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Dwellynn, along with our partners, is pleased to present Forest Point, a 104-unit, class C multifamily preferred equity
investment opportunity in Texarkana, Texas. The Property has maintained a historically high occupancy and presents a
strong value-add opportunity as the property is currently self-managed using a regional manager who lives over 500
miles away. Additionally, the interiors and amenities are able to be upgraded for modest rent increases. Furthermore, the
asset is adjacent to The Commons, a 196-unit multifamily community which is under our ownership and management.
The acquisition of Forest Point allows us to effectively combine both properties to capture operational efficiencies and
provide additional community amenities for residents living in both complexes.
 
The unit mix is comprised of 32 one-bedroom units, 48 two-bedroom units, and 24 three-bedroom units with an average
unit size of 920 square feet. Common area amenities include a swimming pool, a sub-par laundry facility and a dog park.
The amenity package of Forest Point is lacking and our business plan includes adding BBQ grills, a playground, and a
picnic area by the pool, upgrading the laundry facility, and adding a sport court (replacing the old tennis court).
 
Forest Point offers immediate cash flow due to the great basis of the acquisition, which is over an 8% capitalization rate,
as well as the expense savings via combining the property’s operations with The Commons. Because of this, we are able
to offer investors a secure preferred equity position with very high cash flow every quarter from the first quarter of
ownership.

KEY INVESTMENT DETAILS
Location

Year Built
Size (acres)

Occupancy (July 10)
Number of Units

Net Rentable Area (SF)
Average Unit Size (SF)

 

Texarkana, TX 
1975
8.674
97%
104 
95,680 
920

Purchase Price: $4,625,000 [$44,471/Unit]

Senior Loan: $3,700,000 [80% LTV, 74.3% LTC]

Total Capitalization: $5,197,218 [$49,973/Unit]

Preferred Equity Rate: 12% [100% tax-free]

CapEx Budget: $356,000 [not final]

Lender: Hunt [Fannie Mae]

Closing Date: October 24

Offering Size: $1,200,000

Forest Park
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Forest Point is a well-performing, class C asset at 97% occupancy and is adjacent to The Commons , a 196-unit multifamily property which is wholly owned and 100% funded by our partners. One
of the partners has moved into one of the vacant units so we can be more hands on while overseeing the $1.6MM renovation budget. Forest Point is being acquired in partnership with investors
and operated jointly with The Commons as one 300-unit property. Forest Point will also be renovated to achieve 12% higher rents while maintaining a high occupancy rate. The two properties will
be rebranded to “Creekside North” (Forest Point) and “Creekside South” (The Commons). Combining the operations of the assets will reduce the payroll burden for both properties and lower other
operating expenses as well. Furthermore, by combining both properties, we will be able to capture the drive-by traffic from both Kennedy Lane and Richmond Road, both of which are major
arteries which intersect the main interstate which passes through town, thereby increasing leasing activity. Additionally, we will convert one of the leasing offices into a fitness center or a
clubhouse enabling residents to enjoy the amenities of both communities regardless of which complex they live in.

INVESTMENT RATIONALE

FINANCING
The investment’s proposed financing is a fixed-rate, 10-year Fannie Mae loan. This conservative loan eliminates refinance risk and interest rate risk.

We will seek disposition of both The Commons and Forest Point in approximately three years when the operations will be stabilized. The resale value of the combined 300-unit property will be
greater than if the assets were to be sold separately due to increased net operating income through improved operations and economies of scale. Additionally, a 300-unit property will attract
more institutional buyers who are typically willing to accept a lower return (a higher sale price) in exchange for being able to deploy more capital to one transaction.

EXIT STRATEGY

INVESTMENT OVERVIEW

Purchase Price
Units

T12 Cap Rate (adjusted for stabilized expenses)
Y2 Operating Cap Rate

Capital Expenditures
Per Unit

Operating Reserves
Closing Costs

Preferred Equity Return
Total Capitalization

Per Unit

$4,625,000
104 ($44,471/u)
8.22%
8.70%
$356,000
$3,423
$40,468
$175,750
12%
$5,197,218
$49,973



INVESTMENT OVERVIEW

Revenue
Assumptions

Market Rent Growth
Vacancy

Loss to Lease
Bad Debt/Concessions/Non-Revenue

2.0%
5.0%
2.0%
3.0%

Other 
Income

Expense
Assumptions

Exit
Assumptions

T12
Stabilized (Y1)

Other Income Growth

$93,250 per year
$93,250 per year
2.0%

Annual Expense Growth
Property Tax Growth

Management Fee
Replacement Reserves (Per Unit)

2.0%
4.0%
3.0%
$300

Hold Period
Exit Cap Rate

Gross Sales Proceeds
Per Unit

Sale Costs

3 Years
7.50%
$5,968,384
$57,388
3% of sales price
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1st
Investors receive
12% cash on cash 
returns

2nd
Any excess cash
flow is paid to the
Common Equity

Dwellynn is offering investors the opportunity to co-invest as a Limited Partner (“LP”)
alongside us:
 

Investors sit in a Preferred Equity position making up 80% of the equity. The other 20%
(Common Equity) is in a secondary position from a cash flow perspective and is the
”first loss” piece in a capital event.
Preferred Equity investors receive a 12% annualized return, paid quarterly. Any
shortfalls in this preferred payment will accrue and compound.
In Year 1, the property could withstand a 34.6% reduction in cash flow, effectively
wiping out any cash flows for the Common Equity yet the Preferred Equity would still
earn its 12%.
Upon refinance or sale, investors are first to receive their capital back but do not
participate in any upside.

Investors receive any
accrued but unpaid 12%
preferred return

Investors receive 100% of
their originally invested
capital back

INVESTMENT RETURNS

Excess proceeds are
distributed to the Common
Equity

3rd

1st

2nd

Distribution From Operations Distribution From Sale/Refinance

Common Equity
Preferred Equity

Senior Loan

$300,000
$1,200,000
$3,700,000

100.0%
93.4%
71.2%

Highest Risk 

CAPITAL STRUCTURE
Capitalization

Lowest Risk

$100,000 Investment                                $136,000

YEAR 1

Return (%)

Cash Flow

Sale Proceeds

12.0%

$12,000

$0

YEAR 2

12.0%

$12,000

$0

YEAR 3

12.0%

$12,000

$0



PROPERTY OVERVIEW

The Forest

The Commons
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PROPERTY OVERVIEW
EXTERIOR

Foundation: Reinforced Concrete Slab

Framing: Wood

Exterior: Brick, Stucco Veneer, & Wood Trim

Roofs: Pitched

Wiring: Copper

# of Buildings: 16 apartment

buildings, 1 office/clubhouse

CONSTRUCTION
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PROPERTY OVERVIEW
INTERIOR

RUBS

Air Conditioning / Heating

Refrigerator

Electric Range / Oven

Dishwasher

Garbage Disposal

Combination Tub / Shower

Enclosure

Pet friendly

High-speed Internet Access

UNIT AMENITIES
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T E N N I S  C O U R T S

(No longer functional, to be renovated and 
 converted to a BBQ area, playground and

basketball court)

PROPERTY OVERVIEW
AMENITIES

C L U B H O U S E S W I M M I N G  P O O L
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PROPERTY OVERVIEW
UNIT  MIX

TWO BEDROOM
46.2%

ONE BEDROOM
30.8%

THREE BEDROOM
23.1%

Type
1x1
2x1
2x2
3x2

Total/Average 

Units 
32
16
32
24

104

Current Rent 
$525
$640
$680
$805
$655

Pro Forma
$625
$720
$780
$825
$733

SQ FT
740
900
960

1,120
920

Current/SQ FT
$0.71
$0.71
$0.71
$0.72
$0.71

Pro Forma/SQ FT
$0.84
$0.80
$0.81
$0.74
$0.80

3 BEDROOM 

2 BEDROOM

1 BEDROOM

24%

30%

46%



MARKET OVERVIEW

FAVORABLE
LOCATION &
SUBMARKET

1 Located 180 miles northeast of Dallas, the twin cities of Texarkana, Texas and Texarkana, Arkansas are roughly halfway between Dallas and Little Rock, Arkansas along the
northeast Texas and southwest Arkansas border and have a combined population of approximately 67,000, while the Texarkana MSA population is approximately 150,000.
Texarkana is conveniently located approximately 70 miles north of Shreveport, 145 miles southwest of Little Rock, 180 miles northeast of Dallas and serves as a regional
center for employment, healthcare, and education. Texarkana is strategically located along major trade corridors which has been key to growth and development and provides
residents convenient access throughout the region. Residents enjoy a low cost of living and wide range of lifestyle activities including hunting, fishing, numerous parks, golf
courses, museums, theatre, and symphony. Texarkana offers an array of shopping and dining opportunities from large national chains to unique locally-owned businesses,
providing residents plentiful cultural, career, and educational opportunities. Forest Point is situated along Kennedy Lane which connects two blocks west to Richmond Road
and three blocks east to Summerhill Road, two main north-south thoroughfares in Texarkana. The Property is 0.5 miles south of Interstate 30, 2.0 miles east of Interstate 369,
and 4.4 miles west of Interstate 49. Central Mall is only 0.1 miles west of the Property, CHRISTUS St. Michael Health System is 0.8 miles north, and Downtown Texarkana is
located 3.9 miles to the southeast.

2

EMPLOYMENT
DETAILS

The Texarkana labor force is approximately 65,100 people with a current unemployment rate of 4.5 percent as of March 2019 per the U.S. Bureau of Labor Statistics. The
primary industries are Government, Trade, Transportation, and Utilities, and Education and Health Services, accounting for a combined 36.1 percent of total employment. Over
260,000 people reside within a 50-mile radius of Texarkana; within a 75-mile radius there are over 995,000 people, and a 200-mile radius puts Texarkana within a three-hour
drive of over 13 million people. Texarkana is ideally situated to reach those markets, as the region was originally developed around a complex rail system over a century ago
and continues to develop as a national crossroads for transportation which includes the intersection of I-30, I-49, and the future I-69 as well as U.S. highways 59, 71, 67, and
82. It is also the intersection of the Kansas City Southern and Union Pacific railroads making Texarkana an ideal location for robust economic development now and into the
future. The region’s commitment to higher education has been a key factor in stimulating economic growth and providing a skilled workforce for employers. The area is home
to Texas A&M Texarkana, Texarkana College, and University of Arkansas at Hope-Texarkana. Additionally, the University of Arkansas for Medical Science (UAMS) Southwest
offers a Family Medicine Residency program in Texarkana.

DWELLYNN



MARKET OVERVIEW

OUR 
TAKE

3 It is worth noting some things which strike me as odd for a city of this size. In the combined cities of Texarkana, Arkansas, and Texarkana, Texas, there are 44 hotels, 10+ new
car dealerships, a regional hospital and health care system, four Walmarts, Home Depot & Lowe’s, Sam’s Club, a 14 theater Cinemark with luxury stadium seating, a
community college and a continuously expanding satellite presence of Texas A&M University. While there are jobs from larger employers, the city benefits tremendously from
being at the intersection of two major US interstates. It is interesting to note the major interstates (I call these “spindles”) running out of the Dallas-Fort Worth Metroplex
heading towards most major HUBS around the South. A smaller city has a much lower chance of growth if it does not have one of these ”spindles” running through town.
Fortunately, Texarkana has two “spindles”. The first, is I-30,which is one of the six major arteries connecting the Dallas Metro to the world. This interstate passes through
Texarkana and continues on to Little Rock, Memphis and beyond. The other interstate is I-49 which comes up from the south connecting to Shreveport, New Orleans and
Houston. Currently, I-49 dead ends into Texarkana and picks up again at Fort Smith. This missing section is currently under construction and once finished it will run
uninterrupted from the greater New Orleans area all the way up to Kansas City, Missouri. Once I analyzed the interstates, I better understood how a small town like Texarkana
could support all of this retail activity.

DWELLYNN



MARKET OVERVIEW
MAJOR EMPLOYERS

Red River Army Depot
Red River Army Depot is the area’s largest employer with over 4,100 employees and occupies 15,375 acres, houses more than 1,400 buildings, and is host to 16 tenant
organizations. The Red River Army Depot anchors the Defense Industry Cluster which is the largest economic driver in the region with an annual impact over $2.3B and
provides approximately 15,000 direct and indirect jobs to the economy according to the Texas Comptroller. Texarkana is on a major rail line which makes it unlikely the depot
is going anywhere anytime soon.
 
CHRISTUS St. Michael Health System
Established in 1916, CHRISTUS St. Michael Health System now sits on a beautiful wooded 129-acre campus that includes a 312-bed acute care hospital, 50-bed Rehabilitation
Hospital, an Outpatient Rehabilitation Center, and employs 1,800 who serve residents of Arkansas, Texas, Louisiana, and Oklahoma.
 
Copper Tire & Rubber
Cooper Tire & Rubber is a leading global competitor in the tire industry and employs 1,750 at their Texarkana manufacturing facility, one of their four such facilities in North
America.

EMPLOYER INDUSTRY EMPLOYEES
Red River Army Depot
and Tenants

CHRISTUS St. Michael 
Health System

Cooper Tire & Rubber

AECOME/URS

Southern Refrigerated
Transport

Manufacturer/Processors

General Medical Hospital

Manufacturer of Passenger
Tires

Comabt & Tactical Vehicles

Referigerated Trucking

4,135

1,800

1,750

1,300

1,235



SUBMARKET OVERVIEW
TEXARKANA,TX



RENT COMPARABLES

Forest Point has upside in rents via interior renovations to match comparable product nearby. Additional upside can be
achieved by adding washers and dryers in 51 units which already have connections (that don’t have a washer and dryer
already). RUBS (utility billback) can be increased to increase other income.

Property
Forest Point - Current

Forest Point - Pro Forma
 

Summerhill Woods
Westridge

Park At Summer Hill
Sedona Hills 

 
 

Average of Comps

Units
104
104

 
114
176
184
192 

 
 
 

Vintage
1975
1975

 
1985
1984
1985
1982

 
 
 
 

Rent
$525
$625

 
$595
$660
$775
$625

 
 

$664
 

SQFT
740
740

 
670
721
682
680

 
 

688
 

Rent/SQFT
$0.71
$0.84

 
$0.89
$0.92
$1.14
$0.92

 
 

$0.97
 

ONE BEDROOM

Rent
$660
$750

 
$695
$770
$860
$750

 
 

$769
 

SQFT
930
930

 
960
895
880
952

 
 

922
 

Rent/SQFT
$0.71
$0.80

 
$0.72
$0.86
$1.98
$0.79

 
 

$0.83
 

TWO BEDROOM

Rent
$805
$825

 
 

$915
$965
$975

 
 

$952
 

SQFT
1,120
1,120

 
 

1,339
1,043
1,360

 
 

1,247
 

Rent/SQFT
$0.72
$0.74

 
 

$0.68
$0.93
$0.72

 
 

$0.76
 

THREE BEDROOM



INVESTMENT STRATEGY
CAPITAL EXPENDITURES BUDGET



PROFORMA FINANCIALS
FOREST POINT



FINANCIAL ANALYSIS
FOREST POINT

Due to strong going-in cash flows as well as further upside through renovations and operational efficiencies, the coverage and breakeven
occupancy calculations are very strong. Investors’ Preferred Equity has a substantial day one cushion of cash flow protection ensuring the
12% quarterly payments can be made easily.
 
Investors’ principal is protected by the Common Equity cushion. This means in the event of an unfavorable sale, the Common Equity is the
first piece of equity to lose principal and must be completely wiped out before the Preferred Equity incurs losses. Because we are increasing
the value of the property by increasing revenue through interior renovations and reducing expenses by combining Forest Point with The
Commons, there will be a very large equity cushion protecting the Preferred Equity.

Cash Flow After Debt
Service

Preferred Equity Payment
Coverage Ratio 

 
Reduction in Cash Flow (to
maintain "pref" payment)

 
Breakeven Occupancy (to
maintain "pref" payment)

Preferred Equity Coverage

$144,00
1.53x

$219,905

34.6%

86.2%

$144,00
1.79x

$257,772

44.2%

82.7

$144,00
1.46x

$219,905

31.3%

88.1%

Year 1 Year 2 Year 3

Property Value
Senior Loan Balance

Sale Proceeds 
(Less 3% costs)

 
Decline in Sale Price (to

maintain return of principal
to Preferred Equity)

$5,968,384
$3,643,308

$2,146,024

16.3%

Year 3
Valuation



PROPERTY MANAGEMENT
TOPAZ ASSET MANAGEMENT

Topaz Asset Management is dedicated to supporting this investment in pursuing every
opportunity to maximize value and achieve above-market returns. 
 
As a team, they’ve developed unique multifamily asset management techniques, focusing on
each property with an investor's sense of ownership and entrepreneurial vision. Topaz Asset
Management takes a “boots on the ground” approach to property management. 
 
Delivering a timely, skillful and informed response is important in determining the optimal
solution for distressed properties. Professional services include acquisition support, due
diligence, consulting, property management, repositioning solutions, best practice reviews,
recruitment/staffing selection, training, project management and financial and reporting
analysis.



FIRM INVESTMENT PHILOSOPHY & COMPETITIVE ADVANTAGE
DWELLYNN

Our investment philosophy, with respect to creating value, is to identify strong local markets, arrange the ideal capital structure, minimize
construction costs through on-site management, and identify unique opportunities on or off-market through dispassionate and thorough
underwriting of many opportunities in order to find attractive risk-adjusted investments.

LOCATION,
LOCATION,
LOCATION

While most people say “location, location, location” in real estate to imply that it is wise to buy into the most sought-after neighborhoods, we believe that buying in class A locations
results in accepting lower returns, overpaying for assets and facing stronger competition from other buyers, thus making the market more efficient and more difficult to find a
bargain in. We hold a thesis that more favorable returns can be achieved in class B and C neighborhoods as well as smaller markets or those which are less pursued by investors.
Identifying markets with better opportunities requires due diligence focused on the economic drivers supporting the area as well as supply and demand fundamentals.

CAPITAL
STRUCTURE

We seek to optimize our debt and equity financing through our deep network in the capital markets and construct the capital stack around the investment’s
business plan and risk/return profile. When evaluating an acquisition, we consider different financing approaches such as bridge loans, PACE financing, HUD,
mezzanine debt, preferred equity, and seller carry. We remain conscientious of the risk that is added from additional leverage and assess whether it is accretive
to our investors’ position.

CONSTRUCTION
COST
MANAGEMENT

For investments with large capital expenditures budgets, we deploy hands-on construction management on-site, which allows us to perform our renovation
plans significantly below market costs. Our construction manager has over 30 years of experience in residential development and renovations. We also have
regional personnel in Texas who have strong relationships with multifamily vendors to get competitive bids and discounted pricing on materials.

DILIGENT
SOURCING &
DISPASSIONATE
UNDERWRITING

While much of our deal sourcing is on-market through the traditional brokerage network, we find unique opportunities by looking outside of the conventional investment thesis, such
as splitting larger units to increase unit count, furnished/corporate/short-term rentals, and purchasing adjacent properties to create operational efficiencies. We overcome the
challenges of competitive markets by having a very large underwriting-to-close ratio, thus creating value simply through our selectivity and patience. Due to our strong, steady
pipeline of deal flow, we can underwrite scrupulously and not allow optimistic assumptions or the desperation to win a deal influence our valuation of potential acquisitions.



SPONSOR BIOS

Kent Piotrkowski, Principal – Kent graduated from NYU School of Law in 2006 and received his L.L.M. in taxation from NYU in 2007. He
started his career at PWC where he primarily focused on due diligence and structuring matters for private equity clients. In 2008, he joined
MetLife where he handled a variety of corporate and international tax issues and reviewed real estate and alternative investment
transactions from a tax perspective, including leading the tax unit in MetLife’s acquisition of a $180m hotel in Washington, DC. Since 2017,
Kent has partnered to purchase over $70MM in multifamily properties in Texas. Kent is also a licensed real estate broker in New York and
started an active multifamily mastermind group. Kent leads Lone Star Capital Group’s operations and asset management.

Rob Beardsley, Principal – With a background in business and computer science from Carnegie Mellon University, Rob leads the
underwriting and structuring function for Lone Star Capital Group. Prior to co-founding Lone Star, Rob gained real estate experience through
his family's numerous real estate businesses including development, construction, sales, and investment. Additionally, Rob enjoyed a data
analytics stint with a global retail company in NYC with annual sales over $50,000,000 where he implemented database and reporting
solutions. Rob also actively publishes articles and whitepapers about real estate capital markets, multifamily strategy and deal structuring.

Ola Dantis, Principal, with bachelors and masters degrees from The University of Birmingham, is the Founder/CEO at Dwellynn.com, a
multifamily investment syndication firm, has successfully sourced deals of over 40 million dollars. Ola, an entrepreneur at heart, brings his
experience in owning and managing cash flowing multifamily property in his personal real estate portfolio to larger multifamily investing.
This foundational experience derived from the strategic acquisition, renovation, and repositioning has been instrumental in the apartment
syndication space, resulting in a competitive edge in value add and equity creation.  Ola hosts a weekly popular podcast called The Dwellynn
Show and interviews real estate investors and entrepreneurs across the U.K. and U.S.



CASE STUDY
CRANBROOK FOREST

Cranbrook Forest was acquired in July 2018 in a true off-market acquisition. Cranbrook Forest is a 261- unit property located in Northwest
Houston. The property was mismanaged, mostly unrenovated, and had high vacancy (30% upon takeover), leaving significant value-add
opportunities from an operations and capex perspective. Since takeover, we have added amenities, improved security with cameras and
LED lighting, and have executed interior renovations (including adding washer and dryers into every unit). We currently achieving
stabilization ahead of schedule – the property is at 90% occupancy as of June 2019 and pre-leased to 96%.



OLA DANTIS 
OLA@DWELLYNN.COM

(667) 786-2484

CONTACT
DWELLYNN

WWW.DWELLYNN.COM

2114 BANK STREET, BALTIMORE, MD 21231


