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THE INFORMATION CONTAINED IN THIS OVERVIEW AND INITIAL PLAN IS CONFIDENTIAL AND IS 
SOLELY FOR THE USE OF PROSPECTIVE INVESTORS TO DETERMINE THE LEVEL OF INTEREST IN 

THE VILLAGE AT VALENCIA APARTMENTS IN TITUSVILLE, FL. WHILE THE INFORMATION

CONTAINED IN THIS OVERVIEW, PLAN, AND MODEL HAS BEEN COMPILED FROM VARIOUS
SOURCES, WE BELIEVE IT TO BE RELIABLE BASED ON THE DATA USED. NEITHER WE, NOR ANY 
REPRESENTATIVES, MAKE ANY REPRESENTATION OR WARRANTIES AS TO THE ACCURACY OR 

COMPLETENESS, HEREIN. ALL FINANCIAL INFORMATION AND PROJECTIONS ARE PROVIDED FOR 
REFERENCE ONLY AND ARE BASED ON ASSUMPTIONS RELATING TO THE GENERAL ECONOMY, 

MARKET CONDITIONS, AND OTHER FACTORS BEYOND OUR CONTROL. ALL PROSPECTIVE
INVESTORS ARE ENCOURAGED TO CONDUCT THEIR OWN INDEPENDENT DUE DILIGENCE 

INVESTIGATION, REVIEW, FINANCIAL PROJECTIONS,
AND CONSULT WITH THEIR LEGAL, TAX AND OTHER PROFESSIONAL ADVISORS BEFORE 

MAKING AN INVESTMENT DECISION.

CONFIDENTIAL/ DISCLAIMER
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EXECUTIVE SUMMARY

The Bearing Group has identified an incredible value-add opportunity in the booming Orlando 

submarket of Titusville: Village at Valencia

The property is a 2-story, garden style 96-unit multifamily complex with pitched roofs,

large units, and a sparkling pool on 5 acres

The submarket is known as the ‘Space Coast’ for its central location in the epicenter of 

Florida’s aerospace industry. Home to leading employers such as Blue Origin, Space X, 

Boeing, Northrop Grumman, Kennedy Space Center, Port Canaveral Air Station and many 

more

The market had over 17k jobs added in 2021, an average occupancy of 97.8%, and 

continues to expand rapidly

Rent growth was an astounding 22.1%in 2021 and projected to continue to increase
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▪ This asset has an ideal unit mix of 16%Studio, 19%1BR, and 65% 2BR.

▪ Business plan calls for the renovation of 90%+ of the unit interiors which are currently

in Original Classic Condition. We will also add in our technology package along with a

full rebrand and modernization of the property

▪ Proven Renovation Plan - one of our main comparison properties is almost an exact match

in size and vintage, and are getting $300-$450 premiums for their renovated units vs. our

classic units

▪ The area is midway through a $425m expansion project to the Port Canaveral Cruise 

Terminal, Blue Origin Campus, Harris Corp. Campus and Firefly Aerospace.

EXECUTIVE SUMMARY
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OFFERING SUMMARY
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OFFERING SUMMARY

Total Investor Return - Limited Partner (Class A) - $100,000 Investment

Cumulative Cash Flow Distribution $49,838

Return of Equity at Sale (incl. pref catch up) $145,962

Total Investor Return $195,800

Offering Summary

Purchase Price $13,776,000

Hold Period 4-6 Years

Total No. of Units 96

Current Occupancy 91%

12 Month Average Occupancy 95%

Year Built 1967

Investors Accredited and Non Accredited

1031 Exchange Yes

Minimum Investment Amount $50,000

Total equity Required $6,201,601
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OFFERING SUMMARY
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Year of Hold Cash-on-Cash NOI NOI Growth

Year1 4.93% $520,014 82.12%

Year 2 6.29% $947,047 31.47%

Year 3 9.31% $1,245,101 4.17%

Year 4 6.69% $1,297,053 3%

Year 5 180.1% $1,335,999 3%

IRR Waterfall Returns

Peak Equity IRR Multiple Profit

Unlevered $15,884,801 13.8% 1.80X $12,738,472

Levered $6,201,601 18.8% 2.16X $7,177,543

LP Investors $6,201,601 16.4% 1.96X $5,941,117

16-17% IRR 1.9x Equity Multiple



BUSINESS PLAN
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BUSINESS PLAN
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1.Exterior Updates and Rebranding
The property will go through multiple exterior refreshes and upgrades, including new paint throughout, modern 

landscaping, new signage, pool upgrades with furniture & grills, parking lot resurfacing, laundry room

renovations and new common areas.

2. Interior Renovation Plan
Currently all units are in original ‘Classic’ condition, which represents a huge opportunity for us to maximize 

rents to market for a premium of $300-$450 per unit. We will be adding new stainless appliances, paint

scheme, modern LVP flooring, countertops/backsplash, and finishes.

3. Converting usable space

a.Will will be converting the old maintenance area to our new leasing office

b.We will be adding a new storage shed for the supplies and tools

c. We will convert the leasing office to a rentable unit

4. Additional Income Opportunities
We will capitalize on multiple additional income opportunities the property is not utilizing today, such as 

laundry income and unit rentals, renter insurance, technology packages, reserved parking and many

more
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BUSINESS PLAN

5. Fixed Rate Bridge Debt Financing

Given the recent market volatility we have secured a 70% LTC loan at a fixed rate of estimated between 

7.75%-8.25%. We strongly believe this will mitigate our interest rate risk on this project and protect

investor downside. We intend to refinance the property in year 3 at stabilization.

6. Exit Strategy

We have modeled a 5-year hold; however, we have the ability to utilize multiple exit strategies

depending on how quickly we can meet our return projections while gauging market conditions at any

given time

594K

MSA

POPULATION 

91% 

RENTER OCCUPIED

POPULATION (within 

zip code )

$320K

AVERAGE HOUSING

COST(MSA)

$56K 

AVERAGE HOUSEHOLD

INCOME (WITHIN THREE 

MILES)

2.7%

CITY UNEMPLOYMENT 

RATE (MARCH 2022)



PROPERTY OVERVIEW
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PROPERTY OVERVIEW
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PROPERTY OVERVIEW
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PROPERTY OVERVIEW
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PROPERTY OVERVIEW

*See rental comps on page 24
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RENOVATIONS
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INTERIOR RENOVATION PLAN
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PLANNED RENOVATED UNITS

Granite counters, undermount sinks 

New cabinets with modern hardware

Backsplash and updated lighting fixtures 

Vinyl flooring throughout

Stainless Steel Appliances

INTERIOR RENOVATION PLAN



EXTERIOR RENOVATION PLAN

PLANNED RENOVATIONS

New Signage 

Pool Upgrades

New Landscaping

Parking Lot Resurfacing

Laundry Room Improvements
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CAPITAL EXPENDITURES

CAPEX BUDGET

Interior Renovations Total

Studio Units (16 Units @ $10k/Unit) $160,000

One Bed Units (18 Units @ $12K/Unit) $216,000

Two Bed Units (62 Units @ $20K/Unit) $1,240,000

Total Interior Renovations $1,616,000

Exterior Renovations Total

Signage/Rebranding $30,000

Landscaping $50,000

Pool Area $25,000

Laundry Room $30,000

Exterior Paint $100,000

Parking $75,000

Storage Shed (New Maintenance Room) $20,000

Maintenance Room (New Leasing Office) $75,000

Leasing Office (Additional Unit) $15,000

Total Exterior Renovations $420,000

Contingency  (5.26%) $107,158

Total Capex Budget $2,143,158 22



MARKET OVERVIEW
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MARKET OVERVIEW- COMPS
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MARKET OVERVIEW- COMPS
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5-YEAR PROFORMA
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5-YEAR PROFORMA
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SENSITIVITY TABLES
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MARKET ANALYSIS
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MARKET ANALYSIS
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MARKET ANALYSIS
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MARKET ANALYSIS
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MARKET ANALYSIS
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MARKET ANALYSIS
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MARKET ANALYSIS
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MARKET ANALYSIS
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DEBT SUMMARY
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DEBT SUMMARY

The Bearing Group will secure

bridge debt with the following

terms*

Initial Funding of $11,786,358 (73% LTC) 

Interest Rate: 8% (fixed) 

Interest Only: 36-48 months

Expected Refinance to permanent debt in year 3

*Subject to change prior to closing



PARTNERSHIP STRUCTURE
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PARTNERSHIP STRUCTURE
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Partnership Structure

We will be offering a straightforward single class structure with a 

waterfall at specific hurdles and an 8% preferred return



INVESTMENT TEAM
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A B O U T O U R

P A R T N E R S H I P

We are a group of investors that own and acquire residential multi-

family properties throughout the United States and are actively 

searching for opportunities that meet our acquisition criteria.

Our sponsorship team represents a unique background consisting of 

investment and asset management, apartment renovation, 

reposition, and stabilization. Our experience ensures we have the 

right team in place to execute and deliver a positive experience and 

successful result for all parties involved in any transaction.
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O U R V A L U E S
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VISION

To be our investors most 

valuable asset by creating a 

partnership that provides 

relevant solutions with the 

goal of our investors financial 

well-being.

MISSION

Adding value to the

communities and residents 

in which we invest, the 

result of which is elevated 

return profiles for our 

capital partners paired with a 

stellar investing experience.

VISION AND 
MISSION



BRANTON BLOUNT

BRANTON IS CO-FOUNDER AND MANAGING PARTNER 

OF THE BEARING GROUP. BRANTON GUIDES THE 

DEVELOPMENT OF THE BEARING GROUP’S NETWORK 

AND PROGRAMS TO EFFECTIVELY SOURCE, ANALYZE, 

ACQUIRE, AND SUCCESSFULLY REPOSITION/STABILIZE 

MULTIFAMILY INVESTMENT PROPERTIES. DRAWING ON 

HIS 23-YEAR BACKGROUND WITHIN THE FEDERAL LAW 

ENFORCEMENT AND MILITARY INTELLIGENCE 

COMMUNITIES, BRANTON IS RESPONSIBLE FOR 

OPERATIONAL OVERSIGHT AND DEVELOPMENT OF 

STRATEGIC PARTNERSHIPS TO PROMOTE CONTINUED 

GROWTH WHILE REMAINING IN LINE WITH THE 

ORGANIZATION’S CORE BELIEFS.
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FELIX BELTRAN

FELIX IS CO-FOU NDE R A N D MA NA G ING P A RTNE R OF THE 

BEARING GROUP. HAVING SPENT CLOSE TO 30 YEARS IN 

MILITARY A N D L A W E NFORC E ME NT LEADERSHIP ROLES, 

FELIX QUICKLY FOUND ASSET M A N A G E M E N T TO BE A

PERFECT FIT. FELIX H A S DEVELOPED THE ASSET

M A N A G E M E N T SYSTEMS THAT THE BEARING GROUP

RELIES ON DAY TO DAY TO MAXIMIZE THE EFFICIENCY OF 

THE GROWING PORTFOLIO. FELIX IS DIRECTLY

RESPONSIBILITY FOR THE DEVELOPMENT AND

OVERSIGHT OF E A C H PROPERTY ’S BUSINESS PLAN,

BRINGING THE M A N Y MOVING PARTS TOGETHER TO FORM 

A COHESIVE A N D EXECUTABLE STRATEGY.

THE BEARING GROUP



COLSON CASTILLA

COLSON B EGA N HIS C A R EER SUPPORTING A 

NATIONWIDE TEAM OF MULTIFAMILY LOAN

ORIGINATORS FOR PGIM REAL ESTATE FINANCE AS A

FINANCIAL ANALYST. FOLLOWING HIS

INTERESTS, HE SOON ACCEPTED A ROLE IN

ASSET M A N A G E M E N T A N D ACQUISITIONS FOR A 

D ENVER B A S ED PRIVATE EQUITY REAL ESTATE

C O M P A N Y W HER E HE HELPED M A N A G E A $200M 

PORTFOLIO OF INDUSTRIAL, RETAIL, AND

COMMERCIAL ASSETS THROUGHOUT THE UNITED 

STATES A M O N G OTHER ASSETS INCLUDING SELF 

STORAGE A N D SENIOR LIVING FACILITIES.

SHAWN FULLER

S HA W N HAS MO R E THAN 20 YEARS OF PROGRESSIVELY

RESPONSIBLE EXPERIENCES BUILDING A ND OPERATING

COMPANIES IN ALASKA. S H A W N HAS LED COMPANIES

THROUGH START-UP, GROWTH, EXPANSION A ND THROUGH 

SALES A N D PU R C HA S E AGREEMENTS. THESE COMPANIES

HA VE R A NGED FROM 5-100 EMPLOYEES WITH REVENUES IN 

EXCESS OF $10 MILLION. S H A W N HAS W O R KED IN A VARIETY 

OF INDUSTRIES, INCLUDING A LARGE REAL ESTATE

PORTFOLIO (COMMERCIAL & RESIDENTIAL APARTMENT  

COMPLEXES), HEAVY EQUIPMENT, BUILDING PRODUCTS,

CONSTRUCTION, FINANCIAL SERVICES A ND INFORMATION 

TECHNOLOGY. HE IS FOCUSED, TIMELY A ND ATTENTIVE TO

EVERY DETAIL TO ENSURE HIS CLIENTS’ NEEDS A RE MET AND 

INVESTORS RETURNS A R E MET OR EXCEEDED.
45

THE BEARING GROUP



SABER EQUITY
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CHARLIE RUSHTON

A 35-YEAR VETERAN OF THE HOSPITALITY

INDUSTRY AND 4TH GENERATION REAL ESTATE 

ENTREPRENEUR, CHARLIE HAS INVESTED IN

SFR’S ON A BUY AND HOLD BASIS, SELLING HIS 

ASSETS IN 2017. HE SYNDICATED AND

PROMOTED DIRECT PARTICIPATION PROGRAMS

(DPP’S) IN THE OIL AND GAS SECTOR FROM 2010

TO 2015, PREDOMINANTLY IN THE ABILENE, TX

AREA. HOLDS A SERIES 65 LICENSE.

KYLE HAUGE

KYLE IS A LICENSED INVESTMENT ADVISOR A ND MULTI-

FAMILY INVESTOR, LOCATED IN THE GREATER SEATTLE 

AREA. AS A N ADVISOR, KYLE IS PART OF A TEAM THAT 

M A N A G E S OVER $ 5 0 0 M OF INSTITUTIONAL ASSETS,

INCLUDING MUTUAL FUNDS, STOCKS, REIT’S, DST’S AND 

OTHER INSTRUMENTS. WHILE STILL ACTIVE AS AN

ADVISOR, HE HAS TRANSITIONED HIS FOCUS TO

MULTIFAMILY ASSETS IN RECENT YEARS FOR ADDITIONAL 

DIVERSIFICATION. KYLE BRINGS HIS UNIQUE EXPERTISE

IN ASSET MANAGEMENT , SEC GUIDANCE AND 

UNDERWRITING TO OUR GP TEAM.

CATALINA FIERRO

CATALINA IS A LICENSED REAL ESTATE AGENT OFFERING 

M O R E THAN 13 YEARS OF EXPERTISE IN THE INDUSTRY 

WITH OPERATIONS INCLUDING SHORT-TERM RENTALS,

F INANCE A ND PROPERTY MANAGEMENT .

WHILE MANAGING ALL ASPECTS OF DAILY PROCEDURES  

WITHIN MULTI-FAMILY COMMUNITIES, CATALINA GAINED 

VAST KNO WLEDGE IN CAPITAL IMPROVEMENT PROJECTS, 

NEW CONSTRUCTION LEASE-UP, RENOVATION LEASING, 

MARKETING, REBRANDING A ND HAS A N EXTENSIVE

B A C K G R O U ND IN VALUE-ADD PROPERTIES.



PARTNERSHIP PORTFOLIO

$ 100 M+
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The combined number statement of our achievements and journey

assets acquired

1,016 units owned

50 +
experience in
the real estate industry

Jacksonville, Fl

Houston, Tx Lubbock, Tx 

Sierra Vista, Az

Rockport, Tx

Corpus Christi, Tx

Lorain, Oh



PROPERTY MANAGEMENT
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Asset Living 

Established in 1986, Asset Living, has been committed to providing unsurpassed 

service to the multi-family housing industry. 

Their vision: Continuing to serve our industry, communities, and partners as the most 
trusted partner in real estate.

Recognized as industry leaders Asset Living currently operates over 175,000 units 

across 40 states. More specifically they control 15,921 units in the State of Florida, 

with a concentration of 1,314 units on the Space Coast alone.

https://www.assetliving.com/


NEXT STEPS
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Branton Blount

Branton@TheBearingGroup.com

(609) 439-8399

Target Funding Date: October 26, 2022

Estimated Closing Date : November 7, 2022

Minimum Investment Amount : $50,000

To invest or learn more, contact:

Charlie Rushton

(805) 403-7080

Charlie@saberequity.com

Saberequity.com Thebearinggroup.com


