
North Augusta Flea Mall (Former K-Mart)

RETAIL TO SELF STORAGE CONVERSION •     NORTH AUGUSTA, SC



Disclaimer:

THIS PRESENTATION IS FOR DISCUSSION PURPOSES ONLY.

THE PRESENTATION DOES NOT CONSTITUTE AN OFFER, AGREEMENT, OR COMMITMENT TO 
RESTRUCTURE, REFINANCE, PURCHASE OR SELL ANY LIMITED PARTNERSHIP UNITS OR OTHER 
SECURITIES.

NO PARTY SHALL BE BOUND UNTIL THE ENTRY INTO DEFINITIVE AGREEMENTS REGARDING THE 
SUBJECT MATTER OF THIS PRESENTATION.
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Executive 
Summary
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PURCHASE PRICE

TOTAL RENOVATION COST

($2.04M Soft costs and $7.08M Cap Ex)

PROJECTED  VALUE
UPON STABILIZATION

VALUE CREATED

TOTAL   ALL  -  I N   COST

TOTAL EQUITY REQUIRED

  $1.5M
  $9.1M
$13.5M

$3.0M
$22.5M

$9M

North Augusta Flea Mall (Former K-Mart)

• 1 star retail building on 18 Acres  Built 
1990

• Increasing value by repositioning to 
self storage, rebranding, upgrading 
exterior and interiors, improving 
amenities, improving operational 
excellence



Presenting a compelling investment 
opportunity in North Augusta's thriving 
self-storage market, our project, led by Nick 
Rouston, Instant Hotels' Lead Acquisition 
Manager, distinguishes itself through a 
uniquely creative acquisition. Collaborating 
with President Steven, Nick not only 
identified a prime property but also 
conducted a thorough financial analysis, 
resulting in an innovative acquisition 
strategy for attractive investor returns. 
Teaming up with industry veterans Saber 
Equity and S3, experts in commercial 
development, further enhances the project's 
potential. Join us in this distinctive venture, 
combining strategic creativity and financial 
acumen, offering exceptional returns in 
North Augusta's expanding self-storage 
market. Creatively acquired at 50% 
($750,000) with a 4-year term, interest-only 
payments, and a balloon payment upon 
maturity at 6% interest.



This commercial real estate investment involves the transformation of a former K-Mart store 
in North Augusta, South Carolina, into a mixed-use facility featuring climate-controlled 
self-storage and canopied vehicle storage. Occupying 12 acres, the property currently hosts 
various short-term lease activities, such as event planning and flea markets. The project 
capitalizes on the location's strong market attributes, including its status as a tertiary market 
of Charleston and its successful attraction of over 20 national companies, like Bridgestone, 
SRS, and Medac. Despite being a lucrative opportunity with solid analytics backing, the 
property was initially overlooked due to the complexity of its 55-year land lease. However, 
with a 20-year gap between the debt amortization and leasehold, financing has been readily 
accessible, promising robust and swift returns through adaptive reuse.



Nestled in the burgeoning town of North Augusta, South Carolina, a hidden gem 
awaited its moment of transformation. The property, once a bustling K-Mart, had 
elegantly transitioned into a hub for community events and markets. Its sprawling 
12 acres whispered tales of potential, echoing through its vast 100,000 SF of space 
ripe for conversion.
 
As the dawn of revitalization approached, the visionaries behind the project saw 
beyond the ordinary. North Augusta, known for its steadfast economy and as a 
nurturing ground for national giants like Bridgestone and Medac, presented a 
canvas painted with opportunity. The property, with it
s substantial footprint, was destined to morph into a state-of-the-art facility, 
boasting over 100,000 SF of climate-controlled self-storage and an additional 
80,000 SF of vehicle storage.
 
However, beneath the surface of this promising venture lay a layer of complexity – 
a 55-year land lease that had deterred many. But where others saw obstacles, the 
developers saw a mosaic of opportunity. With careful analysis and a strategic 
approach, they navigated the intricacies of financing, finding harmony between the 
lease's duration and the debt's amortization.
 
The project, fueled by the concept of adaptive reuse, was not just about 
constructing buildings; it was about crafting a legacy. As the construction unfurled, 
each beam and each storage unit stitched into the fabric of North Augusta's 
economic tapestry, promising prosperity and progress.
 
The former K-Mart, once a place of commerce and community, was set to embark 
on a new journey. As the walls that once housed aisles of products prepared to 
safeguard cherished belongings and vehicles, the project stood as a testament to 
vision, perseverance, and the transformative power of adaptive reuse. With 
generous returns on the horizon, the venture was not just an investment in real 
estate but in the future of North Augusta itself.



Projected 
Returns

30%+
I R R 

3.87x+
E Q U I T Y  M U L T I P L E 

7
Y E A R HOLD
 (ESTIMATE)

MINIMUM   INVESTMENT  (USD) 
ACCREDITED INVESTORS ON LY

50K

8%
T R U E   P R E F E R R E D   R E T U R N

W I T H   C A T C H U P 

100%+
PROJECTED INVESTOR CAPITAL RETURN
UPON REFINANCE, EST. END OF YEAR 3
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Area Overview









Operational 
Partners



Steven Glaude is a distinguished figure in commercial real estate, with over 20 years of experience as an acquisitions professional, 
syndicator, and broker. He has a proven track record of successful renovation projects in residential and commercial sectors and serves as 
the Owner and CEO of Easy Apartments Buyer and Instant Hotel Inc., specializing in apartment and hotel acquisitions and conversions. 
Under his leadership, his companies manage 341 doors valued at over $50 million.
Key Achievements
∙ Renovation Expert : Steven has excelled in managing renovation projects that consistently exceed market expectations, maximizing property 

value through strategic improvements.
∙ Syndication Success : Leveraging his extensive network and market insights, he has a strong track record of profitable real estate syndications.
∙ Sustainable Growth : With 20 years of experience, Steven is skilled in identifying opportunities for sustainable growth and community 

revitalization.

Nick Routson is a seasoned operator in the commercial real estate industry, with a remarkable 14-year track record in managing and 
optimizing athletic country clubs. His expertise in this field has led to the responsible management of assets valued at $50 million, 
consistently generating annual profits of $10 million.
 
As Senior Acquisitions Manager for Easy Apartments Buyer, Nick oversees a dedicated team of 5 professionals, shaping the future of the 
company's investment portfolio. His leadership and strategic acumen have been instrumental in identifying lucrative opportunities in the 
real estate market. His proficiency lies in strategic underwriting and asset repurposing, consistently generating innovative solutions to 
maximize the value of each property.



Saber Equity is a distinguished real estate investment firm specializing in residential and commercial properties, primarily situated in the vibrant sunbelt markets of the 
United States. With a laser focus on regions such as Texas, Arizona, and Florida, Saber Equity has emerged as a trusted name in the industry.

Expertise and Specialization
At the heart of Saber Equity's success lies their unwavering commitment to excellence. They specialize in the acquisition and management of assets, particularly in the 
Multifamily and Self-Storage sectors. Their team boasts a diverse range of backgrounds, each contributing a unique set of skills and knowledge to the firm's operations.

Meet the Team
Charlie Rushton, a seasoned veteran of the hospitality industry, adds his expertise in asset management and revenue generation to Saber Equity's arsenal. His proficiency 
in maximizing property potential is unmatched.

Kyle Hauge, the investment consultant on the team, specializes in multifamily assets, steering the firm towards strategic investment decisions.

Delivering Success and Excellence
With a portfolio that speaks volumes about their prowess, Saber Equity consistently delivers successful outcomes and unparalleled experiences for all parties involved in 
their transactions. Their portfolio includes:
•78 Units Multifamily, Phoenix, AZ - Co-General Partner
•120 Units Multifamily, Corpus Christi, TX - Co-General Partner
•122 Unit Hotel conversion to Multifamily, Jacksonville, FL - Co-General Partner 110 Unit Hotel conversion to Multifamily, Jacksonville, FL - Co-General Partner
•111 Unit Hotel conversion to Multifamily, Jacksonville, FL - Co-General Partner 272 Unit Class B Multifamily, Houston, TX - Co-General Partner

Saber Equity's journey is marked by a steadfast dedication to excellence, a commitment to superior asset management, and a track record of success that sets them apart 
as leaders in the real estate investment arena. When it comes to unlocking the full potential of residential and commercial properties in the sunbelt markets, Saber Equity 
stands at the forefront, ready to create value and deliver results.

Kyle Hauge
COO
kyle@saberequity.com

Charlie Rushton
CEO
charlie@saberequity.com





Sponsor Team’s Successful Track Record
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Days Inn 

Hotel Conversion

107 Units

Jacksonville, FL

Projected IRR: 22%
Actual IRR: TBD 

Projected Exit: 3 Years

America’s Best
Hotel Conversion

114 Units

Jacksonville, FL

Zen Living
Hotel Conversion

120 Units

Jacksonville, FL

Projected IRR: 22%
Actual IRR: TBD 

Projected Exit: 3 Years

Projected IRR: 22%
Actual IRR: TBD 

Projected Exit: 3 Years



S3 Holding’s Summary



BUSINESS PLAN



Market Overview

Business Plan

• Target Close Date:          4/30/2024 or sooner

• Construction Start Date:          May 2024

• Construction Complete:          January 2025

• Refinance Date:                             January 2028

• Sale Date:          January 2032 or sooner



Market Analysis

Three new builds in 
the area 

demonstrating a 
growth market.

Low saturation of 
3/5-mile radius with 

existing aged 
competitors.

10% Population 
growth aiding in 

lease of new 
construction.

Intrinsic demand of 
MF development on 

property. 

73% of population in 
MF demonstrating 

high market demand 
for SS.



Unit Mix
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RENT  GROWTH  &  V ACANCY 
ASSSUMPTIONS 

Self Storage Rent Growth 3.5%

2.0%

1%

3.0%

Residential Vacancy

Loss to Lease

Total Economic Vacancy

Market Rent Roll $/Month Units

CC Self Storage

5x10 SS $88 124

10x10 SS $139 227

10x15 SS $183 213

10x20 SS $238 123

Uncovered Parking $112 200

Subtotal $137 887



Market Rate Analysis

• Top Picture: 12 month rolling 
average of market rates.

• $139 for 10x10 Climate 
Controlled Units indicates strong 
market and returns.



Rent Comparables



Rent Comparables
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Overview of 
Investment

TOTAL PER  UNIT

Acquisition Costs $1,625,500 $1,503 
Hard Costs $7,088,266 $6,557 
Soft Costs $2,047,840 $1,894 
Contingency $685,208 $615 
Interest & Financing Cost $1,976,478 $1,828 
Other Costs $57,826 $54 
TO T AL $13,530,618 $12,516
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Construction 
Budget
SOFT  COSTS

Survey 5,000
Environmental 5,000
Appraisal 15,000
Market Study 7,500
Legal - Real Estate Purchase 5,000
Legal - Land Use 5,000
Legal - Partnership Agreements 5,000
Legal - Contracts (A&E, Contractor, Consultants) 5,000
Legal - Other 5,000
Architecture & Engineering 354,413
Real Estate Taxes 43,692
Builder’s Risk & General Liability Ins. 87,550
Accounting 5,000
Permits & Fees 144,200
Project Overhead 150,000
Marketing/Lease-Up 75,000
Other 776,071
Development Fee 354,413
Soft Cost Contingency 153,588
TOTAL SOFT COSTS $2,201,428 
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Construction 
Budget
HARD 
COSTS

Sitework $1,470,000 
Unit Development Cost $4,674,233 
GC Fee $412,413 
Hard Cost Contingency $531,620 
TOTAL HARD COSTS $7,619,866 
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*Itemized budget displayed separately



Operating Projections Post- Construction

YEAR 1
Ending Sep-23`

YEAR 2
Ending Sep-24

YEAR 3
Ending Sep-25

YEAR 4
Ending Sep-26

 R E V E N U E S

Gross Rental Income  $1,463,016  $1,463,016  $1,463,016  $1,490,607
(Rental Vacancy) (1,206,785) (733,743) (260,701) (44,718)
Net Rental Income $256,231 $729,273 $1,202,315 $1,445,888 
Net Other Income $10,824 $30,806 $50,582 $58,095 
NET REVENUES $267,055 $760,078 $1,252,896 $1,50,983 

 O P E R A T I N G     E X P E N S E S

Property Management 10,682 24,841 32,794 33,919 
Payroll 200,000 50,000 50,540 51,551 
Administrative & Office 53,560 34,268 34,638 35,331 
Accounting 12,000 12,000 12,130 12,372 
Utilities - Water/Sewer/Trash 10,300 10,300 10,300 10,411 
Utilities - Electric/Gas 20,600 20,600 20,600 20,822 
Maintenance & Grounds 30,900 30,900 30,900 31,234 
Property Taxes 70,180 70,180 70,180 70,938 
Insurance 15,450 15,450 15,450 15,617 
Total Operating Expense $459,472 $479,193 $498,906 $513,797 
NET OPERATING INCOME $(192,418) $280,885 $753,990 $990,187 

6.0%
E X I T C A P R A T E 

(Conservative)

(Replacement Reserves) (24,045) (24,045) (24,045) (24,305)
ADJUSTED NOI $(216,463) $256,840 $729,945 $965,882 
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`

Partnership 
Breakdown

ON-MISSION 

TO  DELIVER EXCEPTIONAL RETURNS:

1% acquisition fee on Total Project Cost 

2% asset management fee on income

1% disposition fee of sale price

Highly-incentivized to achieve higher investor 
returns:

65/35 LP/GP Split
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Annual 
Depreciation

You will be able to lower your income from this 
investment by taking advantage of depreciating the 
building (Amount TBD)
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Exceptional 
Communication
MONTHLY  REPORTS 
Investors will receive monthly updates of how the 
business plan is going.

QUARTERLY  ANALYSIS 
Investors will receive additional information 
outlining financials.

DISTRIBUTIONS 
Investors should expect to start receiving quarterly 
distributions in year 3 or sooner

COMMUNICA TION 
We keep communication channels open and ongoing 
at all times.
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Timeline

CONSTRUCTION STABILIAZATION SALE

MAY 2024 JANUARY 
2025

JANUARY 2032
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APRIL 2024

CLOSING

JANUARY 2028

PERM FINANCING



In Summary

• Invest passively with proven team 
executing for you

• Incredible 30%+ projected returns with 
52%+ of investment back in 3 years

• Tax-friendly investment 

• Investing in #1 destination state in US

• North Augusta is a vibrant and growing city 
with a strong economy 

• Strong Communication and Team
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