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CONFIDENTIAL MEMORANDUM AND 
DISCLAIMER 

 
 

 
 

This executive summary 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 
executive summary is for informational purposes and not intended to be a 
general solicitation or a securities offering of any kind. Prior to making any 
decision to contribute capital, all investors must review and execute all private 
offering documents. 

 
Potential investors and other readers are 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. 

 
The information contained herein is from sources believed to be reliable, 
however no representation by US Real Estate Partners, New Orleans Equity 
Partners, The Real Asset Investor, Halm Style LLC dba Vineyard Investment 
Partners, Victor Menasce, Pam Abide, Sharon Foreman, David Zook, Peter 
Halm or Monick Halm (“Sponsors”), 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 project 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 Sponsors, 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. 
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EXECUTIVE SUMMARY 
 

 

 
 

Lake Charles, like much of Southwestern 
Louisiana is booming. Unemployment is below 4%, 
and there is a continual influx of skilled labor  into the 
market. Currently, there are approximately $118 
Billion of Gas and Chemicals related projects 
identified for construction in and around the Lake 
Charles/Gulf Coast region between 2017 and 2027 
and beyond. So far, $48 Billion worth of projects              are 
either under construction or approved for 
construction. It is estimated that 80% of the 
remaining projects will “go ahead.” 

The Louisiana & Lake Charles Economic 
Development Council are projecting up to 70,000 
construction workers will be required to complete 
these projects. This influx will undoubtedly 
overwhelm the already stressed infrastructure. 

To emphasize the seriousness of the situation, 
Lake   Charles area currently has a total population 
of around 90,000 people.   

 The city is expected to require housing for an 
additional 35,000 permanent population over the 
next 10 years.  

Our team has been active in the Lake Charles 
market for some time with workforce housing 
solutions.  

Now is the time to meet the increased demand for 
permanent housing as several of the mega projects 
enter the production phase  

The expansion of Lake Charles is part of a 
broader economic expansion underway all along the 
Gulf coast including communities like Galveston, Port 
Arthur, and Baton Rouge to name a few. Lake Charles 
is unique in that it has a natural gas pipeline 
infrastructure unlike almost any other community in 
America. It is a natural gas hub. 

 

 



SOUTHLAKE VILLAGE 
LAKE  CHARLES,  LOUISIANA 

4 

	

	

The Sponsors have secured     a strategic 14 acre parcel of land at the corner of Weaver (N-S), and Ham 
Reid (E-W). This property is well located at the South end of the city, where most of the residential 
development is focused. It is surrounded by residential subdivisions, and a planned supermarket is 
located one block away 
 
The Partnership is seeking an equity investment to complete the acquisition of the lands in November 
2017, with construction starting by Spring of 2018, and occupancy beginning in phases by  October 2018, 
with full occupancy in 2019. The scope of this project is the land only with an exit consisting of the transfer of 
the lands into hands of the developer 6-9 months after the purchase of the lands.  
 
We have a development plan identified that consists of a captive developer purchasing the acquired 
lands, completing the detailed construction drawings, and bringing the capital for the construction. 
The project will support 240 apartments in 10 buildings of 24 units each. This complex will have a mix of 
1BR, 2BR and 3BR units. The rents in Lake Charles are strong due and vacancy remains low due to the 
combination of high paying jobs, strong employment and population growth.  
 

 

 
Market Dynamics 

In Louisiana, counties are called parishes. This dates back to its history as a French colony and 
the heavy historic influence of the Catholic Church in local government. These mega projects are 
located in Calcasieu Parish and Cameron Parish. 

 
Several of the mega projects are located in Cameron Parish to the South. Cameron has no 

residential infrastructure. As a result, most of the population serving these projects will reside in the 
Lake Charles area where the elevation above sea level is higher and the infrastructure is more robust 
for residential and commercial development. 

 
The city of Lake Charles has been extremely supportive of our project. They understand the market 

demand for housing. The City Council met on October 4, 2017 and approved the site plan and zoning 
application. The project is fully entitled as proposed. 

 
The Gulf Coast regularly receives tropical weather systems. The latest damage from hurricane 

Harvey which devastated parts of Houston and Port Arthur is a case in point. Lake Charles is well 
situated 19 miles inland. The ground elevations are high enough above sea level, and the local building 
code has been enhanced to improve drainage, and storm water detention. The property contains a 
storm-water detention pond that covers nearly 3 acres of land. This sizable pond is capable of handling 
a 25 year storm event. In addition to the normal demand for housing, weather related damage from 
Harvey may take 2-5 years to recover from in some areas. That is also increasing the demand for 
housing in the local area.  
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USE	OF	FUNDS	/	SALE	TO	CONSTRUCTION	

	

Land	Purchase	
Closing	Costs	
Holding	Costs	
Architecture	and	Consultants	
	

$1,866,000	
					$20,000	
					$14,000	
			$300,000	

Land	Sale	
Profit	to	Sponsors	
Profit	to	Investors	
Rate	of	Return	to	Investors	

$3,500,000	
$1,150,000	
		$450,000	

25%		
	

THE  OPPORTUNITY 
 

The	 sponsors	 seek	 $2,200,000	 to	acquire	 approximately	 14	 acre	 lands	 for	 the	Lake		
Charles		Southlake	Village	project.		
	

The	 lands	 are	 worth	 $7.00	 per	 square	 foot,	 plus	 drainage	 improvements,	 as	 currently	
entitled.	They	are	being	purchased	for	$3.30	per	square	foot,	approximately	45%	of	the	
current	value.	

	

Exit	Strategy:	The	developer	has	committed	to	buy	the	land	at	$5.50	per	square	foot	within	
9	months	of	the	 initial	purchase,	providing	an	exit	strategy	for	 investors	 in	the	 land.	All	

investors	in	the	land	will	exit	the	land	phase.	However,	they	will	have	the	opportunity	to	
re-invest	in	subsequent	phases	of	the	project	on	a	preferential	basis	if	they	so	choose.		

	
The	investors	will	receive	a	19%	rate	of	return	on	the	9	month	commercial	paper,	which	
equates	to	approximately	25%	on	an	annualized	basis.		The	9	month	loan	will	be	secured	

on	 title	 with	 a	 first	 lien	 position	 mortgage.	 This	 mortgage	 will	 be	 released	 when	 the	
construction	financing	and	equity	raise	is	in	place	for	phase	2.	The	principals	are	committed	
to	reinvesting	a	meaningful	portion	of	their	profits	in	phase	2	of	the	project.	

	
The	 capital	 raise	 for	 the	 remaining	 phases	 of	 the	 project	 is	 outside	 the	 scope	 of	 this	
document.	However,	we	expect	this	to	be	a	Regulation	D,	506	compliant	private	offering.	
It	will	only	be	available	to	accredited	investors.		
	

	

	



SOUTHLAKE VILLAGE 
LAKE  CHARLES,  LOUISIANA 

6 

	

	

Land Use Plan 
The project will be built in two phases of construction. It is designed to accommodate 240 

apartments in 10 buildings over the complex located on Weaver Road. Initially, half of the project 
comprising 5 buildings and the club house will be built. The remaining 5 buildings will follow shortly 
thereafter. Construction of the project overall will take place over 24 months.  

 

 
All of the buildings face the interior expanse of green space. The road, parking, and fire lane 
access surrounds the perimeter of the property. The apartment complex will feature many 
desirable amenities including a central pool, playground, golf putting green, club house with party 
room, outdoor grills and dining area, and a fitness center. 
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The unit layouts are designed to support single professionals up to small families in the 1BR, 
2BR and 3BR layouts.  
 
The buildings are designed with the Louisiana climate in mind. The hallways between buildings 
are open air breezeways, designed to maintain the luxury feel and ambiance of the property, while 
also minimizing the operational costs associated with air conditioning enclosed common area 
spaces. The buildings feature a majestic entry way with a towering arch. While the project is large 
and consists of 240 units, each hallway has only four apartments on each level. This more intimate 
entry-way minimizes the feeling of a large complex.  
 

 

Unit Mix 
 
The project will contain a mix of 1BR, 2BR and 3BR apartments. The mix of units is based on 
market analysis. The majority of households in Lake Charles consist of one person and two 
person families.  
 

Unit Size Number Projected Rent 
1 Bedroom, 1 Bath 96 $1,225 
2 Bedroom, 2 Bath 132 $1,475 
3 Bedroom, 2 Bath 12 $1,875 
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Financial Projection of Completed Project 
 
 
 Construction Budget 
 

Land   $3,500,000 
Hard Construction $28,400,000 
Soft Costs   $3,642,000  
Total Project Cost $35,542,000 

 
 Operating Budget 
 

Rental Income  $3,949,680  
Operating Expenses  $1,222,994  
Debt Service  $2,167,517  
Debt Coverage Ratio 1.26 
Cash Flow Years 3-5  $559,169  
Investment Cap Rate 7.67% 
Market Cap Rate 6.50% 

Investment Summary  
  

Total Investment  $35,542,000  
Appraised Value  $42,000,000  
Equity Requirement  $7,500,000  
Cash in Project  $4,000,000  
Mezzanine or Equity  $3,500,000  
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 ABOUT THE PRINCIPALS   
 
 
 

VICTOR MENASCE is Managing Partner at US Real Estate Partners where he is responsible for strategy and capital 
deployment for projects across the country. The company specializes in realizing new projects in high demand markets. The 
vast majority of the company’s projects consist of new construction, and the remainder involve repositioning and 
redevelopment of existing assets. The company is based in Chicago, Illinois. Mr. Menasce brings 30 years of senior 
management and investment management experience to the partnership. Mr. Menasce is the author of “Magnetic Capital” and is 
a frequent guest on radio and TV in Canada as an authority on US real estate and investment. 

 

PAM ABIDE is a principal at New Orleans Equity Partners where she is responsible for operations and management of the 
investment portfolio. She is also responsible for acquisition of new assets. The company’s holdings include commercial and 
residential real estate, land, mineral rights, and oil and gas wells. Ms. Abide brings a wealth of service and retail experience to 
the table and has been instrumental in building the company’s operations and systems. 

 

SHARON FOREMAN is a principal at New Orleans Equity Partners where she is responsible for marketing and client 
relationship management. Ms. Foreman brings a wealth of entrepreneurial experience as the co- founder and franchisor of 
Another Broken Egg of America which she sold in 2011. She has extensive project management experience and has been 
involved in the development of significant real estate projects in her career. Ms. Foreman is playing a key role in assembling 
the core team on the ground to execute the projects. 

 

MONICK HALM is a principal at Vineyard Investment Partners where she is responsible for investor relations, rehab and 
design, and management of the firm’s investment portfolio consisting of multifamily residential, mobile homes, and single 
family rentals. Ms. Halm previously practiced corporate litigation at Morrison & Foerster, LLP and Gibson, Dunn & 
Crutcher, LLP. She earned her Juris Doctorate degree from Columbia Law School in New York. She is also a certified interior 
designer, author, speaker, and co-founder of the Real Estate Investor Goddesses, a real  estate  investment network  for  women. 

 

PETER HALM is a principal at Vineyard Investment Partners where he is responsible for finding investment opportunities, 
analysis and marketing. Mr. Halm started out as an urban planner focusing on inner city redevelopment in Australia. A move to 
Los Angeles led to building a successful graphic design business working with the biggest names in entertainment. Developing 
a passion for remodeling he bought, renovated and sold multiple properties for a profit over the past 20 years and currently is 
invested in over 1000 multifamily units and mobile homes. He has a keen eye for value-add opportunities and is dedicated to 
optimizing investor returns while creating a better environment for tenants. 

 

DAVID ZOOK is the founder and CEO at The Real Asset Investor  

Dave is a successful business owner and an experienced real estate investor active in the Multi Family apartment space. Dave and 
his partners own well over $100 Million dollars worth of Multi Family apartments purchased since 2009 in some of the strongest 
job markets in the US.  He is well versed and actively involved in the ATM investment space and has provided investment 
opportunities to lots of investors looking for strong cash flow and tax benefits. Dave is a published author and has been guest speaker 
at the International Business conference, The Jason Hartman real estate mastermind, The Wealth Formula podcast and the Real 
Estate Guys radio show as well as a host of others. 


