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We Are 

A professional, full service real estate solutions firm that buys and sells properties throughout the 
U.S.. We specialize in finding and acquiring properties at below market value and increasing property 
value through multiple methods including: CAP rate repositioning, renovation, reducing expenses and 
ultimately raising NOI. Since its inception, in 2012, Dual City Investments has passionately pursued the 
goal to identify and purchase properties with steady cash flow and upside potential. Through the 
years, they’ve developed a solid foundation of real estate knowledge, with the integrity to follow up 
on promises and make successful deals happen. 

“We’re highly motivated, knowledgeable, ethical, and qualified to handle any real estate transaction. We 
are committed to minimizing investor risk and maximizing returns“. - Keith Nelson, CEO 

 

Our Mission 

When a passion for real estate is combined with talented individuals who have an uncompromising 
drive to succeed, amazing things will happen. At Dual City Investments, it’s our goal to not only have a 
positive effect on ourselves and our investors- but also to inspire, motivate and create lasting change 
in everyone we encounter. We will treat our clients and team members with respect at all times and 
our prime objective is to preserve investor capital while maximizing their returns. Our motto is and 
will always be, “Together we reach the goal” because succeeding not only takes capital, hard work 
and knowledge, it also takes trust coordination to reach the lofty goals we set. Our company will 
dedicate itself to everlasting professional growth and transparency that make us a valuable partner in 
any market. 

 
Strategy 
Acquisition:  
Criteria: Our minimum criteria is based off of actual current cash flow the property, at a minimum it 
must reach our 8% preferred return to investors, if it has an inplace 9% return or less it must have 
some value add potential, such deferred maintenance, adding new construction, solving management 
issues or increasing rents or leases to market rates. 
Identify: We have a team of energetic prospectors whose daily focus is to find a property that fits our 
investment criteria.  
Underwrite: Our underwriting personnel comb through the historic and current financials to see if the 
numbers will dictate the desired return. After conservatively figuring out the CAP rate, we determine if 
it is sufficient enough to move to the next step. Depending on the asset type and market we look for 
true CAP rates between 6.5% and 8+%.  
Analyze: We have a systematic and disciplined approach when purchasing investment properties, 
putting each potential investment through a strict due diligence process. This rigorous set of criteria 
includes, comparable property analysis, economic studies of the neighborhood, city planning and 

 

2 

 



 

 

 

development, demographics research, marketability, and growth potential, crime rate, public 
transportation and schools and condition of the property, including all structural, environmental and 
overall condition. We formulate an exit strategy and set realistic investor returns before closing the 
deal. 
Negotiate: We will negotiate, directly with the owner in most cases, for the best purchase price as 
possible. 
Financing: We purchase using leverage between 50% and 80%. We will weigh and measure all 
financing options for each property to determine which brings the most value to our investors. We use 
mostly conventional financing with Freddie Mac and Fannie Mae, local banks, life and conduit loans 
and occasionally private lenders.   
Closing: We oversee every step in closing to make sure all parties are working in a timely manner 
towards a successful closing. Periodic checking of updated financials and making sure the property is 
maintained through the closing process is part of the process.  
 
Hold Period:  
Management: set up and oversee professional management, switch over all utilities and services, 
implement our value add plan with the management company, set expectations and goals to increase 
value.  
Term: Three to five years is our targeted hold, but preservation of capital and maximizing gains will 
ultimately dictate when when it is time to liquidate. 
Financial statements: Review monthly statements from management and prepare monthly Profit and 
Loss statements. 
Disbursements: Create and send monthly and quarterly statements to investors along with any 
updates of major news from the property.   
Taxes: We use a third party accountant, who prepares and distributes the annual K-1s. 
 
Disposition:  
Review market conditions: We aim to hit a total return to investors of at least a 50% gain over the term 
of the investment. Our history has exceeded those goals but we pride ourselves in under promising 
and over delivering.  
Brokering: We have an extensive list of buyers and buyer groups who pay top market price that we are 
able to market the properties to. 
Closing: We oversee every step in closing to make sure all parties are working in a timely manner 
towards a successful closing. Sending the closing statement and final disbursements to all parties.  
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Investor Returns 
Dual City Investments to date is valued at over $22 million dollars distributing to investors a blended 
return of over 10% per annum and an IRR average of over 20%, in addition to a 70% increase and 
reinvestment of investor capital in Q2, 2016 and a 55% distribution planned for Q2 2017.. These figures 
are taken from actual investor statements paid out over the last 2 years.  

 

 

We aim to buy off market properties that are valued below market in areas with high growth, and 
landlord friendly tenant laws. Targeting multiple tenant properties and using economies of scale we 
are able to cover a geographic footprint more efficiently.  
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2016/2017 Sample of Acquisitions and Strategies  

 

Aiken Self Storage - Aiken SC 
aikenselfstorage.com  

444 Units 
Price: $1.164M  
9.26 CAP rate 
Total Gross :$189,148 
Expenses: $82,755 
NOI: $107,818 
Investment Strategy 
- Renovate 2 building and put 
sign at main road 
- Reduce expenses, no need for 
full time 
- Increase occupancy 
- Refinance or sell in 15-18 
months @ $1.8M 
Average COC return 12% 
IRR 26% 

 
Pinetree Apartments - 

Greenwood, SC  
100 units 
Price: $3.00M  
7.94 CAP rate 
Total Gross :$568,920 
Expenses: $311,000 
NOI: $238,556 
Investment Strategy 

● 93% occupied 
● 2 year hold  
● 125% approx return 
● Increase NOI by 

renovating exterior 
ASAP and upgrade 
units as turns 

Status: 
Average COC return 8% 
IRR 20%+ 

 

Central Lofts - Central, SC 
20 units 
Price: $800k  
9.4 CAP rate 
Total Gross :$140,030 
Expenses: $65,000 
NOI: $75,030 
Investment Strategy 

● 100% occupied 
● 10-15 year hold  
● Maintain high 

occupancy, maintain 
condition and market 
rental rates. 

Average COC return 12% 
IRR 30%+ 
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Greenville/Anderson SC 
Portfolio 

75 units 
Price: $3.6M  
8.2 CAP rate 
Total Gross :$496,500 
Expenses: $176,670 
NOI: $295,005 
Investment Strategy 

● 100% occupied 
● 5-7 year hold  
● Increase NOI by 

combining expenses 
and services with other 
Greenville assets 

Average COC return: 12% 
IRR 25% 

 
Rosewood Apartments - 

Clemson, SC 
48 Units 
Price: $4.5M 
7 CAP rate 
Total Gross :$547,000 
Expenses: $245,000 
NOI: $302,000 
Investment Strategy 

●  Build 84 units on 
additional land 

●  Increase rates and 
maintain occupancy 

Average COC return 8% 
IRR 17% 

Self Storage Portfolio 
300 units 
Price: $3.075M  
8.5% CAP rate 
Investment Strategy 

● 90% occupied 
● 5 year hold  
● Increase NOI by 

renovating exterior and 
adding more parking 
rental spaces 

Average COC return: 10% 
IRR 22% 

 
 

 

 

 

 

 

6 

 


