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Introduction
Buying a primary residence is an emotional and financial milestone in 
peoples’ lives. Buying real estate investments is different. It’s more like 
a business proposition, intended to generate rental revenue and profit 
through market appreciation. In addition, real estate investing provides 
unique cash flow which allows possible tax-deferred or tax-free benefits 
from the property, directly benefiting the investor. Increasingly, real estate 
is a preferred asset for retirement savings year after year. It diversifies 
your portfolio, provides a revenue stream, and may offer time-tested 
returns on investments.  

Self-directed IRAs—which allow you to hold alternative investments like 
real estate—are the vehicle of choice for many real estate investors who 
are saving for retirement. The Entrust Group has a 37-year track record 
of administering self-directed IRAs and helping investors increase their 
understanding of Real Estate IRAs. This report delivers statistics and 
analyses of real estate transactions Entrust clients made in 2017. It also 
looks at broader real estate market trends from recent industry reports 
such as the “Home Buyer and Seller Generational Trends 2018.” from 
NATIONAL ASSOCIATION OF REALTORS®, and provides real estate and 
financial professionals insights to help them grow their business. 

About Entrust
For more than 37 years, The Entrust Group has provided account 
administration services for self-directed retirement and tax-advantaged 
plans. Entrust has administered nearly $3 billion in total assets, on 
average, per year. Our trained staff is experienced in all aspects of 
real estate investment using self-directed accounts, from purchase to 
management to sale. Our extensive inventory of educational resources is 
designed to help investors and professionals alike understand and take 
advantage of real estate investing for retirement.

Hubert Bromma
Founder & CEO, The Entrust Group
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3.   Self-directed IRA rules safeguard retirement  
 savings accounts from debt collectors, giving  
 your family and heirs added protection  
 (depending on your state laws).

4.  Adding a self-directed IRA to your investment  
 portfolio gives you true diversification. Unlike  
 other IRAs, you’re not limited to stocks, bonds,  
 or mutual funds. This gives you complete  
 control over their investment choices.  

IRS Rules and Regulations
As with any IRA, the Internal Revenue Service (IRS) 
puts a few limitations on Real Estate IRAs. The first 
has to do with who owns the property. When you 
buy property using a Real Estate IRA, the title of 
the property is vested in the name of the IRA. This 
has implications for the wording of the contract, 
deed, and other paperwork. The Entrust Group has 
decades of experience in handling facilitation of the 
purchase process accurately and efficiently. 

The IRS also lists a number of prohibited 
transactions related to the use of the property 
owned by the IRA. Most prohibited transactions 
involve the actions of what the IRS calls a disqualified 
person. For example, renting a house owned by your 
Real Estate IRA to your family member would be 

What is a Real Estate IRA? 
A Real Estate IRA is the number-one investment 
strategy used by Entrust clients to save for retirement. 

Like all self-directed IRAs, a Real Estate IRA gives you 
the freedom to invest in alternative investments for 
your retirement and other future needs, like a child’s 
education or health savings. In this case, the asset  
is real estate owned by the IRA. Here are the top  
four reasons why Real Estate IRAs are preferred  
by investors:

1.  You get all of the tax advantages of an IRA: 

  •  With a Traditional IRA, you can potentially get  
   a tax deduction for your contributions and  
   earnings. In addition, market appreciation is  
   not taxed until you begin to take distributions. 

  •  With a Roth IRA, you pay tax on your  
   contributions. Earnings are eventually  
   distributed tax-free. 

2.  You have the option to invest in a range of  
 property types, from residential to commercial  
 property, REITs and mortgage notes. You can hold  
 on to the property and feather your retirement  
 nest egg with rent revenue. Or you can renovate  
 (fix and flip) the property using IRA assets and  
 reinvest the resale profits.
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considered a prohibited transaction. The consequences of 
prohibited transactions can be severe. Your IRA can lose its 
tax-advantaged status and you will end up with a taxable 
gain distribution that must be included as income on your 
tax return. 

Once the IRA Owns the Property
As the owner of the property, all related incomes and 
expenses have to flow through the IRA. Rent checks 
are written to the IRA and sent directly to your property 
manager or Entrust. Your property manager and service 
providers (plumbers and gardeners, for example) are paid 
by the IRA. All agreements and contracts (leases, insurance 
policies, for example) are made in the name of the IRA.  

Working with an experienced IRA administrator like Entrust 
is a step toward helping you avoid errors related to titling, 
processing incomes and expenses from the IRA, reporting 
and education on general rules. We have procedures in 
place to guide you through the purchase and appropriate 
use of the assets held in your Real Estate IRA. Our  
Learning Center also offers up-to-date information to  
help you understand and meet your responsibilities.
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Real Estate IRA Purchases 
Where Investors Bought Real Estate

State-by-State Purchases Analysis
The number of states where Entrust clients 
invest their Real Estate IRA assets keeps 
expanding. In 2017, states like Kansas, Idaho, 
and Illinois were added to the list. Purchases in 
Texas slipped, which allowed Florida to move 
into third place, after Arizona and California, 
the perennial leader. Along with Texas, 2017 
purchases decreased in Arizona and Montana. 
They increased in Florida, Indiana (moving into 
fourth place), and Georgia. 

These purchase statistics include three states 
that were identified by Price Waterhouse 
Cooper as “cities to watch” in its 2018 
Emerging Trends in Real Estate - US and 
Canada report.1 In California, both Los Angeles 
and San Jose made the PwC list, as did Florida 
(Fort Lauderdale) and Texas (Austin and 
Dallas-Fort Worth). 

CA 24.3%

AZ 7.6%

FL 6.9%

TX 6.3% 

IN 6.0%

NC 5.0%

GA 4.1%

OH 3.4%

IL 3.1%

ID 2.8%

MO 2.5%

KS 2.2%

Real Estate IRA Purchases 

Percentage of Top 
Performing States 
Where Investors 
Bought Real Estate



Region 2016  2017

West

South

Midwest

Northeast

State  In State %

FL

AZ

GA

NC

IN

TX

CA

Regional Purchases Analysis
Overall, purchases declined in the West by 4%. 
This may be an effect of a strong seller’s market 
in much of the nation, notably in California, where 
the majority of Entrust clients have invested in real 
estate. Sales also declined in the Northeast (1%). 

Elsewhere, buyers were not deterred by the tight 
inventory. Sales increased in the Midwest (4%)  
and the South (1%).  

In-State Purchases Analysis
In 2017, Entrust clients continued to demonstrate 
their willingness to purchase real estate in states other 
than where they live. For clients who live in California, 
this could be a case of purchasers looking for more 
affordable properties outside one of the nation’s 
tightest property markets. While more than half of 
California clients still bought in the Golden State, the 
percentage of in-state purchases for Californians 
decreased 5% from 2016. In-state purchases also 
declined in Florida (down 8%), and decreases hit 
double digits in Arizona (12%) and Texas (18%). 

On the plus side, clients who live in North Carolina, 
Georgia, and Indiana added their home states to the 
list for the first time since we’ve created this report.

48% 44%

30% 31%

19% 23%

3% 2%
52%

88%

75%

92%

88%

85%

70%
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CA $260,242 
FL $152,350
TX $134,927 
AZ $134,055
IN $64,239

Investment States and Avg. 
Purchase Price per State

The average purchase price 
varies widely from state to 
state. In California and Texas, 
investors demonstrated 
their ability to find and take 
advantage of a good find. 
The average purchase price 
declined 23% in California 
and a whopping 48% in Texas. 
Buyers in Arizona (up 24%), 
Florida (up 33%), and Indiana 
(down 74%) paid more in 2017 
than a year earlier.

05W
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Difference from 2016 - 2017

-$18,356

2017 Average Purchase Price

$174,207

What Investors Paid 
For the first time in several years, the total average purchase price declined just 
over $18k from 2016. One contributing factor for the average purchase price 
decrease could be that purchasers are looking for a good buy in new locations 
with lower listing prices (Kansas, Idaho, and Illinois debuted on our lists last year). 

2016 Average Purchase Price

$192,563

Top 5
Property  
State

2017 Average  
Purchase Price
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Types of Real Estate Purchased 
Real Estate IRA investors know what works and they stick with it. Once again, single-family and multi-family 
residential properties top the list of what Entrust clients bought in 2017. However, multi-family properties 
took a 7% dip from 2016.
The biggest trend is the emergence of commercial real estate as an IRA asset. It accounted for 5% of all 
purchases, an increase of nearly 4%. The purchase of vacant land also increased by just over 1%. 
For the first time, this report also tracks the purchase of alternative real estate investments. For investors 
who do not want to buy actual real property, tax liens and deeds of trust offer other ways to diversify your 
portfolio within the real estate sector.

Property Type 2016 2017

50.7%

1.9%

51%

4%

27.4% 20%

18.6% 20%

1.4% 5%

Single-Family  
Residence

Other
2016 2017

Multi-Family  
Residence

.6% .3%
Tax or 
Assessment 
Lien Certificate

.3% .3%
International 
Real Estate

Vacant Land

Commercial 
Real Estate

N/A .4%
Real Estate 
Investment 
Trust (REITs)

.3% 3%
Real Estate 
Mortgage or 
Deed of Trust
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Types of IRAs Used to Purchase Real Estate 
The Traditional IRA, which offers tax-deductible 
contributions to account holders, remains investors’ 
preferred vehicle to save for retirement using real estate. 
Three out of four Real Estate IRAs use this account type, 
giving it an increase of 2% from 2016.

Slightly more investors are using Beneficiary IRAs (up 
1.5%), while the percentage using Roth IRAs held steady 
at 16%. Fewer SEP IRA account holders chose that vehicle 
(down 4%). 

Account Type 2016 2017

Traditional IRA 73% 75%

Roth IRA 16% 16%

SEP IRA 9% 5%

Beneficiary IRA .5% 2%

Individual 401(k) <1% <1%

SIMPLE IRA <1% <1%

Other <1% <1%
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State-by-State Sales Analysis
Three of the four top states for real 
estate purchases in 2017 were also 
among the top for sales. California, 
Arizona, and Florida took the top spots 
in both lists. Texas placed fourth in 
terms of sales. Given that these states 
have the most mature Real Estate IRA 
market among Entrust clients, these 
statistics are unsurprising. Overall, sales 
figures follow the pattern set in 2016. 
The sales made in California represent 
an 1% increase over 2016. Clients 
in Texas (1% increase), and Arizona 
(3% increase) also made significantly 
more sales in 2017. Florida, however, 
remained the same at 10%. Missouri 
and Nevada broke into the list of top 
states where Entrust’s Real Estate IRA 
clients sold property  
in 2017.   

CA 41%

FL 10%

AZ 7%

TX 5%

NV 4%

MO 4%

NM 4%

IL 3%

CO 3%

SC 2%

NC 2%

IN 2%

Entrust Real Estate IRA Trends
Real Estate IRA Sales

Where Investors Sold Real Estate

Percentage of Top 
Performing States 
Where Investors  
Sold Real Estate
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Region 2016  2017

West    

South

Midwest

Northeast

State  In State %

AZ

FL

TX

NM

CA

GA

Regional Sales Analysis
As with purchases, the West and South 
dominated sales transactions in 2017. In both 
regions, sales increased by small percentages 
over 2016: 2% in the West and 1% in the South. 

And while the average sales price was higher in  
the Northeast than the Midwest, a mere 2% of  
sales transactions took place in the Northeast. 

In-State Sales Analysis
For the second year in a row, Arizonans had the 
highest percentage of in-state sales. More Texans 
(up 8% to 75%) and Floridians (up 8% to 77%) 
also decided to sell in-state properties in 2017. 

58% 60%

26% 27%

12% 11%

4% 2%

84%

77%

75%

75%

67%

58%

West $151,000  $134,936
South $92,500 $60,946
Midwest $96,000 $56,009
Northeast $181,000 $72,199

Region
2016 Average  
Sales Price

2017 Average  
Sales Price
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Return on Investment
The South accounted for 27% of the sales made in 2017, and those sales led the 
nation in return on investment. In Florida, ROI averaged 58%, and in Georgia it 
averaged 41%. 

Return on investment continued strong in the West as well, averaging 23% in 
California and 15% in Colorado. The Midwest is represented by Missouri, which 
had an average ROI of 15% also. Additionally, in the West, Arizona was an outlier, 
with a mere 4% ROI. 

State Property Avg. Purchase Avg. Sales Average 
Region State Price Price ROI

SOUTH FL $21,920 $34,574

SOUTH GA $62,638 $88,147

WEST CA $110,361 $136,676

WEST CO $202,161 $233,225

MIDWEST MO $45,950 $53,019

WEST AZ $90,248 $93,975

58%

41%

23%

15%

15%

4%

*Data provided ranges from 1998 - 2017.
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Types of Real Estate Sold 
As with purchases, single-family and 
multi-family residences dominate the 
type of property sold, representing 64% 
of all real estate assets sold in 2017. 
Vacant land came in next, representing 
29% of sales. Mobile homes (a category 
not represented in sales statistics for 
2016) and commercial real estate each 
accounted for 2%. The remainders of  
the sales transactions were alternative 
real estate assets, such as liens, loans, 
and contracts.

Types Of IRAs Used To Sell 
Real Estate 
Given that most purchases are made 
with Traditional IRAs, it comes as no 
surprise that Traditional IRAs are the 
type of account most often used to sell 
real estate assets. The percentage of 
Traditional IRAs used to sell real estate 
increased 10% to 77%, followed by Roth 
and SEP IRAs, each at 10% of the total.

Type of Property
Single-Family Residence
Vacant Land
Multi-Family Residence

Other
Mobile Home
Commercial Real Estate

Type of IRA
Traditional IRA
Roth IRA
SEP IRA

Beneficiary IRA
Individual 401(k) Plan
Other

2016 201767% 77%

10%

10%

17%

11%

2% 1%3%
2% 1%

2016 201759% 50%

29%

14%

2%
3%

2%1%

24%

12%
4%
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Non-IRA Real Estate Trends
While Real Estate IRA owners are buying and 
selling residential property for investment 
purposes, they are dealing in the same market 
as home buyers. The home buyer population 
ranges from Millennials (people born 1981 to 
2000), who are buying their first homes, and 
Generation Xers (born 1965 to 1980), who are 
hitting their stride as wage earners. Even Baby 
Boomers (born 1946 to 1964) continue to buy, 
often downsizing or moving to retirement locales, 
although they are more often active as sellers.

National Residential  
Real Estate Trends (Non-IRA)

A Generational Look % of all  % of all  
at Home Buyers /Sellers2 buyers sellers

Millennials (1981-2000) 36% 20%

Generation X (1965-1980) 26% 26%

Younger Boomers (1956-1964) 18% 23%

Older Boomers (1946-1955) 14% 22%

The Silent Generation  (1925-1945) 6% 10%

Housing Shortage 
Baby Boomers are staying in their houses longer, creating a housing shortage for Millennials and Gen Xers. This is 
creating opportunities for the development of new, smaller, more energy-efficient homes, townhouses, and condos. 

Multi-Family Residential Demand 
If they can’t buy, Millennials and Gen Xers turn to rentals. Demand for multi-family housing prospects remains 
strong, especially in secondary markets like Pittsburgh, Salt Lake City, and Fort Lauderdale.

Senior Housing Momentum 
The available inventory doesn’t come close to meeting the needs of a market segment projected to grow by 25 
million in the next 15 years.

3 trends 3 EMERGING trends
1

2

3

1
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The median age was The median age was were married 

with at least 
one child

were 
married

10
more space!

Nearly two-thirds              had children under age 18. Sellers lived in their home for at least        years.

Main reason for selling: (26%)One out of four         were Hispanic/Latino, 
Black/African American or Asian/Pacific Islander.

Median individual income was Median individual income was$88,800. $100,300.
$104,700. $123,600.Gen X buyers had the highest income at Gen X sellers had the highest income at 

$94,000.
Buyers in the Baby Boomer category,  
ages 53 to 62, had an average income of

Home Buyers Analysis2

Investors who are ready to sell the assets in their 
Real Estate IRAs—and the real estate agents who 
assist them—can benefit from knowing who the 
likely buyers are. Here are some insights into the 
home-buying population in 2017:

Home Sellers Analysis2

Real Estate IRA owners who are ready to buy 
properties to generate retirement savings—and the 
real estate agents who represent them—can benefit 
from knowing who is selling.

74%

of buyers were 
single women

unmarried 
couples

were single 
men

unmarried 
couples

65%

15%18%

of sellers were 
single women

were single 
men

7% 8%

Home buyer Demographics

Home buyer FINANCES

Home SELLER Demographics

Sellers sold their homes for a median  
more than they paid for it.

Home SELLER FINANCES

$47,500

5% 5%

(65%)
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6 STEPS to Invest with a  
Real Estate IRA

1   Open a self-directed IRA at Entrust

2 Choose a funding method for your Real Estate IRA: 
   •  Transfer funds from other IRAs
  •  Direct Rollovers from employer-sponsored plans
  •  Make an annual contribution  

3 Find the right investment
  •  What are your investment goals?
  •  How much money do you have to invest?
  •  Is the seller willing to sell to an IRA?

4 Direct Entrust to make a purchase and buy the property
  •  Once the contract is executed, with the IRA as the purchaser,  
   you can instruct Entrust to send your IRA funds to pay the  
   Earnest Money Deposit.
  •  You and your real estate broker will open escrow.

5 When the title company is ready to close escrow, you will  
 submit the paperwork to Entrust.

6 When Entrust has completed its review, we will fund the  
 balance due on the purchase and the property will belong  
 to your Real Estate IRA.

Basics of Real Estate IRAs
How Real Estate Agents  
Can Grow Their Business  
with Real Estate IRAs 
One in three3 Americans owns an IRA. Together, 
those IRAs hold $9.2 trillion4 in assets. And while 
real estate is the #1 investment held in self-
directed IRAs, there are obviously a lot of people 
out there who don’t know about the option—
demonstrated by the fact that nearly half of all 
IRA assets are held in mutual funds according to 
the Investment Company Institute.4 This gives 
savvy real estate professionals an opportunity to 
set themselves apart in the marketplace. 

Demonstrating your familiarity  
with Real Estate IRAs can help you:
1. Generate more referrals, leads, and  
 repeat business

2. Stand out from the competition

3. Become a valuable resource for your clients

4. Add value to your relationships

5. Close more sales

Download our report “Help Your Clients  
Invest in Real Estate Tax-Free” at 
www.TheEntrustGroup.com/GYB and learn 
how to grow your business.

Have questions? Contact Us at 800-392-9653
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Real Estate IRA Client Success Stories* 

Don’t Fence Me In
Alden and Anne, both age 45
Alden and his wife Anne, both aged 45, live in a leafy suburb in Western Pennsylvania, and 
they appreciate the value of wide-open spaces. Alden works in financial services while Anne 
returned to work as a veterinary assistant, after staying home with their two children. 

In 2014, Alden opened a Traditional IRA with Entrust with the intent of buying real estate to generate income for 
their retirement. He worked with a real estate broker who specialized in agricultural land. The broker found a 
parcel of vacant land in Montana, which Alden bought for $109,200 using his Traditional IRA. The contract and 
purchase were administered by Entrust, and Entrust received the monthly rental payments from the rancher 
who leased the land for cattle grazing. 

In 2017, the rancher was able to purchase the acreage. Alden and Anne negotiated a sale price of $142,000, 
garnering a 30% return on their investment in just three years. 

Expertise In Coding and Building Codes
Roy, age 52
Roy spends long days sitting in front of a computer developing software for a tech start-up in 
Denver. He loves coding and analyzing his way to the best solution. On the weekends though, 
he straps on a tool belt and unleashes his inner do-it-yourselfer. He has owned and renovated 
several houses in the Denver area, moving into a new fixer-upper every couple of years. 

When he turned 52, Roy decided to put his renovation savvy to use saving for retirement. He rolled over the 
proceeds from a former employer’s 401(k) plan into an Entrust Traditional IRA. It didn’t take Roy long to find a 
single-family residence in need of a little TLC. He bought it for $256,000 through his IRA. Well aware that if he  
did the work himself, it would be a prohibited transaction, Roy hired a contractor he had worked with before.  
All expenses—for services and supplies—were paid by the IRA. 

In less than six months, the house was ready to be put on the market. Roy benefited from the economic growth 
in the Denver area. He sold the house for $315,000 and experienced a 23% return on investment. 

Now, Roy is back in the market looking for his next project and more growth in his retirement savings account.



16ReferencesNailing Down a Revenue Stream and Market Appreciation
Tracy, age 70
Tracy owns a popular nail salon in the San Fernando Valley, not far from Los Angeles. 
As a small business owner, she started saving for retirement using a SEP IRA at Entrust 
making annual contributions that she invested in various alternative assets. 

In 2012, when her husband Terry retired from his job at a local hotel, they rolled over his 401(k) into a 
Traditional IRA at Entrust. Their plan was to buy real estate that would provide both a revenue stream 
and value appreciation. 

In 2013, they purchased a single-family home in a nearby town for $187,500 using the Traditional IRA. 
Their tenants paid rent to the property management firm Tracy hired. The cost of those services and all 
repairs, taxes and utility bills were paid through the IRA. 

When Tracy turned 70 in 2017, she decided to scale back her time at the nail salon so she and Terry 
could travel more. They also decided it was time to sell. They had benefited from five years of rental 
income and now wanted to cash in on the increased market value. They sold the house for $217,500,  
a 16% return on investment. 
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