
INVESTMENT OFFERING

Columbia, SC
FOUR SEASONS APARTMENTS

33 Units
Purchase Price: $768,000
Total Capital Raise: $400,000
Projected Return: 
10% Preferred Rate of Return 
+ 50% of additional cash flow
Projected Hold: 24-36 Months

Funding Closes December 6th, 2019



This is an investment summary provided to
prospective investors and others. This
information is not an offering to sell either a
security or a solicitation to sell a security. At
the request of a recipient, the Company will
provide a private placement memorandum,
subscription agreement and the Limited
Liability Company Operating Agreement. The
Managing Member in no way guarantees the
projections contained herein. Real estate
values, income, expenses and development
costs are all affected by a multitude of forces
outside the Managing Member’s control. This
investment is illiquid and only those persons
that are able and willing to risk their entire
investment should participate. Please consult
your attorney, CPA and/or professional
financial advisor regarding the suitability of an
investment by you.



Four Season’s Apartments is a 33 unit, value-add opportunity, built in 1976 and located in the heart of
downtown Columbia, SC. It is comprised of 32 - 2 bedroom, 1 bathroom units, all of which are 900
square feet. Additionally, there is 1 - 1 bedroom, 1 bathroom unit as well, that was previously acting as a
caretaker unit. There are 2 down units that were involved in a fire several years ago and have since
been used as storage for the property management company. This asset is currently under a MOD-
REHAB contract program with the City of Columbia Housing Authority (CHA). This is a voucher based
program that was created in 1991 and has since been dissolved. Four Seasons is one of the last
properties in the state of South Carolina that continues to operate under this program. The current
voucher based program has restricted rents at $547 per month, all of which is paid by the CHA on
behalf of the tenant base. We have spoken with the CHA regarding this current program and they are
excited about the opportunity to remove the outdated MOD-REHAB contract from this asset. That
would allow us to convert the property to a true Section 8 based property, under which current 2
bedroom fair market rents are up to $959, including all utilities. These units are individually metered for
electric, however the Landlord is responsible for the water. Based on these numbers, we will be able to
transition this property from its current $547 rent rate to $750-$800 per unit. In addition, there has been a
significant shortage in Section 8 housing in the Columbia, SC market, resulting in an extremely lengthy
waiting list for Section 8 vouchers. As a result, the CHA has decided to issue an additional 500 vouchers
to qualified candidates. This provides an excellent opportunity for this asset. With Section 8, the tenant
pays 30% of their monthly income, the program will cover the rest. If a tenant misses a payment or gets
evicted, they lose the ability to participate in the program.

Investment Summary



In the past 12 months, there has been a significant capital infusion ($77,000) into the property, including 
new roofs on 2 of the 4 buildings, as well as new electrical panels installed in each of the units. Our plan 
is to continue to upgrade the existing units. We intend to replace the exterior composite board with vinyl 
siding, replace all single-pane windows with upgraded, energy-efficient double pane windows, re-pave 
and re-stripe the parking lot, install new faux hardwood vinyl tile (LVT), replace cabinets and 
countertops, and provide appliances (tenants are currently required to provide their own appliances). 
This will allow us to attract a higher caliber tenant, all of whom will go through a rigorous screening 
process. While there is no outdoor space available to add amenities, we will upgrade landscaping and 
the property is located next to a fantastic, newly renovated park and recreation center. This facility 
includes a baseball field, multiple basketball courts, a splash pad, and a brand new playground. In 
addition, we will be doing a complete renovation of the 2 units that were damaged in a fire several 
years ago.

We currently have this property under contract for $768,000, which is $82,000 below what the current 
owner purchased the property for in 2004. The current owner has experienced some unforeseen 
medical issues and as a result, was highly motived to sell this property. We have received very favorable 
financing terms from CRESCOM bank out of Charleston, SC. They have agreed to grant us proceeds at 
75% loan to cost, allowing us to finance up to $400,000 of the capital need for repairs and 
improvements. In addition, the as-is appraised value came in at $960,000 with the current “post-
renovation” appraised value at $1.36M.

Investment Summary (cont.)



We believe this investment opportunity is extremely low risk to loss of capital since we were able to 
negotiate a purchase price well below the appraised value.  With the demand for affordable housing in 
Columbia, we expect to push rents to $750 per unit within the first year while maintaining a low vacancy 
rate. This will allow us to provide consistent and stable returns for our investors.
The appraiser used two methods to get to the after-repair value of Four Seasons Apartments: the 
income approach and the comparable sales approach.  The income approach uses the net operating 
income (NOI) and market capitalization rate (cap rate) to arrive at a value.  The comparable sales 
approach uses the data from recent sales of comparable units to determine value, much like is normally 
used with single family homes.  The appraiser came to the following conclusion.

Comparable sales approach  = $1,235,000
Income approach = $1,400,000
Estimated value = $1,360,000

Four Oaks Capital did a similar assessment of value using data from the broker.  Although the 
appraiser’s estimated stabilized value is sufficient for our business plan, we believe the value will be 
between $1,500,000-$1,700,000 

Investment Summary (cont.)



Investment Summary (cont.)

Appraiser’s assessment on 

value using the 

income-approach.



Investment Summary (cont.)

Low Median High

Market Cap Rate 5.25% 7.24% 11.39%

Price per unit $22,000 47,000 $85,000

Price per square 
foot $9 $46 $65

•Section 8 vouchers will pay $750 per unit toward rent in 2019, so we believe their target rent for August 2020 is reasonable.

•Section 8 vouchers will also pay the tenant a stipend toward utilities; in this property, water, sewer, and trash are included in 
the rent, meaning that we can count on additional income from each tenant.  We estimate an additional income of $40-
50/unit per month, adding annual income of around $15,000.  We use $10,000 in our projections.

•Market vacancy is 5%.  Due to the location and going to be marketed as a section 8 property, we expect a slightly higher 
than average vacancy rate.  We believe 10% to be conservative, but reasonable.

•We believe the appraiser’s evaluation of annual expenses to be in-line with our own estimate.

•Appraiser uses a cap rate of 9.5%.  His chosen sales comps ranged from 8.24% to 9.67%.  In its current state, this may be an 
appropriate cap rate; however, we believe it is too conservative for a renovated complex. 

•Our broker from Marcus and Millichap conducted a similar review of 24 sales comps that were built between 1965 and 
1979.  Data from his survey is in the below table:



Investment Summary (cont.)

Our broker estimates this property will sell at $45k-50k per unit after repaired and believes a cap rate of 7.5%-8.0% 
is accurate.  Using a cap rate that is more conservative than our broker and more aggressive than the appraiser, 
our revised stabilized value is as follows:

Using the broker information for sales comps, if we use an estimate $45,000 per unit as indicated in the broker’s 
survey, the stabilized value would be around $1,500,000.



Investment Summary (cont.)

Year 1 Year 2

Projected NOI $92,000 $150,000

Debt Service $40,000 $50,000

Projected cash flow $52,000 $100,000

We believe the projected NOI will provide our investors with substantial upside.  

•Our loan is an interest-only revolving line of credit for the first two years with an interest rate of 5.5%.  At 
closing, the principal balance will be around $525,000, and we will take additional distributions up to $876,000 
as we conduct renovations.  We expect our debt service to be around $40,000 in the first year and $50,000 
the second year.



Exit Plan
• Due to the nature of the loan, Four Oaks Capital has determined it would not be feasible to give investors an 

equity percentage.  The loan is personally guaranteed by the members of Four Oaks Capital – a recourse 
loan.  Our chosen lender will require any member with a significant equity stake to also be a guarantor on the 
loan.  To compensate, Four Oaks Capital is offering a 10% preferred rate plus 50% of additional cash flow to 
make returns equivalent to an investment with an equity share.

• Around the second year of ownership, Four Oaks Capital will either sell or refinance the property to return 
100% of the investors’ capital, which will effectively end the investment opportunity for the investors.

• Purchase price + closing costs + renovation = $1,200,000.  

• Selling the property, assuming 6% closing costs at sale, we would need an ARV of $1,275,000 to return 100% of 
member capital.

• On a refinance, assuming a 75% LTV and 3% closing costs, we would need an ARV of $1,650,000 to return 
100% of member capital.

• With an appraised ARV of $1,360,000, we feel that there will be sufficient equity in the property to preserve 
and safely return investor capital around the 2-year mark. 

• Four Oaks Capital’s primary consideration will be the return of investor capital before the three-year mark.



*A preferred rate of return—simply called pref—describes the claim on profits given to preferred investors in a project. The preferred investors will be the first to 
receive returns up to a certain percentage



Investor Returns

I N V E S T M E N T

Purchase Price $768,000

Capital Improvement 
Budget (CapEx)

$400,000

Minimum Investment $50,000

Projected Hold Period 24-36 Months

I N V E S T O R  
R E T U R N S

Preferred Rate of Return
(paid quarterly starting after 6 months)

10%

Investor Equity Multiple 1.5x

Total Return on Investment (ROI)
(after capital return)

15%

Bonus share of cash flow 50%



Investor Returns - Proforma

Expected return Year 1 Year 2 Year 3
Average Rent $600 $750 $750 

Occupancy Rate 85% 93% 93%
Rental Income $201,960 $276,210 $276,210 
Other Income $10,000 $10,000 $10,000 
Total income $211,960 $286,210 $286,210 

Operating Expenses -$120,000 -$135,000 -$135,000 
NOI (Net Operating Income) $91,960 $151,210 $151,210 

Debt Service -$38,500 -$48,180 -$60,000 
Preferred Return to investors -$40,000 -$40,000 -$40,000 

Remaining Cash Flow $13,460 $63,030 $51,210 

Investor return (50% of excess cash flow) $6,730 $31,515 $25,605 
Investor pay-out $46,730 $71,515 $65,605 



Investor Returns 

Expected returns for $100,000 investment

Year 1 Year 2 Year 3

Preferred return $10,000 $10,000 $10,000 

50% split $1,683 $7,879 $6,401 

Total $11,682.50 $17,878.75 $16,401.25 

Cumulative $11,682.50 $29,561.25 $45,962.50 

Average Annual Return 11.68% 14.78% 15.32%





► 33 Workforce Housing Units in 
the Downtown Submarket of 
Columbia, SC - Submarket 
Vacancy Rate of 5.6 Percent 
► Located Adjacent to Pinehurst 
Park that has Walking Trails, 
Baseball Field, Playground and 
Spray Pool 
► Short Drive to Some of the 
Area’s Largest Employers: Prisma 
Health, University of South 
Carolina, Providence Hospital 
and Aflac 
► Conveniently Located near 
Forest Acres, SC and Only 2.5 
Miles From the Forest Drive Retail 
Corridor: Lowe’s Foods, The Fresh 
Market and Trader Joe’s 
► Ability to Add Value through 
Exterior and Interior 
Improvements and Terminating 
Mod-Rehab Contracts 
► Washer and Dryer 
Connections in Every Unit 





COLUMBIA OVERVIEW 
• The Columbia metro contains the state capitol and the University of South 

Carolina. As a result, the market has a growing and diverse economy with a 
strong base in government, education and insurance. The city of Columbia 
itself is the most populous city in South Carolina with 135,000 people. 
Overall, the metro’s 833,000 residents are spread among six counties in the 
central portion of the state: Richland, Calhoun, Lexington, Fairfield, Kershaw 
and Saluda. 

HIGHER EDUCATION 
• With over 35,000 resident students and a staff of 6,000 professionals, the 

University of South Carolina offers more than 350 programs of studies. 
STATE CAPITAL 
• Roughly 10 percent of the employment base works for the state 

government, supporting various programs throughout South Carolina. 
DIVERSIFYING ECONOMY 
• The local economy has diversified from military and manufacturing to 

include finance, logistics, advanced manufacturing, healthcare and 
insurance. 

• Major employers in the healthcare, government and education sectors 
include Palmetto Health, Blue Cross Blue Shield and the University of South 
Carolina. 

• Fort Jackson, the U.S. Army’s largest and most active initial entry training 
installation, is located here. 

• Manufacturers with significant operations in the metro include Square D, 
International Paper, Michelin, Honeywell, Westinghouse Electric, Trane and 
Bose Technology.

• United Parcel Service’s Southeastern regional hub is at the Columbia 
Metropolitan Airport.



Team Members

mailto:brianmallin@fouroakscapital.com?subject=Investing
mailto:brianmallin@fouroakscapital.com?subject=Investing


Property Management – The Fowler Group
Serving Columbia and the Midlands since 1977

Financing – CresCom Bank
CresCom Bank, a leader in community banking, is dedicated to providing exceptional customer service and quality products to the 
products to the communities it calls home, and prides itself on its strong knowledge of local business and economic trends. Currently, 
trends. Currently, CresCom Bank has 61 branch locations throughout the Carolinas and also owns Crescent Mortgage Company. In 
Company. In 2015, Carolina Financial Corporation (NASDAQ: CARO) ranked #1 on American Banker’s list of “Top 200 Community Banks 
Community Banks and Thrifts as Ranked by Three-Year Average ROE.” It was also added to the Nasdaq Community Bank Index (ABAQ) 
Bank Index (ABAQ) by the American Banker’s Association. As of June 30, 2018, Carolina Financial had approximately $3.6 billion in total 
$3.6 billion in total assets. Crescent Mortgage Company originates loans in 47 states partnering with community banks, credit unions 
credit unions and mortgage brokers.

Legal – Kelley Clarke, PLLC.
Dugan Kelley - Mr. Kelley chairs the firm’s real estate practice group and brings over 18 years of experience to the 
experience to the table.  Mr. Kelley will represent this investment group in all legal matters from contracting 
contracting through final disposition.

Insurance – Tanner, Ballew and Maloof, Inc. 
TB&M will appropriately insure these assets, and your investment, against loss.

Extended Team

https://www.tbmins.com/
https://www.tbmins.com/
https://kelleyclarkelaw.com/
https://kelleyclarkelaw.com/
https://www.thefowlerco.com/
https://www.thefowlerco.com/
https://www.haveanicebank.com/
https://www.haveanicebank.com/


To reserve your position in this investment please contact:
Brian Mallin

brianmallin@fouroakscapital.com

Or simply visit your investor portal

Funding Closes December 6th, 2019

mailto:brianmallin@fouroakscapital.com?subject=Investing%20in%20Four%20Seasons
https://fouroakscapital.appfolio.com/im/investor
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