
 

Sponsorship Team 

Red Knight Properties  www.redknightproperties.com   

Paddock Apartments Portfolio -  Ocala, Florida 
An off-market, mid-1980’s, 61-unit value-add 'workforce housing' portfolio 

from long-term ownership benefiting from Red Knight’s existing economies 

of scale in Ocala & superior acquisition financing below 2%*.  

Ocala, Florida is ranked 5th among the “fast-growing places” in the United States**  
**(US News & World Report, 2020-2021) 

8% Preferred Return | 15% Base Case Projected IRR  

| Projected 5-Year Holding Period | 

Confidential Investment Summary *Sponsor personally guaranteed, starting interest rate 

http://www.redknightproperties.com/


LEGAL DISCLAIMER 



Table of Contents 

The Opportunity 

The Market 

The Ocala Portfolio 

Sponsorship Team  

Business Plan 

Investor Returns  

Appendices 



Off-market value-add workforce housing multifamily apartment portfolio in the recession-resilient (pre & post-COVID-19) Central Florida 

market, within the 5th fastest growing county (Marion) in the United States (2020-2021)*.  

 

The portfolio (Paddock Apartments I&II), provides access to two separate properties (1BD-2BD/1.5BA) built between 1983-1985 totaling 

61 units with strong in-place cash flow & significantly below market rents (based on Red Knight’s other properties owned in the market) in 

Ocala, Florida. With a projected addition of 6,000+ warehouse jobs over the next 5-10 years, there are growing concerns for a lack of 

available market-rate, workforce housing options in Ocala proper. 

 

The Paddock Apartments portfolio also provides the ability to leverage Red Knight’s existing Ocala management team from of it’s existing 

portfolio of 112 units to takeover mismanagement from long-term private individual local ownership for economies of scale, superior exit 

pricing & Red Knight’s financing relationship with an interest rate starting below 2%** upon acquisition.   

 

The Paddock Apartments portfolio is within a ~5 minute radius of Red Knight’s 112-unit Ocala Portfolio and is being acquired at an entry 

per unit basis of $98,361/unit; the Red Knight Ocala Portfolio is ~24% lower than a recent 2021 Ocala multifamily sale comp of 99-units 

(marketed deal) at ~$122K/door (mostly 1970’s vintage), and well below replacement cost, especially in 2021 given the rise of 

construction costs/inflationary pressures.  

THE OPPORTUNITY 

*(US News & World Report, 2020-2021) 

**Sponsor personally guaranteed, starting 

interest rate 



Market: 

▪ Ocala is one of the most attractive, pandemic/recession-resilient markets in America with an unemployment rate of  lower than the national average of 4.4% 

▪ Location, location, location: Halfway between Miami & Atlanta with immediate interstate highway access provides a major attraction for distribution & manufacturing hub 

▪ Landlord-friendly market economics of Florida (pre & post-COVID-19), no rent control 

Assets: 

▪ Two unique assets (Paddock Apartments I&II) 

▪ Combined Pricing: ~$98k / unit, ~25% below recent similar Ocala sale comps trading at $122,222 (99-unit – mostly 1970s vintage) 

Strategy: 

▪ Combine  the Paddock Apartments portfolio  with Red Knight’s 3 existing 112 unit portfolio for economies of scale for management projected eventual refinance/disposition value (totaling 173 units vs. 112 in 

Ocala) 

▪ Improve and rebrand 61-units with mostly interior renovations, refinance/sell as 173-units (combined with Red Knight’s 112 unit portfolio) vs. 61  

▪ In-Place: average rent (between 3 assets) $694.83 

▪ Business Plan: ~$5,600/door rehab, add amenities, fresh paint, appliance upgrades, flooring upgrades, expense reductions through efficiencies and water bill-backs, appeal current Oak Crest property taxes, 

lease Briarwood storage units, convert single-family home to duplex and rentable, etc. 

▪ Pro-forma: average rent (between 3 assets) in Year 2 of $918.52 with a yield-to-cost of ~7% with capital improvements (base case projections) 

Team: 

▪ Uniquely qualified sponsorship team with extensive multi-family track record, local expertise through past Florida/Ocala real estate transactions (268-Units owned & managed in Florida, 112 in Ocala) 

▪ Sponsors: Red Knight Properties managed and deployed $500m+ private equity and real estate capital, portfolio of ~580 units in four different states (FL, NJ, NY & PA - multifamily, retail & self-storage) 

▪ General Partners: contribute own capital (~15-20%) for deep skin-in-game & self-manage to ensure smoother business plan execution 

Return Projections: 

▪ Investors to receive ~10% levered cash-on-cash, 8% preferred return, ~15% net IRR with a expected  return of capital event  from a year two refinance with conservative  base case projections (5-year hold) 

THE OPPORTUNITY 



The Market 

Excellent central location with quick highway access to Tampa, Orlando, Gainesville, Jacksonville Within ~ 1-2 hour driving 

distance 

Halfway Between Atlanta & Miami 

 

Marion County Submarket Population: 378,613 (2021 U.S. 

Census) 



 

 

Ocala Job Growth: Expected higher than 37.6% (10+ year horizon) 

 

Ocala Overview 

● Ocala ranked 5th among the “fast-growing places” in the United States and saw net migration of nearly 10% from 2014-2018 US News & 

World Report, 2020-2021 

● 4.4% unemployment rate, trending downward, currently lower than national average – February 2021, Ocala Star-Banner 

● Future job growth for Ocala is expected to significantly outpace the National Average at a rate of 37.6% over the next ten years – BestPlaces, 

2021 

● Ocala was ranked as the 69th “Best Place to Live” in the United States – US News & World Report, 2020-2021 

● Ocala has become a powerhouse logistics hub with the recent opening of a 617,046 square foot Amazon distribution center and the first 

phase of the 1.2 million square foot Dollar Tree Distribution Center, bringing an influx of new jobs to the area 

● Ocala is already home to distribution and logistics centers for major companies such as Chewy, AutoZone, FedEx, Kmart & more 

Major Employers: 

The Market 



Proven & Continued Economic Growth 

 

“Moving Forward” Initiative by Ocala/Marion County Chamber & Economic Partnership 

● 7,500 jobs created, $900 million total investment since initiative started 7 years ago 

● Phase 1 achievements: 

○ 4,000 jobs created with wages that are 16% above country average,  

○              (original goal: 3,500 jobs at 15% above average) 

○ $225 million total investment 

○ Accomplished goals 12 months early 

● Phase 2 targets: 

○ Continue expanding jobs to achieve multi-year target 

■ 5,000-6000 jobs are expected to be created with the influx of warehouses 

○ Efforts to target major employers and diversify employment base 
*The increased distribution and manufacturing jobs are 

helping to diversify the workforce. In the last recession, 

the nation was hit by unemployment because the 

economy in Ocala was heavily reliant on service jobs. 

During Covid-19, that job diversity prevented a similar 

dip, also helping the community recover quickly as 

warehouse jobs were and continue to be in high 

demand. 

The Market 



Location, location, location 

The Market 



The Market 

Source: Marcus & Millichap 



The Market 

Source: Marcus & Millichap 



The Market 



Marion/Ocala poised to gain 5 million more square feet of warehouse space (2021-2022+), Building on Spec, Marion 

County of National Radar for Manufacturing 
 

 

 
 

 

 

April, 2021 – Joe Callahan, Ocala Star-

Banner 
Marion County is expected to expand its warehouse space by 5 million 

square feet within the next year, with construction companies betting 

that this area has cemented itself as one of the state's major distribution 

and manufacturing hubs. 

Kevin Sheilley, president and CEO of the Ocala Metro Chamber & 

Economic Partnership (CEP), said that warehouse companies are 

speculating that national companies will need lots of room for 

distribution and manufacturing in Marion. 

Marion County is a prime location for these two employment sectors 

because of its close proximity to major highways, including Interstate 

75, the Florida Turnpike and U.S. 301, allowing for quick movement of 

goods statewide. 

"What we have going on here is geography at work," said Mark Davis, 

president of the Mid-Florida Regional Manufacturing Association 

board. "If you look at it closely, Ocala is halfway between Atlanta and 

Miami." 

Davis said the continued growth of distribution and manufacturing will 

enhance the trend of diversifying the area workforce. 

 

Building on Spec: It's called building on spec, which is 

short for speculation. Construction companies – some 

with ties to national distribution and manufacturing 

businesses – build warehouses that can meet the needs 

of companies planning to branch out to Florida.  

One example of a spec warehouse was when Red Rock 

built a 617,000-square-foot warehouse in the 

Ocala/Marion County Commerce Park and sold it to an 

investment company, which then leased it to Amazon. 

Officials say that trend is about to explode locally. 

 
Sheilley said local, state and national industry experts 

were watching to see what would happen with the Red 

Rock spec warehouse venture, specifically if "they 

would be able to lease that space." 

"And because they leased it so quickly, we now have a 

number of additional spec buildings that are going be 

coming on the market," Sheilley said. "We're going to 

see about 5 million square feet of industrial spec space 

break ground this year." 

To put that in perspective: All four warehouses in the 

Ocala/Marion County Commerce Park, which 

includes Amazon, Chewy, FedEx and AutoZone, total 

2 million square feet. In one year, 2.5 times that 

amount of space will be constructed. 

Three South Florida counties, 

home to many warehouses near 

shipping ports, added about 18 

million square feet of warehouse 

space in 2020. Broward, Palm 

Beach and Miami-Dade counties 

are home to 6.5 million people. 

Marion County has 5.6% of the 

population of those three 

counties, but in 2021 is expected 

to add nearly one-third of the 

warehouse space that those 

large counties combined added 

in 2020.  

Sheilley said that the warehouse 

boom, the 5 million square feet 

of new space, will amount to an 

investment of at least $250 

million and will create 

thousands of jobs. Based on the 

number of employees working 

at the four warehouses in the 

Ocala commerce park, the 

added warehouse space could 

lead to 5,000 to 6,000 new jobs, 

officials said. 

"This tells me that, nationally, 

developers are recognizing that 

there's a tremendous opportunity 

in Ocala," he said. "They're 

recognizing it because they're 

hearing it from businesses (which 

located here)." 

Manufacturing jobs hit an all-time 

high of 9,800 jobs in December 

2020, about 33% higher than in 2011. 

Jobs in the trade and transportation 

sector, which includes logistics, hit a 

record of 27,900 in December, up 

25% in 10 years. 

In recent years, Davis said, there has 

been 8% to 9% job growth in logistics 

jobs. "Before all these companies, like 

AutoZone and FedEx, Chewy and 

Amazon, started coming here, there 

was limited opportunities for 

warehouse and distribution," Davis 

noted. "Their arrival has driven up 

wages.“ He said that before the 

warehouse movement began, those 

type jobs paid about $10 per hour, 

but now the average is about $15. 

 

 

 

The Market 



112 units + 15 Existing Storage Units / 3 locations within a 5 mi radius, benefits of 

economies of scale with management 

 

14th Street Apartments, Oak Crest Villas, and Briarwood Manor 

Red Knight’s Existing Ocala Portfolio (112 Units) 



Paddock Apartments Portfolio 

Paddock Apartments I&II - 1900 SW 31st Ave, Ocala, FL 34474 



1983-1985 | 61 units on 4.08 acres 

● 61-unit two-story, some “townhome style” suburban multi-family asset in a quiet neighborhood near new development 

● Major loss to lease: Substantial opportunity to increase rents through interior renovations plus water bill-backs (Tenant pays 

electric heat/hot water) 

● 29, 1 Bed / 1 Bath Units, Avg. Unit Size: 600/SF, Avg. Rent: $622.03, ~$1.04/SF 

● 13, 2 Bed / 1 Bath Units, Avg. Unit Size: 850/SF, Avg. Rent: $698.15, ~$1.22/SF 

● 19, 2 Bed / 1.5 Bath (Townhome) Units, Avg. Unit Size: 990/SF, Avg. Rent: 837.11, ~$.85/SF 
 

Exterior      Interior Examples 

Paddock Apartments Portfolio 



Uniquely qualified sponsorship team with extensive multifamily track record, local expertise & 

existing Florida management presence (268 existing units, 112 in Ocala) 

Team 

● Currently own 268-units in Florida 

(112 in Ocala)  

● Principals have $500m+ commercial  

real estate acquisition experience 

● Currently have ~580 units under self- 

management & ownership across 12 

properties in four states (FL, NJ, NY 

& PA) 

● Principal(s) formerly lived in Florida 

and is highly familiar with the market, 

completed over $100m  of 

commercial real estate transactions 

in Florida 

 

 

 

● Strong financial institutional private 

equity real  estate experience. 

● Co-founder Ridgeview Partners 

acquired and  developed 110+ 

retailers 

● Former Vice President of Vision 

Properties, acquired and  managed 

$594m office assets including in Florida  

● Cornell University, bachelors’ degree in 

Applied Economics and Management 

Anthony 

Scandariato 

● Familiar with Florida – former 

Tampa Bay  Buccaneer NFL 

player 

● Won two national football awards at 

Rutgers,  including the Campbell 

Trophy - considered by  many to be 

the “Academic Heisman” 

● 8 year NFL Career, drafted in 

2nd round Rutgers University, 

bachelors’ degree in Business 

Management/Labor Relations 

Brian 

Leonard 



3-Prong Strategy to Add Massive Value 

Business Plan 

 

 

 

 

 

 

 

 
 

Improve Exteriors/Interiors & 

Community 
▪ Enhanced Landscaping 

▪ Outdoor Seating Areas 

▪ Allow Pets 

▪ Interior renovations 

 

 

 

 

 

 

 

 

Improve Management 

&  Rents 

▪ Existing in-house Ocala Florida 

Management Team will Be 

Leveraged 

▪ Proven Track Record 

▪ ~25% Average Rental Increases 

 

 

 

 

 

 

 

 

Lower Operating Expenses 

▪ Capitalizing On Prior 

Owner’s  Operational 

Inefficiencies 

▪ Trusted network of vendors 

▪ Economies of Scale Benefits 

Lacked With Prior Ownership 

Improved financials in 1-2 years 

Avg In-Place Rent: $694.83  

Reno Proforma Avg: $918.52 (Base Case)  



Planned ~$300K capital expenditures, executed in years 1-2 

Business Plan 



Conservative plan assumptions yield stable returns, target 5-year exit 

Business Plan 

5-Year Financial Summary 



Clear refinancing and exit strategy 

       Exit Projections Refinancing Plan 

Business Plan 



Investor returns of ~10% cash-on-cash; ~15% IRR with target return of capital event in year 2 

through refinance  

(Over 5-Year Investment Horizon) 

(Base Case Projections) 

INVESTOR RETURNS 

1 

2 

3 

4 

5 

Ocala submarket is  

recession/pandemic resilient & fast-growing 

Undervalued Assets in a  

high-quality diverse neighborhoods 

Operational improvements will yield  

better returns 

Qualified sponsorship team with extensive  

multi-family experience 

Conservative underwriting projections 

Investment Snapshot 

Purchase Price $6,000,000 

Capital Improvement Budget* $299,474 (est.) 

Closing Costs $378,512 (est.) 

Total Capitalization $6,677,986 

Units 61 

Current Occupancy ~95% 



Investor returns of ~10% cash-on-cash; ~15% IRR with target return of capital event in 

year 2 through refinance  

(Over 5-Year Investment Horizon) 

(Base Case Projections) 

INVESTOR RETURNS 

Investor Yield Projection (Base Case) 

▪ Average Cash-On-Cash: ~10% 

▪ Internal Rate of Return (IRR): ~15% 

* Average cash flow yields from operations, not 

including any refinance or profit from sale 

Key Investment Terms – Partnership 

Structure 

▪ Minimum investment: $50,000 

▪ Investor partners can expect a starting quarterly return  

▪ 8% preferred return  

▪ 70% profit split to investors above the 8% preferred 

return 

▪ Once a 15% IRR is achieved on this investment, the 

profit split will be 50%/50% 

▪ *Cost Segregation Reports Will Be Ordered For 

Maximum Tax Advantage With Bonus Depreciation*  

Base Case Investor Returns Based On 

$100,000 



APPENDICES 



THE MARKET – RENT COMPS 

▪ 

The average in-place rents for Paddock Apartments are well below market rents based on current comps & 
existing Red Knight Ocala assets. 

In-place rent average as of October 2021: 

● 29, 1 Bed / 1 Bath Units, Avg. Unit Size: 600/SF, Avg. Rent: $622.03, ~$1.04/SF 

● 13, 2 Bed / 1 Bath Units, Avg. Unit Size: 850/SF, Avg. Rent: $698.15, ~$1.22/SF 

● 19, 2 Bed / 1.5 Bath (Townhome) Units, Avg. Unit Size: 990/SF, Avg. Rent: 837.11, ~$.85/SF 

 



Market – Rent Comps 

1 Forest Hills Apartments 

2 Steeples Apartments 

3 Latigo Apartments 

Ocala Rental Comps Map 

4 Carrington Lane Apartments 



Market – Sales Comps 

1 Ocala Portfolio – 99 units - 3 Assets -  2021 

Sale - $122,222/Unit - 5% Cap Rate (Mostly 

1970s vintage), New Buyer Will Inc. Rents 

2 Tuscany Place Apartments, Ocala – 288 

units, $147,568/Unit 

3 

• Sales Comps.Map 

Aqua @ Windmeadows, Gainesville – 

322, 1972 Vintage, $122,671/unit 



Market – Sales Comps 
  1   2   3 



Quiet neighborhood appeal 

Paddock Apartments Portfolio – Additional Photos 



Additional Photos 

Paddock Apartments Portfolio – Additional Photos 



Red Knight Case Study: Mill Street Manor, Newton NJ 

Red Knight has successful acquired, operated similar assets and exited multiple cases 

~ 268 existing units currently owned & managed in Florida (112 in Ocala) ~ 



Red Knight Case Study: Stonewood & Swartswood, Newton NJ 

Red Knight has successful acquired, operated similar assets and exited multiple cases 

~ 268 existing units currently owned & managed in Florida (112 in Ocala) ~ 
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