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• Current Owner acquired the asset in early 2017 and completed a heavy remodel in 2018, giving an               

effective year built of 2018. Having achieved his 5-Year hold return, he is selling to redeploy equity.

• Rents have been steadily increased and occupancy is now nearly optimum, thus the Seller is willing                 

to give the new owner an initial double-digit cash-on-cash return for a newly remodeled, turn-key, 

stabilized asset that is not only the best-in-class but is also walk-to-class close. 

• The Fort Valley State Multi-Housing Market, Market-rate, and Student Housing are Fully Occupied.

• Strategic Management Partners (SMP), a Top-25 management firm based in Atlanta Georgia, desires to 

remain in place and has approved the pricing of the management fee and the onsite management and 

maintenance payroll for the property used in the underwriting.

• Thoughts from Brenda Stewart, Regional Manager of SMP on Villas on 8:

“Villas on 8, located just 2 blocks from the university, is a safe, highly desirable property that is                         

an “athlete’s enclave” of sorts. Villas on 8 has been a game-changer for student housing in 

Fort Valley with the level of upgrades and growth potential which can be taken to the next                              

level by adding amenities like volleyball and a student study lounge” 

The Opportunity     

“Walk-to-Class” Irreplaceable, Class-A Location

“Buying” a 12%+ Return Up-Front, at Acquisition

144 Beds / 36 Units 97% Leased *2018 Effective Year Built

*Note: Peach County Property Appraiser Report *Renovated 2018
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Immediate Top-Line Add | Best of Class | Build-Out Additional 216 Beds

“Walk-to-Class”

Actual Year Built: 1999 | Effective Year Built: 2018



Property Overview
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Operating Statement

Income Current Pro Forma Per SF Per Unit Per Bed

Gross Scheduled Rent 1,036,800 1,067,904 29.66 29,664 7,416

Physical Vacancy (51,840) 5.0% (53,395) 5.0% (1.48) (1,483) (371)

Economic Vacancy

(164,160) 15.8% (168,729) 15.8% (4.69) (4,687) (1,172)

(18,000) 1.7% (18,154) 1.7% (0.50) (504) (126)

0.0% 0 0.00 0 0

Total Vacancy ($234,000) 22.6% ($240,278) 22.5% ($7) ($6,674) ($1,669)

Economic Occupancy 77.43% 77.50%

Effective Rental Income 802,800 827,626 22.99 22,990 5,747

Other Income

0.00 0 0

92,446 92,446 2.57 2,568 642

Total Other Income $92,446 $92,446 $2.57 $2,568 $642

Effective Gross Income $895,246 $920,072 $25.56 $25,558 $6,389

Expenses Current Pro Forma Per SF Per Unit Per Bed

77,910 77,910 2.16 2,164 541

20,700 20,700 0.58 575 144

117,841 117,841 3.27 3,273 818

0.00 0 0

0.00 0 0

0.00 0 0

0.00 0 0

0.00 0 0

36,137 38,120 1.06 1,059 265

0.00 0 0

0.00 0 0

18,235 18,235 0.51 507 127

95,562 95,562 2.65 2,655 664

0.00 0 0

18,362 19,673 0.55 546 137

19,139 21,675 0.60 602 151

Operating Reserves 0 0 0.00 0 0

Management Fee 31,334 3.5% 32,203 3.5% 0.89 895 224

Total Expenses $435,220 $441,919 $12.28 $12,276 $3,069

Expenses as % of EGI 48.6% 48.0%

Net Operating Income $460,026 $478,153 $13.28 $13,282 $3,321

Notes and assumptions to the above analysis are on the following page.

Laundry

Concession

Bad Debt

137 Occupied Beds, 10 Month Leases, NO June July NO Income 

Utilities - Common Electric, Water, Internet

Insurance

Real Estate Taxes

Repairs & Maint. / Trash/Landscape/Pest/Make Ready

All Other Income

*Water Bill Reduced by $19,000 w/ Save Water Co.

Marketing & Advertising

Payroll

General & Administrative

Safety Services
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Pricing Detail

Summary
Price $5,600,000

Down Payment $1,960,000 35%

Number of Units / Beds 36 Units 144 Beds

Price Per Unit / Bed $155,556 / Unit $38,889 / Bed

Price Per SqFt $155.56

Rentable SqFt 36,000

Lot Size 7.00 Acres

Effective Year Built 2018

Returns Current Pro Forma
CAP Rate 8.21% 8.54%

GRM 5.40 5.24

Cash-on-Cash 12.83% 13.76%

Debt Coverage Ratio 2.21 2.29

Financing 1st Loan

Loan Amount $3,640,000

Loan Type New

Interest Rate 4.00%

Amortization 30 Years

Year Due 2028

Loan information is subject to change. Contact your Marcus & Millichap Capital Corporation representative.

# Of Beds Unit Type Current Rents Market Rents 
144 4x2 $600 $600 
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The Only Choice for Off-Campus 

Housing

Villas on 8 is a 1999-Year Built asset whereas, post-remodel, the Peach County Property Appraisers rates it 

a 2018-Effective Year Built property. Currently, the Owner only insists on 10-month leases for 144 beds, 

whereas, at most other schools, students expect to sign 12-month leases. All off-campus competition 

have 12-month leases. This situation offers the new Owner a tremendous opportunity to generate top-line 

growth with the signing of  new leases in August 2022 simply by going to 12-month leases. 

There is no direct competition for this property off-campus.

On-campus at $7,100 annually for 2007 product versus Villas on 8 at $6,000 annually @ 10-month leases, or 

$7,200 annually if  you changed to 12-months leases or raised rents to COMP levels for Villas on 8, that is, 

EFFECTIVELY a 2018-built asset. 

Macon-Warner Robins-Fort Valley Combined Statistical Area

And on campus, there is only one choice for students:

Wildcat Commons Residence Hall
• 2006/2007 built – Five Building

• 950 student property

Wildcat Commons Residence Hall Apartments
(See Image)

• 4 bed/2 bath - $3,117 per semester

• 2 bed/2 bath - $3,557 per semester

Click the link below to view video 

testimonials of  residents sharing their 

thoughts on the remodel upgrades and 

the quality of  life at Villas on 8. 

(Convenient, Safe, New, Home-feel, Best Place 

to stay in Fort Valley, Excellent Staff)

Testimonials

https://urldefense.com/v3/__https:/showrtner.com/VlMtM__;!!GNB9b_cKN-IBEiaS!THipxXq-PfoTfaO4OS9Tr9JSRGVrNfzI1hMZjgEm50d2SbXTyDVYfuchRRv-flA93mnRtdB1$
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Interior Photos
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Interior Photos
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Interior Photos
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Floor Plan
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Exterior Photos



The Buyer has the 

opportunity to build-out 

three new buildings or 216 

beds.



18Just Two Blocks From Campus | ‘Walk-to-Class’ Location



Market Overview
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Fort Valley, Georgia



Why Fort Valley, Georgia?

• Georgia is open for business & staying that 

way

• Western States and Northern States are not 

ideal for student housing and are losing kids 

to the Southern States

• Georgia, and even more particularly, South 

Georgia IS Ideal

Why Fort Valley University?

• FVSU’s 1,365- acre main campus is the 

second largest primary college campus in 

Georgia.

• FVSU’s is about to receive the benefits of 

increased enrollment and offerings 

enhancement due to the MILLIONS it will 

receive for  tuition assistance, operational 

and physical plant improvements via the 

Infrastructure Bill and the Build Back 

Better Bill. Georgia



Fort Valley State University



About Fort Valley State University

• FVSU has been recognized for four consecutive years 

as the top public historically black college in Georgia. 

• This #1 ranking includes US News and World Report, 

2019 and 2020 Best Colleges rankings, and 

the Washington Monthly, 2019.

• In 2018, Diverse Issues in Higher Education listed 

FVSU as a top 10 producer of  African Americans with 

bachelor’s degrees in mathematics, engineering 

technology, family and consumer sciences, computer 

and information systems, psychology, and history in the 

state of  Georgia. 

• The National Science Foundation provides more 

funding for science, technology, engineering, and math 

research at FVSU than at any other public teaching 

college in Georgia, putting it in the top 10 for NSF-

funded STEM research among all colleges in the state. 
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Fort Valley State University
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COVID-19

(CNN)Georgia Gov. Brian Kemp signed an executive order Thursday (Aug 19) allowing businesses to disregard local rules 

regarding Covid-19 -- a move decried by Democrats, as coronavirus cases in the state rise.

It was not immediately clear what impact the order would have on current local ordinances, such as mask mandates in Savannah,

which apply to city buildings but not to businesses, and Atlanta, where the mayor's order says violations won't be enforced against 

businesses.

Kemp said Thursday his executive order "will ensure that business cannot be forced to follow local government ordinances regarding 

Covid-19."

"Local governments will not be allowed to force businesses to be the city's mask police, the vaccine police or any other burdensome 

restriction that will only lead to employees being let go, revenue tanking and businesses closing their doors," the governor said.

http://www.cnn.com/2021/08/20/health/us-coronavirus-friday/index.html
https://www.cnn.com/interactive/2020/health/coronavirus-us-maps-and-cases/
https://www.wjcl.com/article/savannah-mayor-georgia-governor-covid-business-masks/37356938
https://gov.georgia.gov/executive-action/executive-orders/2021-executive-orders


NON- ENDORSEMENTS

Marcus & Millichap Real Estate Investment Services of Florida, Inc. ("Marcus & Millichap") is not affiliated with, sponsored by, or endorsed by any 

commercial tenant or lessee identified in this marketing package. The presence of any corporation's logo or name is not intended to indicate or imply 

affiliation with, or sponsorship or endorsement by, said corporation of Marcus & Millichap, its affiliates or subsidiaries, or any agent, product, service, or 

commercial listing of Marcus & Millichap, and is solely included for the purpose of providing tenant lessee information about this listing to prospective 

customers.

ALL PROPERTY SHOWINGS ARE BY APPOINTMENT ONLY.

PLEASE CONSULT YOUR MARCUS & MILLICHAP AGENT FOR MORE DETAILS.

DISCLAIMER

The information contained in the following Marketing Brochure is proprietary and strictly confidential. It is intended to be reviewed only by the party 

receiving it from Marcus & Millichap and should not be made available to any other person or entity without the written consent of Marcus & Millichap. 

This Marketing Brochure has been prepared to provide summary, unverified information to prospective purchasers, and to establish only a preliminary level 

of interest in the subject property. The information contained herein is not a substitute for a thorough due diligence investigation. Marcus & Millichap has 

not made any investigation, and makes no warranty or representation, with respect to the income or expenses for the subject property, the future projected 

financial performance of the property, the size and square footage of the property and improvements, the presence or absence of contaminating substances, 

PCB’s or asbestos, the compliance with State and Federal regulations, the physical condition of the improvements thereon, or the financial condition or 

business prospects of any tenant, or any tenant’s plans or intentions to continue its occupancy of the subject property. The information contained in this 

Marketing Brochure has been obtained from sources we believe to be reliable; however, Marcus & Millichap has not verified, and will not verify, any of the 

information contained herevin, nor has Marcus & Millichap conducted any investigation regarding these matters and makes no warranty or representation 

whatsoever regarding the accuracy or completeness of the information provided. All potential buyers must take appropriate measures to verify all of the 

information set forth herein.

SPECIAL  COVID - 19 NOTICE

All potential buyers are strongly advised to take advantage of their opportunities and obligations to conduct thorough due diligence and seek expert 

opinions as they may deem necessary, especially given the unpredictable changes resulting from the continuing COVID-19 pandemic. Marcus & Millichap 

has not been retained to perform, and cannot conduct, due diligence on behalf of any prospective purchaser. Marcus & Millichap’s principal expertise is in 

marketing investment properties and acting as intermediaries between buyers and sellers. Marcus & Millichap and its investment professionals cannot and 

will not act as lawyers, accountants, contractors, or engineers. All potential buyers are admonished and advised to engage other professionals on legal 

issues, tax, regulatory, financial, and accounting matters, and for questions involving the property’s physical condition or financial outlook. Projections and 

pro forma financial statements are not guarantees and, given the potential volatility created by COVID-19, all potential buyers should be comfortable with 

and rely solely on their own projections, analyses, and decision-making.

BROKER OF RECORD:

John Leonard

#252904

Activity ID: ZAC0250448


