the US. Investors own about 16 million+ rental units. That’s a lot of 
competition, which means you need to determine how you can uniquely 
position your income property to stand tall above the rest.

The first thing you need to know before you even begin my step-by-step 
method is this:

The quality of the asset you buy determines the quality of the tenant you 
are likely to get. If you want to find excellent tenants for your investment 
property, you should first purchase an investment property with the qualities 
that attract excellent tenants.

Okay, now that you have that bit of wisdom committed to memory, let’s 
move on. So, what are some of these qualities that attract excellent tenants?

I remember hosting an open house years ago. A potential renter 
stopped by for a tour. When she realized there wasn’t a jacuzzi bathtub, 
she was no longer interested in my property. Sounds crazy, right? But it 
taught me to make sure that my houses include amenities for discriminant  
candidates. 

Here are just a few ideas to inspire you to think about ways to enhance 
your property. 

If parking is hard to find in the neighborhood, consider adding onsite 
parking if possible. Tier 1 renters like to entertain, so include a back deck. 
You don’t want to over-improve your rental but adding a few touches to 
increase the value and outshine the competition will make your home a 
sought-after commodity.

When people show up to your property, ask questions about what 
they like and dislike. Learn what they think of the home and take note of 
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suggestions. Find out what other rentals offer by showing up to other open 
houses or going to look at houses to rent with a local agent.

Vacant properties show best if staged. My wife owns a staging company 
and decorates my properties. However, realtors can refer you to staging 
consultants in your area. You’ve put hard work into your investment. You 
owe it to yourself to make your property warm, inviting, and desirable to the 
right people. 
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Chapter 4

Step Two:  
Write Irresistible Ads

Most investors don’t know that writing the ad is the beginning of the 
screening process. I have seen and written a lot of lackluster ads over the 
years, and I have discovered that what you put into them is what you will get 
out. The ads that simply say house for rent, 3 beds, 2 baths will attract just 
about anybody looking for a place to land (including professional squatters). 
But you don’t want just anybody to rent your property. You want the Tier 
1 group. This means you need a great ad with the right buzz words and 
structure to attract them.

This is how to create an ad that stops Tier 1 renters in their tracks:

Write your ad
Write a clear, descriptive ad (e.g., newly renovated 3 bed, 2 bath single family 
home). Indicate your deal breakers (i.e., no pets, no smoking). Include 
descriptions such as, “close to excellent schools and parks,” “quiet, walkable 
location,” “close to business district,” or “restaurants and retail shops nearby.” 

Mentioning these neighborhood amenities can attract families and 
professionals. I embrace the recession-proof option of renting to Section 
8 voucher holders, so I add the phrase: “Section 8 welcome” in my 
advertisements.

Your ad is also an opportunity to address things like parking 
arrangements, and other screening criteria so applicants can predetermine 
if they are a good fit:
• Long term tenant vs. short term tenant
• Location/neighborhood
• Smoking/non-smoking, 
• Section 8 welcome etc.  

This effort could help to give you a smaller, but more qualified pool of 
prospective tenants from the start. By setting expectations upfront and only 



How to Find Great Tenants Dr. Joe Asamoah

12

showing properties to people who are at least somewhat qualified, you can 
be more efficient with your time – and for a busy landlord, time is money.

Enhance your ad
If you want to attract the crème de la crème candidates as I do, keep in mind 
that superior renters seek quality ads. Include professional or good quality 
photographs of the exterior and interior rooms of the home. If possible, include 
a video or virtual tour. I use HouseLens, a national company that offers photo 
and video services. These extras will make your ad stand out and attract the  
right tenants.

Place your ad
Advertise on Craigslist. It is easy, fast, and free in most locations, although 
ads are $5 in cities such as Boston, Chicago, and New York. I also recommend 
using multiple channels to increase your response potential. Here are five 
other sources:
•	 Online. My suggested platforms include but are not limited to Zillow 

and Trulia.
•	 Social Media. Post on social media, Facebook marketplace, and 

relevant local Facebook Groups.
•	 Search Services. Done-for-you sites such as Turbo Tenant, are often 

free for landlords.
•	 Realtors. Agents have direct access to candidates and can publicize 

and show your property.
•	 Referrals. I have successfully found new tenants through current 

tenants. If you have tenants with an excellent track record, ask for 
referrals. Good people often know other good people.

Your ads provide you with a pool of candidates, but it’s your responsibility 
to make sure that you have candidates to choose from that will make your 
life as a landlord easier not harder. Now let’s look at a few things you can do 
when you meet candidates in person.
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Chapter 5

Step Three:  
Screen Like a Pro

As a landlord, you want the best possible tenant to occupy your rental. This 
means you need a tenant that has a history of paying rent on time without 
drama, taking care of the property, being pleasant to deal with, and stays a 
long time.

Since applicants may purposefully give misleading answers, have a 
moment of forgetfulness, or pull figures from the air if they aren’t completely 
sure or feel put on the spot, conducting a thorough tenant screening process 
is one of the most crucial steps in finding a great tenant.   

It’s important to ask questions that will help you weed out undesirable 
applicants and understand if a candidate meets your expectations and vice 
versa. Keep in mind that the ideal tenant (for a market renter) has:
•	 Monthly income that is three times the rent rate
•	 A clean eviction report
•	 Good credit score
•	 Positive reference checks
•	 Steady employment history

For Section 8 tenants, some of the above may or may not be that important. 
One of the best ways to save time and effort during the screening 
process is to state the leasing criteria in your rental advertisement (see  
Chapter 4).

Once you have a pool of applicants, you can begin scheduling property 
tours and open houses, which is the perfect time to ask your applicants more 
questions about themselves.  
Here are the top ten questions to ask applicants to begin evaluating their 
tenant potential:



How to Find Great Tenants Dr. Joe Asamoah

14

Top Ten Screening Questions

1. What date would you want to move in?
 Perhaps you have a vacancy that needs to be filled immediately, but 

your potential tenant can’t move in for another month or perhaps 
the applicant is looking for somewhere to live immediately and your 
unit won’t be ready. You’ll save time if you determine your move-in 
timelines don’t match right away. 

2. Do you have pets?
 If they have pets and you don’t accept animals, that can eliminate a 

candidate quickly. If you do allow pets but have restrictions on the 
number or size, this is the time to share your pet policy. Let applicants 
know of any pet fees/deposits you may require for their furry friend(s).

3. How long have you lived in your current home?
 Inquiring about the duration of their past and current residencies is 

smart. If they seem to lack stability, hopping from property to property, 
chances are they’re likely to do the same to you, leaving you with a 
vacancy to fill. 

4. Why are you moving?
 This simple question could help to reveal past issues, such as prior 

evictions. Don’t take an applicants’ answer at face value. Make sure you 
follow up with a landlord reference check.

5. How many people will occupy the unit?
 Make sure there are enough bedrooms for all who will be staying in the 

rental and that you don’t exceed legal limits. 

6. Are you a smoker?
 This is important due to the extensive property damage smoke can 

cause. You might not get an honest answer, but you might see a pack 
of cigarettes or smell smoke. This would be a good time to reiterate 
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your smoking policy and consequences that could occur if the policy is 
neglected. Be sure to include the policy in your lease agreement. 

7. What is your monthly income?
 Payment problems are one of a landlord’s top concerns with new 

tenants, so this should be one of the first questions on your radar. 
The industry standard is a monthly income that is three times the 
rent. This gives the tenant enough to spend on other expenses and 
keep a cushion in case surprise costs like car repairs or medical  
expenses arise.  

 Along with pay stubs and an employment reference, you’ll want to 
analyze the tenant’s income with Income Insights, a SmartMove tool 
that estimates tenant income based on their credit behavior. 

8. Have you ever been convicted of a relevant crime?
 Many landlords generally view criminal history as important in their 

screening decision. A SmartMove user survey showed that 60% of 
landlords strongly agreed that criminal history is more important than 
credit history. 

 Another survey suggested that 22% of applicants screened by 
SmartMove had a criminal hit on their record. This is an important 
piece of an applicant’s background that you’ll need to check before 
deciding if the applicant is right for your property. 

9. Have you ever been evicted?
 A thorough screening will help answer this question but inquiring 

further with your potential tenant in person gives the applicant the 
chance to explain the situation. TransUnion research shows that 
past evictions are predictive of future evictions, so if an applicant 
says yes to your question, proceed with caution. However, if 
there were extenuating circumstances and their current financial 
standing is in good order, it may not impact your decision to  
accept them. 
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10. Have you ever broken a lease?
 In some cases, an applicant might have moved out not necessarily 

due to eviction, but because they ended their lease early. This may 
be understandable due to issues such as, construction or unruly 
neighbors. But without significant reason, this could be a red flag. 
Make sure this is one of the questions you ask a previous landlord to 
verify the provided information. 

What else you need to know…
Overall, these top ten questions should help you weed out bad apples. There 
are a few other strategies to keep in mind. For instance, some people may 
contact you and even visit your property out of curiosity or while seeking 
their dream rental. Keep phone and email contact with those making 
inquiries to a minimum. 

Don’t waste time on people that request to view your rental at inconvenient 
hours, and avoid those that repeatedly disappear, have imaginative sob 
stories, cancel more than once or if they have an army of irrelevant questions. 
Serious candidates are usually eager and accommodating.

Hosting an open house is a good way to screen candidates within a 
short time. I also require candidates to complete a comprehensive, 8-page  
rental application that is available on my website.

Most landlords do a credit check, but you should find out as much 
information about candidates as possible. Conduct a criminal background 
check through an online service, contact former landlords, and contact 
current and former employers (for market renters, consider their work 
history and length of time on each job).

If possible, view the individual’s LinkedIn and social media pages, and 
ALWAYS check for cases in Landlord/Tenant Court. A potential renter for 
one of my properties seemed like a good candidate until I discovered a 
history of evictions. Her landlord gave her a glowing phone reference just 
to get her out of his property. If I hadn’t checked my local Landlord/Tenant 
Court, I would have been stuck with a problem.

I also suggest you visit the homes of potential tenants. After thorough 
research, I narrow down to 2-3 prospects and schedule home visits. Seeing 
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how candidates keep their homes is evidence of how your property will look 
in three months. The people I rent to always have homes that show pride of 
rentership.

Conclusion
Many landlords want to go by their “gut” feeling when reviewing rental 
applicants. Regardless of how an applicant answers your questions, don’t 
wholly trust the information provided at face-value…verify, verify, verify.

As part of the screening process, I suggest you consider using an online 
tenant screening service for:
•	 credit history, 
•	 criminal background and
•	 eviction reports, and
•	 Income Insight report from TransUnion, 

Making more informed decisions about applicants will help to protect both 
your property and rental income. By conducting a thorough screening and 
asking the right kinds of questions, you will have a much greater chance of 
finding reliable, profitable tenants.

Learn More:
This eBook is just the tip of the iceberg of tenant screening. Click here 
to find out about my two-day course, The Tenant Screening Playbook: 
How to Find Great Tenants that Pay on Time and Stay a Long Time, 
which goes into more detail about strategies you can use to protect your  
investment. 

As part of the course, you’ll get an ad template and a list of resources I 
use to conduct background checks. You’ll also get a discount on my Tenant 
Screening Toolkit bundle that includes:

The 5 Do’s of Tenant Screening with Dr. Joe
Dr. Joe’s rental application
Dr. Joe’s tenant agreement
A move-in checklist
House Rules for Tenants
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About Dr. Joe
Dr. Joe is a master real estate investor and advisor with over 30 years of 
experience, ready to help you build wealth through real estate. His big city 
BRRRR strategies have taught hundreds of students how to manage cash 
flow and gain asset appreciation the right way.

Visit: www.joeasamoah.com
Follow on:
Instagram: https://www.instagram.com/drjoeasamoah/
Facebook: https://www.facebook.com/drjoeasamoah/


