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This Business Plan contains privileged and confidential information and unauthorized use of this information in any manner is strictly prohibited. If you are not
the intended recipient, please notify the sender immediately. This Business Plan is for informational purposes and not intended to be a general solicitation or a
securities offering of any kind. The information contained herein is from sources believed to be reliable, however no representation by Sponsor(s), either
expressed or implied, is made as to the accuracy of any information on this property and all investors should conduct their own research to determine the
accuracy of any statements made. An investment in this offering will be a speculative investment and subject to significant risks and therefore investors are
encouraged to consult with their personal legal and tax advisors. Neither the Sponsor(s), nor their representatives, officers, employees, affiliates, sub-contractor
or vendors provide tax, legal or investment advice. Nothing in this document is intended to be or should be construed as such advice.

The SEC has not passed upon the merits of or given its approval to the securities, the terms of the offering, or the accuracy or completeness of any offering
materials. However, prior to making any decision to contribute capital, all investors must review and execute the Private Placement Memorandum and related
offering documents. The securities are subject to legal restrictions on transfer and resale and investors should not assume they will be able to resell their
securities.

Potential investors and other readers are also cautioned that these forward-looking statements are predictions only based on current information, assumptions
and expectations that are inherently subject to risks and uncertainties that could cause future events or results to differ materially from those set forth or
implied by such forward looking statements. These forward-looking statements can be identified by the use of forward-looking terminology, such as “may,”
“will,” “seek,” “should,” “expect,” “anticipate,” “project, “estimate,” “intend,” “continue,” or “believe” or the negatives thereof or other variations thereon or
comparable terminology. These forward-looking statements are only made as of the date of this executive summary and Sponsors undertake no obligation to
publicly update such forward-looking statements to reflect subsequent events or circumstances.

General Disclaimer

This Business Plan further contains several future financial projections and forecasts. These estimated projections are based on numerous assumptions and
hypothetical scenarios and Sponsor(s) explicitly makes no representation or warranty of any kind with respect to any financial projection or forecast delivered in
connection with the Offering or any of the assumptions underlying them.

This Business plan further contains performance data that represents past performances. Past performance does not guarantee future results. Current
performance may be lower or higher than the performance data presented.

All return examples provided are based on assumptions and expectations in light of currently available information, industry trends and comparisons to
competitors’ financials. Therefore, actual performance may, and most likely will, substantially differ from these projections and no guarantee is presented or
implied as to the accuracy of specific forecasts, projections or predictive statements contained in this Business Plan. The Sponsor further makes no
representations or warranties that any investor will, or is likely to, achieve profits similar to those shown in the pro-formas or other financial projections.

Financial Disclaimer
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26.34%
INTERNAL
RATE OF
RETURN

2.52x
EQUITY

MULTIPLE

** BASED ON TIER TWO INVESMENT

30.36%
AVERAGE
ANNUAL
RETURN

80 | 20
LP / GP
SPLIT
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THE GROVE APARTMENTS
4405 N NAVARRO ST

288
1982
204,274
709
$905
$1.28
92%
10.0
28.8

PROPERTY INFORMATION

VICTORIA, TX 77904

PROPERTY
DETAILS UNITS

YEAR BUILT

NET RENTABLE 
AREA (SF)

AVG. MKT.
RENT P/SF

AVG. MKT.
RENT P/UNIT

AVG. UNIT SF

OCCUPANCY

ACRES

UNITS/ACRE
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PROPERTY DETAILS
PROPERTY INFORMATIONPROPERTY INFORMATION



FLOOR PLANS
PROPERTY INFORMATION
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MODERN LAYOUTS DESIGNED FOR REAL LIVING
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BBQ | Picnic area
Sparkling swimming pool
Fitness center
Three clothes care facilities
24-hour emergency maintenance

COMMUNITY AMENITIES
PROPERTY INFORMATION

Granite countertops **
Sleek black appliances **
Stylish shaker cabinets **
Ceiling fans in bedrooms **
Washer and dryer connections **
Walk-in closets

INTERIOR FEATURES
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$16,950,000
PURCHASE PRICE

$58,854
COST PER DOOR

$3,850,000
RECENT CAPEX

5 YEAR
HOLD PERIOD

FINANCIAL
ANALYSIS

THE GROVE VICTORIA
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BUSINESS PLAN

VALUE OPPORTUNITY

EXECUTION STRATEGY

FINANCIAL STRUCTURE

Acquisition: $16.95M ($58,854/door) — significantly below replacement cost

Discounted Price: $6.4M from forced sale (owner invested $23.36M)

Completed Improvements: $3.85M in Capital Improvements  since 2020

Units: Renovate 260 units to market standards, Q/C refresh prior upgraded
units
Amenities: Dog Park Installation, fitness expansion, and gated entrance
Management: Correction of operational inefficiencies
Occupancy: Conservative 88% economic occupancy target with 24-month
stabilization

Conservative Underwriting: 6.25% entry cap with 70% economic
occupancy, with only market comparable 6.50% exit cap (5-year hold)
Projected Growth: 46% NOI increase with 57% margins (24 months)
Strategic Management: Revenue optimization through downed unit
management
Debt: 36-month note at 7.40% with interest only payments to term, cash-
out refinance projected at 73% LTV at 6.5% Cap Valuation, with rates at
6.00%

FINANCIAL ANALYSIS

DISCOUNTED ACQUISITION WITH STRATEGIC IMPROVEMENTS

FINANCIAL ANALYSIS
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FINANCIAL ANALYSIS
UNIT MIX
CLEAR PATH TO $331.51 AVERAGE RENT GROWTH PER UNIT

** Average in-place rent is 21% below current market, creating immediate upside potential
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FINANCIAL ANALYSIS
CAPITAL IMPROVEMENTS
DETAILED $4.4M CAPITAL IMPROVEMENT BUDGET WITH CONTINGENCY
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INVESTMENT OVERVIEW - TIER ONE
EXCEPTIONAL VALUE-ADD OPPORTUNITY: $58,854/DOOR - 60% BELOW REPLACEMENT COST

INVESTOR SAMPLE RETURNS BASED @ $100K INVEST

FINANCIAL ANALYSIS
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22.83%
IRR

2.25x
EM

25.06%
AAR
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INVESTMENT OVERVIEW - TIER TWO
EXCEPTIONAL VALUE-ADD OPPORTUNITY: $58,854/DOOR - 60% BELOW REPLACEMENT COST

INVESTOR SAMPLE RETURNS BASED @ $250K INVEST

FINANCIAL ANALYSIS
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26.34%
IRR

2.52x
EM

30.36%
AAR
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FINANCIAL ANALYSIS
OPERATING INCOME
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FINANCIAL ANALYSIS
CAPEX & DEBT SERVICE
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FINANCIAL ANALYSIS
CAPITAL EVENTS & WATERFALL
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FINANCIAL ANALYSIS
RISK ANALYSIS

Even when modeled under extremely adverse
market conditions, including meaningful
underperformance in both operations and exit
assumptions, the project stress test still
demonstrates full return of investor capital. In other
words, even if we significantly miss projections, our
downside structure is designed to protect principal
first. While returns would be materially reduced in
this scenario, investor capital remains intact.
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AREA HIGHLIGHTS



No state can survive a recession quite like the Lonestar State. During the Great
Recession, Texas steadied itself thanks to stable real estate prices and an extremely
diverse mix of industries to keep the jobs flowing. And no Texas city is more
recession resilient than Victoria, a hub of the state’s energy sector. Strategically
located between Houston, Austin, San Antonio, and Corpus Christi, the city is home
to one of the most diversified employment bases throughout South Texas including
Caterpillar, Formosa Plastics, polymer and fiber producer INVISTA, DuPont, DeTar
Hospital, Citizens Medical Center, University of Houston Victoria, Victoria College,
and many others that continue to expand and grow.

RANKED ONE OF THE 
“7 MOST RECESSION PROOF CITIES”
IN THE US (2019)

THE GROVE VICTORIA

AREA HIGHLIGHTS

20



Over 91,000 employees in the seven-county Golden Crescent
of which Victoria serves as the major hub

Top industries include petrochemicals and manufacturing,
education, and health care

Largest employers include (# of employees) Formosa Plastics
(3,048), Inteplast Group (1,179), Dow – Seadrift (611), INVISTA
(600+), Caterpillar (600+), Victoria ISD (2,209), University of
Houston – Victoria (407), Victoria College (283), Citizens
Medical Center (936), DeTar Healthcare System (950), and
Regency Post Acute Healthcare System (609)
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AREA HIGHLIGHTS
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CENTRAL LOCATION
AREA HIGHLIGHTS

FERGMAR OFFICE



SPONSOR
PROFILE
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FERGMAR
FOUNDER & MANAGING PARTNER

BRIAN
FERGUSON

ABOUT ME

Started with a single house flip nearly 20 years ago that
quickly led to hundreds of deals across multiple
asset types. Every aspect of the business - acquisitions,
renovations, leasing, and management - was
learned hands-on, building deep operational experience
that continues today.

Built from the Ground Up

For the first 16 years, we grew entirely with our own
capital, building a disciplined investment model long
before taking on outside investors. That approach laid the
foundation for Fergmar Capital's portfolio, which
now includes over 1,000 multifamily units and 500,000+
sq ft of retail across Texas.

Experience First, Capital Second

As a husband and father of three, my priority has always
been building something that creates generational
opportunities for my family and those who invest
alongside us. Every dollar is managed with the same care
and discipline that built our personal portfolio from the
start.

Family Driven, Investor Focused
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SPONSOR PROFILE



BULMARO
MARTINEZ

BAYLEE
KOOPMAN

BRAD
THOMPSON

CATRINA
GARNER

BRAYDEN
ROBERTSON

LAUREN
BRYCHELL

CLAYTON
GARNER

FOUNDER & PARTNER PARTNER | VP, PRODUCT
DEVELOPMENT

PARTNER | DIRECTOR,
FINANCE

DIRECTOR, CAPITAL
PROJECTS

DIRECTOR, ASSET &
PROPERTY MANAGEMENT

VP, OPERATIONS

INVESTOR RELATIONS

BRIAN FERGUSON
FOUNDER & MANAGING PARTNER

INC 5000 Team Builder, Real Estate Entrepreneur

110MM+ AUM
1000+ Doors in Portfolio

Victoria College Foundation - Director
Crossroads Builders Association - Past President

Victoria’s Top 20 Under 40 Recipient
Trinity Episcopal School - Director

25THE GROVE VICTORIA

SPONSOR PROFILE

TEAM PROFILE
EXPERIENCED LEADERSHIP



I’ve spoken alongside names like Tony Robbins and Grant Cardone,
but my greatest fulfillment comes from helping others scale their
portfolios. Whether advising investors or bouncing on the
trampoline with my kids, I stay grounded by relationships, integrity,
and a deep-rooted passion for building lasting value, both in real
estate and in life.

Real estate has always been about more than just closing deals. It's
about building long-term relationships. My experience spans
residential and multifamily properties across NY, NJ, FL, and TX,
with a focus on market insight, value-add opportunities, and
partnership-driven growth.

GENERAL PARTNER

MICHAEL
MEIER

ABOUT ME

Founded one of NYC’s top five privately held residential brokerages,
representing over $1.5 billion in real estate transactions. Today, I
lead a global sales team and invest across multiple markets, bringing
a blend of high-level strategy and hands-on execution to every deal.

From NYC to Nationwide

Beyond the Spreadsheets

Why I Do This

THE GROVE VICTORIA 26



TEAM EDUCATIONHOME OFFICE

TEAM HONORED TO HAND OVER
KEYS TO A HERO
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LOCAL SPONSOR

Victoria's tertiary market presents unique challenges
and opportunities that traditional institutional analysis
often misses. With 1,000+ doors under local
management, our team brings critical advantages:

Hyperlocal Rental Insights: Our portfolio spans all
Victoria submarkets, giving us proprietary
knowledge of actual achievable rents versus
published rates that often skew 15-20% higher in
tertiary market data services.

True Operating Expense Profiles: We've built
accurate expense benchmarks across Victoria
properties, identifying where national assumptions
consistently miss local cost structures by 8-12%.

Established Vendor Relationships: Our scale
enables preferred pricing with local contractors,
generating 6-10% savings on capital improvement
projects compared to outside operators.

Submarket Performance Knowledge: We've
tracked Victoria's unique neighborhood dynamics
through multiple market cycles, identifying areas
with resilience during downturns and strongest
growth during recovery phases.

Market Specific Experience

SPONSOR PROFILE

1,000+ DOORS LOCAL AUM



While we have only started raising outside capital in the last 3 years, our 18-year history features company-owned deals that have gone full cycle without
outside investment. We have a proven track record managing diverse assets, from single-family flips to multifamily communities, commercial properties,
and new construction projects. Our extensive portfolio showcases our ability to not just acquire properties but provide sustained management excellence
throughout the ownership period, generating consistent cash flow and substantial appreciation at exit. This disciplined, long-term approach demonstrates
our capability to identify value, improve operational efficiency, and deliver returns—key skills we now bring to our syndication partnerships.
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SPONSOR PROFILE

DEAL HISTORY
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SPONSOR PROFILE

AUM HISTORY & GROWTH



PREVIOUS MULTIFAMILY PROJECT
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SIMILAR ASSET CLASS | VICTORIA, TX



Investors should review
the investment offering,
including the PPM and

other offering
documents.

Complete all of the
paperwork including the
subscription agreement,

PPM, operating
agreement, and investor

accreditation.

Once all documents are
completed the portal will
allow prompt you to wire
funds through an 3  party
provider or provide direct

wiring information.  

rd

Review the Offering Complete Paperwork Fund Investment

INVESTMENT PROCESS
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INVESTMENT TIMELINE

In final PSA review now, just
working through red lines. 

October
2025
Under Contract

Due diligence period handled by
internal acquisition and third
party property management
teams complete, roughly 35
days after contract date. 

November
2025
Due Diligence Ends

All funds in place with loan
process complete. Property
closed. Roughly 60 days after
due diligence ends. 

January
2026
Projected Closing
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917-209-4300
CALL OR TEXT

michael@meierrealestate.com
Email

meierrealestate.com
fergmarcapital.com

Website

REGISTER
FOR MORE

INFOMATION
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