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Seminole Flatts is located only 0.4 miles northwest
of Florida State University campus in Tallahassee, FL.
Situated on one of Tallahassee’s student “strips”, its
prime location offers residents easy walking access to
campus as well as retail shops, restaurants and bars;
when students don’t want to walk or bike, they can
commute via the Seminole Express which stops just
outside the community.
Seminole Flatts is a 192 unit, 216 bed community
comprised of 1 and 2 bedroom units spread among
nine two-story buildings encircling the leasing office and
pool. The property, previously operated under the name
Forest Hills, was developed in 1974. Years of neglect led it
to fall into disrepair and out of favor with students. CREI
identified the property as a high value-add opportunity
and believed the property’s location, unique low density
unit mix and sound structure held great potential, which
were unrealized in the current physical and operational
state. CREI, through various divisions, acted as the
developer, contractor, interior decorator and property
manager on the project during renovation and continues
to manage the property in-house post stabilization.
In addition to and equally
as important as the
capital improvement
plan, CREI’s in-house
property management arm
orchestrated a complete
turnaround of property
operations, marketing and
rebranding.
Following purchase in late
May of 2013, Capstone operated as-is until August
2013. In September renovations began on a designated
number of Capstone created vacant units and renovated

units were delivered throughout the 2013-14 school year.
The property was partially occupied throughout the
renovation process and we employed a “shuffle” strategy
whereby we utilized move clauses in Forest Hills existing
leases to keep the flow of units available for renovation.
While logistically challenging, the occupancy provided
valuable cash flow to help offset renovation costs.
Prior to CREI’s acquisition, the property had steady
occupancy in the low-mid 90% range. Due to lack of
interior and community amenities, rental rates were low
and resident turnover high. Previous ownership was not
interested in spending the money required to upgrade
the units and provide conveniences like in-unit washers
and dryers or necessary upgrades like new windows and
HVAC units. Despite having some student residents and
being located a stone’s throw from campus, the property
was not managed to cater to students.
With the help of a focused, high energy marketing plan,
CREI rebranded the community as Seminole Flatts
and targeted students (primarily upperclassmen and
graduate students) looking for lower density living with
a walk-to-campus location. Offering a partially inclusive
rate structure (cable, internet, water, sewer and trash
are included in rent), upgrading unit interiors, and adding
student-friendly amenities like a business and fitness
center made Seminole Flatts highly desirable amongst
our target demographic.
Seminole Flatts was 100% leased by August 2014,
delivering on time and within budget.

LOOKING FORWARD - MARKE T TRENDS

Historical data has shown constant and healthy enrollment growth at FSU. With limited land that is a result of its “town-and-gown” relationship with the city of Tallahassee,
FSU will find it difficult to significantly increase the number of beds on campus. Any enrollment growth will add students to the potential off-campus rental pool, making
this market both highly desirable for developers and highly competitive for operators. We anticipate continued rent growth as we feel that Seminole Flatts’ prime location
and low-density unit mix will shield it from potential price wars in the market as off campus providers fight for occupancy and rent growth. With the 2015-16 lease up well
underway, we are already seeing the potential.
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SITE & EXTERIOR IMPROVEMENTS

Converting the existing pool to saline for ease of maintenance and
increased enjoyment for residents. New pool furniture was also added
to create a modern and enjoyable pool environment

Creating a 24 hour fitness center and computer lab in place of the coin
laundry center located in the existing clubhouse. A tanning booth was
also installed in this space.

Renovating the existing leasing office to create a more functional and
updated office space

SITE & EXTERIOR IMPROVEMENTS

Landscaping improvements were completed along the frontage road,
around the office and clubhouse, and around the pool to give the
property a more welcoming feel

New gutters and downspouts were added to the buildings to address
previous storm water drainage problems.

The 2nd floor building railings were redone with vertical pickets and
painted a new color to update the tired look of the property

APARTMENT RENOVATIONS: Living Room

Adding crown molding

New entry doors with
electronic key fob locks

New vinyl plank flooring
in the living room and kitchen

APARTMENT RENOVATIONS: Kitchen

Added a washer and dryer to every
unit (previously had a common
coin laundry center)

New countertops

New GE appliance package that
included range, refrigerator,
microwave, and dishwasher

New interior doors,
door hardware and
light fixtures

APARTMENT RENOVATIONS: Bedroom

New ceiling fan

Modern furniture package offered

Inviting two-tone
paint scheme

New carpet

APARTMENT RENOVATIONS: Bathroom

New light fixtures

New plumbing fixtures

New toilet

New sheet vinyl flooring

New countertops
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WHO WE AR E
Through the use of a value-add renovation
program and Capstone’s operating expertise,
we reposition these properties as attractive,
student housing communities. During the
process, we look for opportunities to create
a more competitive and valuable asset
by implementing a host of physical and
operational improvements that contribute to
a more inviting and vibrant living environment.
These improvements often include updated
unit interiors, the introduction of new unit and
common area amenities, increased unit and
building efficiency, and the use of a focused
marketing and management strategy that
targets students.
An attractive option we offer our university
partners is the priority use of the renovated
community without university financial or
operational commitments. This is another
example of Capstone’s innovative approach to
addressing the housing needs of our university
partners.

Since 2007, we have completed fourteen
acquisition/reposition projects and currently
have an additional four in various stages of
renovation. These projects constitute over
$300 million in value and have employed a
variety of financial structures including the use
of conventional debt and equity, mezzanine
financing, and tax exempt bonds. To match
a growing potential for this business, we
continue to devote additional resources to
sourcing and executing future opportunities.
Recent examples of Capstone Real Estate
Investments’ activities include the acquisition
and repositioning of Raiders Walk (Lubbock,
TX), University Plaza (Dekalb, IL), and Eagles
Reserve (Auburn, AL). In October of 2011,
University Apartments (Chapel Hill, NC) was
awarded Multifamily Executive magazine’s
(MFE) prestigious 2011 MFE Award in the
category of “Apartment Renovations.”

CAPSTONE R E ALE STATE INVE STME NTS.COM
For more information about this project
or others, please contact our corporate
office at 205.949.2060.
Capstone Real Estate Investments, LLC.
402 Office Park Drive, Suite 150
Birmingham, AL 35223

