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Activity ID- ZAH0250225 
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Marcus & Millichap is proud to present “The Tifton Apartments” 
170 market-rate apartment units with:

• 78 units built between 2017 and 2020 
• 50 units built between 2010 and 2016
• 42 units built in 2004 

The property is currently 98% occupied, and the direct comparative 
property vacancies in market are at sub 3.0%.

Market Rents were raised $75.00 / unit on the 2’s and 3’s on July 1.

Located in West/Northwest Tifton, on the west side of I-75, the 
properties have a laid back, safe, country feel with an upscale 
location near great retail, a university and a college.

Offered with assumable Fannie debt at 3.13%, due Nov. 2030.
Current Balance - $10,250,000. Or, new debt can be placed.

There is a mortgage on 150 units, and 20 units are free and clear.
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1. Washer & Dryer in all 170 units. 
       Owners not charging anything currently.       
      170 units x 12 months x $50.00 = $102,000 new $’s
 
2. Pet Fee Income should rise at least $25,000 (42 pets)
    from the T-12 of only $2,250 from one-time fees.  
    Instead, charge one-time $350 fee and $25-$35/month.

3. Legal & Professional Fees will be approximately
$11,000 less than the T-12 due to non-reoccurring 

    Tax Appeal costs.

4. Management Fees will be approximately $70,000 less at 
    $75,000 (3%) vs the current T-12 $146,000 (6%) 

5. New Property Taxes quoted will be approximately 
*$226,000 Year-1, Post Sale. T-12 Tax Escrow was $247,000
      *Ball Park Quote provided on 6/26 by 
      Tift County Chief Property Appraiser, Bryan Duke.



Financials & Debt

Current Fannie Debt is Assumable at

• 3.130% Interest Rate
 
• Due in November 2030
 
• ~4 Years Remaining

• Current Balance ~$10,250,000

• Or New Debt may be placed
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Column 2 represents September 2026 – September 2027
* NO rental increases calculated, only Los-to-Lease Reduced to 2%

Income Tech P&L Adjust 9/2026-9/2027

Gross Potential Rent 2,560,188 2,560,188

Loss / Gain to Lease (101,748) 4.0% (51,204) 2.0%

Gross Scheduled Rent 2,458,440 2,508,984

Physical Vacancy (98,338) 4.0% (100,359) 4.0%

Economic Vacancy

0.0% 0

(18,300) 0.7% (18,817) 0.8%

0.0% 0 0.0%

Total Vacancy ($116,638) 4.7% ($119,177) 4.8%

Economic Occupancy 95.26% 95.25%

Effective Rental Income 2,341,802 2,389,807

Other Income

104,288 104,288

36,000 60,000

Total Other Income $140,288 $164,288

Effective Gross Income $2,482,090 $2,554,095

Expenses Tech P&L Adjust 9/2026-9/2027

Real Estate Taxes 226,000 226,000

Insurance 85,000 85,000

66,759 67,000

119,000 119,000

85,115 85,115

20,000 20,000

37,532 35,000

154,000 154,000 Incls. Mgmt Lease/maint.

55,000 55,000

Operating Reserves 37,500 37,500

Management Fee 74,463 3.0% 76,623 3.0%

Total Expenses $960,369 $960,238

Expenses as % of EGI 38.7% 37.6%

Net Operating Income $1,521,722 $1,593,858

Utilities - Electric / Water/ Internet/TRASH

Repairs & Maintenance 

Contract Services/Turnover/Landscaping

Supplies

Marketing & Advertising

Payroll-Mgmt Lease/Maintenance 

3 FTE - PM, Leasing Agent & Maintenance

General & Administrative / Bank Fees

Pet. Late Fee. Bad Debt Col Application 

Renters Insu.- Sec. Dep. Fprfeit /Damages

Concession

Bad Debt

Non-Revenue Units
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Count Number Sub Unit Type Feet Rent/Mo

1 1 CC Townhomes 2x2 1,100 $1,202

2 1 CC Townhomes 2x2 1,100 $1,150

3 1 CC Townhomes 2x2 1,100 $1,150

4 1 CC Townhomes 2x2 1,100 $1,133

5 1 CC Townhomes 2x2 1,100 $1,108

6 1 CC Townhomes 3x2 1,338 $1,300

7 1 CC Townhomes 3x2 1,338 $1,167

8 1 CC Townhomes 2x2 1,100 $1,100

9 1 CC Townhomes 2x2 1,100 $1,200

10 1 CC Townhomes 2x2 1,100 $1,100

11 1 CC Townhomes 2x2 1,100 $1,100

12 1 CC Townhomes 3x2 1,338 $1,200

13 1 Duplex 3x2 1,275 $1,539

14 1 Duplex 3x2 1,275 $1,650

15 1 Duplex 3x2 1,275 $1,600

16 1 Duplex 3x2 1,275 $1,600

17 1 Duplex 3x2 1,275 $1,650

18 1 Duplex 3x2 1,275 $1,600

19 1 Duplex 3x2 1,275 $1,650

20 1 Duplex 3x2 1,275 $1,545
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JUL 25 AUG 25 SEP 25 OCT 25 NOV 25 DEC 25 JAN 26 FEB 26 MAR 26 APR 26 MAY 26 JUN 26 TOTAL

    4100 Rental Income (non-posting)

        4101 Rental Income 194,314 198,932 196,968 199,075 194,729 197,346 211,836 206,904 196,528 214,285 201,848 206,551 2,419,316

        4103 Pet Fees 500 250 500 0 0 0 0 0 500 250 250 0 2,250

        4108 Application Fees 520 360 160 520 480 560 320 280 640 840 730 680 6,090

        4109 NSF Fees 0 50 0 0 50 50 0 0 0 0 0 0 150

        4110 Late Fees 1,108 2,069 2,235 1,770 1,799 2,090 1,820 2,461 1,315 1,159 1,651 2,019 21,496

        4118 Rental Income Adjustment 0 0 1,200 0 0 0 0 0 0 0 0 0 1,200

        4100 Total Rental Income (non-posting) 196,442 201,661 201,063 201,365 197,057 200,046 213,977 209,645 198,984 216,534 204,479 209,250 2,450,502

    4150 CAM Income (non-posting)

        4152 CAM - Property Tax 0 0 0 335 0 0 0 0 0 355 0 0 690

        4153 CAM - Insurance 1,623 1,648 1,645 1,640 1,600 1,640 1,640 1,620 1,590 1,600 1,600 1,610 19,457

        4150 Total CAM Income (non-posting) 1,623 1,648 1,645 1,975 1,600 1,640 1,640 1,620 1,590 1,955 1,600 1,610 20,147

    4300 Maintenance Income (non-posting)

        4302 Cleaning 0 -88 0 0 0 0 0 0 0 0 0 0 -88

        4304 Damages 19,500 2,300 2,725 2,250 9,335 250 6,276 2,300 3,475 6,150 1,250 4,817 60,628

        4300 Total Maintenance Income (non-posting) 19,500 2,213 2,725 2,250 9,335 250 6,276 2,300 3,475 6,150 1,250 4,817 60,540

    4400 Utility Income (non-posting)

        4403 Electric 453 0 0 0 286 81 0 0 0 0 87 0 907

        4400 Total Utility Income (non-posting) 453 0 0 0 286 81 0 0 0 0 87 0 907

    4500 Loans Income (non-posting)

        4501 Interest Income 9 9 10 0 0 0 0 0 0 9 9 0 45

        4500 Total Loans Income (non-posting) 9 9 10 0 0 0 0 0 0 9 9 0 45

    4900 Other Property Income (non-posting)

        4901 Security Deposit Forfeitures 1,595 0 0 0 0 1,050 200 2,650 200 2,400 0 1,400 9,495

        4903 Security Patrol 0 0 0 0 0 0 0 -112 0 0 0 0 -112

        4908 Court fees 223 0 25 0 0 -1,020 -382 0 -164 0 0 -128 -1,447

        4900 Total Other Property Income (non-posting) 1,818 0 25 0 0 30 -182 2,538 36 2,400 0 1,272 7,937

INCOME 219,845 205,531 205,468 205,590 208,278 202,047 221,710 216,103 204,085 227,048 207,424 216,949 2,540,078

Profit & Loss 12 Month Recap
Properties: TA2,Tifton Apartments DE, LLC

Monthly recap 07/01/25 - 06/30/26  (accrual basis)

INCOME
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    1102 Insurance Escrow 7,294 7,294 7,294 6,426 6,426 6,426 6,426 7,267 7,267 7,267 7,267 7,267 83,921

    5000 Management Fees Expense 11,872 13,736 11,342 12,102 11,747 11,802 14,219 12,529 10,500 12,629 11,974 11,443 145,894

    5001 Advertising 2,790 3,669 3,163 1,174 651 2,258 1,952 1,979 2,391 4,073 684 3,357 28,141

    5020 Travel & Entertainment Expense (non-posting)

        5021 Meals 0 68 0 0 0 0 0 0 0 0 0 0 68

        5023 Automobile, Travel

            5025 Hvac 0 0 0 0 0 0 0 0 0 0 0 1,302 1,302

            5023 Other Automobile, Travel 826 785 809 224 305 477 123 799 62 433 84 91 5,019

            5023 Total Automobile, Travel 826 785 809 224 305 477 123 799 62 433 84 1,393 6,321

        5020 Total Travel & Entertainment Expense (non-posting)826 853 809 224 305 477 123 799 62 433 84 1,393 6,389

    5030 Cleaning & Maintenance Expense (non-posting)

        5031 Pest Control 0 850 800 250 0 850 0 3,213 1,200 805 619 6,120 14,707

        5032 Carpet Cleaning 600 350 0 0 0 0 0 0 0 625 350 725 2,650

        5033 Landscaping 4,750 10,237 3,400 3,400 3,400 5,700 6,209 3,400 5,320 3,495 4,642 6,681 60,634

        5034 Pool expense 0 0 0 672 422 269 0 256 245 459 355 405 3,083

        5030 Total Cleaning & Maintenance Expense (non-posting)5,350 11,437 4,200 4,322 3,822 6,819 6,209 6,869 6,765 5,384 5,966 13,931 81,073

    5050 Insurance Expense (non-posting) 0 0 0 0 0 2,358 1,179 1,179 1,179 2,133 0 1,171 9,199

    5060 Legal and Other Professional Fees (non-posting)

        5061 Professional Fees 1,446 1,472 1,561 1,679 1,471 2,327 1,576 1,483 1,409 11,019 1,473 1,476 28,394

        5060 Total Legal and Other Professional Fees (non-posting)1,446 1,472 1,561 1,679 1,471 2,327 1,576 1,483 1,409 11,019 1,473 1,476 28,394

    5100 Repairs & Maintenance Expense (non-posting)

        5103 Carpet 200 0 0 0 0 0 0 0 0 0 0 3,250 3,450

        5104 Maintenance 0 0 109 0 0 0 1,875 258 0 0 0 0 2,241

        5105 Cleaning 1,515 1,205 413 675 125 2,550 125 1,665 375 350 600 1,875 11,473

        5106 Make Ready 0 0 0 684 1,185 0 0 0 0 0 0 0 1,869

        5107 Annual Maintenance 0 0 0 0 115 0 0 0 0 0 0 0 115

        5108 Plumbing 990 0 818 0 0 340 466 1,496 0 0 185 0 4,294

        5109 Miscellaneous Repairs Expense 5,910 1,922 5,196 1,702 8,130 3,585 4,075 8,295 6,300 3,390 6,600 2,900 58,005

        5110 HVAC / Electric 4,766 3,212 3,623 1,739 1,940 0 170 968 618 715 3,832 3,057 24,637

        5111 Paint 487 430 557 60 0 600 204 129 538 651 1,425 3,040 8,122

        5100 Total Repairs & Maintenance Expense (non-posting)13,868 6,768 10,714 4,860 11,495 7,075 6,915 12,811 7,830 5,106 12,642 14,121 114,205

    5200 Supplies Expense

        5201 Paint 0 0 0 0 0 0 0 0 0 0 0 750 750

        5200 Other Supplies Expense 951 3,233 2,802 3,724 2,261 756 1,403 4,656 3,425 1,772 875 3,416 29,274

        5200 Total Supplies Expense 951 3,233 2,802 3,724 2,261 756 1,403 4,656 3,425 1,772 875 4,166 30,024

EXPENSE
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        5200 Total Supplies Expense 951 3,233 2,802 3,724 2,261 756 1,403 4,656 3,425 1,772 875 4,166 30,024

    5300 Taxes Expense (non-posting)

        5301 Property Taxes 20 units free & clear 0 0 0 0 10,153 20,093 0 0 0 279 0 0 30,525

        5302 State Taxes 0 0 0 0 0 0 6,508 0 900 0 0 0 7,408

        5303 Other Taxes 0 0 38 0 0 0 0 0 0 0 0 0 38

        5300 Total Taxes Expense (non-posting) 0 0 38 0 10,153 20,093 6,508 0 900 279 0 0 37,971

    5400 Utilities Expense (non-posting)

        5401 Gas & Propane 75 0 0 0 0 0 0 0 0 100 0 0 175

        5402 Water & Sew er 620 828 671 840 1,277 826 527 585 802 578 1,057 1,485 10,094

        5404 Electric 2,880 1,100 1,660 6,147 1,362 1,255 1,047 1,149 1,245 1,732 1,128 1,374 22,078

        5405 Garbage 0 3,228 3,128 0 6,183 3,208 3,386 3,703 3,665 3,669 3,179 10,259 43,608

        5400 Total Utilities Expense (non-posting) 3,575 5,155 5,458 6,987 8,822 5,289 4,959 5,437 5,712 6,080 5,363 13,117 75,955

    5600 Office Expense (non-posting)

        5601 Supplies 692 599 169 34 1,289 365 1,311 830 1,668 2,409 3,523 780 13,668

        5603 Telephone Services 671 639 623 666 374 481 494 472 512 452 462 472 6,317

        5604 Softw are 986 881 1,060 1,866 980 1,074 1,908 1,645 1,621 6,233 1,895 1,418 21,569

        5605 Postage 0 236 338 147 0 122 0 135 147 76 0 0 1,201

        5606 Petty Cash 10 0 46 0 20 4 46 16 0 119 72 200 533

        5607 Credit Verif ication 430 310 306 102 351 332 316 224 255 602 689 459 4,373

        5600 Other Office Expense (non-posting) 0 112 0 270 0 0 263 0 0 2,445 0 -73 3,015

        5600 Total Office Expense (non-posting) 2,788 2,777 2,542 3,085 3,013 2,378 4,338 3,322 4,203 12,336 6,640 3,256 50,677

    5650 Bank Fees 307 329 272 271 282 272 308 291 294 349 321 23 3,318

    5800 Payroll Expenses (Non Posting)

        5801 Salary Expense

            5701 Wages, Salary 0 5,254 3,689 3,890 2,036 1,948 0 300 0 0 1,206 0 18,322

            5801 Other Salary Expense 10,213 9,865 14,079 9,069 9,962 9,334 9,894 9,742 13,239 8,841 11,127 12,527 127,892

            5801 Total Salary Expense 10,213 15,119 17,768 12,959 11,998 11,282 9,894 10,042 13,239 8,841 12,333 12,527 146,214

        5802 Payroll Service Fee 135 111 173 262 121 114 258 110 162 103 116 115 1,780

        5804 FICA 784 755 1,071 694 679 714 757 745 1,012 676 851 958 9,696

        5805 FUTA 7 10 16 4 4 8 56 54 34 5 6 6 210

        5806 SUI 1 1 2 1 1 1 4 4 8 1 1 1 28

        5807 Bonus 0 0 0 0 6,000 0 0 0 0 0 0 0 6,000

        5800 Other Payroll Expenses (Non Posting) -2,838 -2,180 -3,643 0 0 0 0 0 0 0 0 0 -8,661

        5800 Total Payroll Expenses (Non Posting) 8,302 13,816 15,387 13,920 18,803 12,119 10,969 10,955 14,455 9,626 13,307 13,607 155,267

    6120 Bad Debt 305 0 0 0 40 1,175 80 80 0 548 0 2,021 4,248

    1101 Tax Escrow 28,269 28,269 16,298 16,298 16,298 16,298 16,298 15,694 15,694 15,694 15,694 15,694 216,501

EXPENSE 87,942 98,809 81,882 75,074 95,589 97,921 83,462 85,350 82,088 94,729 82,290 106,042 1,071,178

NOI 131,903 106,722 123,586 130,516 112,690 104,126 138,248 130,753 121,997 132,319 125,134 110,906 1,468,899
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EXPENSE 87,942 98,809 81,882 75,074 95,589 97,921 83,462 85,350 82,088 94,729 82,290 106,042 1,071,178

NOI 131,903 106,722 123,586 130,516 112,690 104,126 138,248 130,753 121,997 132,319 125,134 110,906 1,468,899

    6000 CAPEX

        6004 HVAC 0 11,100 2,600 0 1,402 0 0 0 0 0 2,375 2,900 20,377

        6001 Appliances 5,949 4,521 4,157 3,385 2,042 4,393 1,604 2,543 3,257 1,739 1,217 5,462 40,269

        6003 Playground Equipment 0 2,269 0 0 0 0 0 0 0 0 0 0 2,269

        6005 New  Carpet or plank f looring 1,950 8,675 6,000 3,100 0 1,250 0 4,000 2,400 1,800 5,200 4,200 38,575

        6000 Other CAPEX 0 0 0 0 0 0 2,600 0 0 0 0 7,900 10,500

        6000 Total CAPEX 7,899 26,565 12,757 6,485 3,444 5,643 4,204 6,543 5,657 3,539 8,792 20,462 111,990

    6220 Mortgage Expense 0 0 0 0 0 0 0 0 0 18,413 19,352 18,515 56,280

    6230 Mortgage Interest Expense 27,160 28,015 27,966 27,017 27,866 26,920 27,766 27,717 24,990 27,611 26,672 27,509 327,210

N/O EXPENSE 35,059 54,580 40,723 33,502 31,310 32,564 31,970 34,260 30,647 49,563 54,816 66,486 495,480

NET INCOME 96,844 52,142 82,862 97,014 81,380 71,562 106,278 96,493 91,350 82,755 70,318 44,420 973,419

N/O EXPENSE
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Oaks at Carpenter Bed Type Year CO'd

101 Oak Forest Lane 8 units, 4-3 BD & 4-2 BD 2010

104 Oak Forest Lane 8 units, 4-3 BD & 4-2 BD 2013

107 Oak Forest Lane 8 units, 4-3 BD & 4-2 BD 2010

201 Oak Forest Lane 4 units, 2 BD/ 2 Bath per unit 2013

204 Oak Forest Lane 8 units, 4-3 BD & 4-2 BD 2014

104 Mavis Lane 8 units, 4-3 BD & 4-2 BD 2015

105 Mavis Lane 8 units, 4-3 BD & 4-2 BD 2016

108 Mavis Lane 8 units, 4-3 BD & 4-2 BD 2017

109 Mavis Lane 8 units, 4-3 BD & 4-2 BD 2018

203 Mavis Lane 12 units, 4-3 BD & 8-2 BD 2019

206 Mavis Lane 8 units, 4-3 BD & 4-2 BD 2020
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Mill Ridge Duplexes

128/130 Oak Point Avenue 2 units, 3 BD, 2 Bath per side of duplex2016

126/124 Oak Point Avenue 2 units, 3 BD, 2 Bath per side of duplex2017

122/120 Oak Point Avenue 2 units, 3 BD, 2 Bath per side of duplex2017

118/116 Oak Point Avenue 2 units, 3 BD, 2 Bath per side of duplex2018

114/112 Oak Point Avenue 2 units, 3 BD, 2 Bath per side of duplex2019

110/108 Oak Point Avenue 2 units, 3 BD, 2 Bath per side of duplex2018

106/104 Oak Point Avenue 2 units, 3 BD, 2 Bath per side of duplex2020

102/100 Oak Point Avenue 2 units, 3 BD, 2 Bath per side of duplex2020

98/96 Oak Point Avenue 2 units, 3 BD, 2 Bath per side of duplex2020

94/92 Oak Point Avenue 2 units, 3 BD, 2 Bath per side of duplex2020

90/88 Oak Pont Avenue 2 units, 3 BD, 2 Bath per side of duplex2020

86/84 Oak Point Avenue 2 units, 3 BD, 2 Bath per side of duplex2020
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Cross Creek

Buildings A-G 42 units, 6 units per building 2-3 BD & 4-2 BD per building2004

Building I 12 units, 4-3 BD & 8-2 BD per building2019

Building H 12 units, 4-3 BD & 8-2 BD per building2020
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Rent 
COMPs
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Harmon Heights 

2012, 2019/20 – Built

100% Occupied

1x1’s 
788 SF
Rents @ $1,050
Rents PSF - $1.33

TheNumber #1, #2 and #3 COMPs for the 1x1’s are 

Evergreen at 
Five Points 
2011-Built
90% Occupied

1x1
633 SF
Rents @ $1,331
Rents PSF - $2.09

The Links

1998 - Built 
98% Occupied

1x1
733 SF
Rents @ $1,290
Rents PSF - $1.76

Maple on Melody

2005 - Built 
94% Occupied

1x1
730 SF
Rents @ $999
Rents PSF - $1.37
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As of 5/7/2026
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John Leonard

Broker of Record

1100 Abernathy Rd. N.E.

Bldg. 500  Suite 600                          

Atlanta, GA 30328

Tel: (813) 857-1751

john.leonard@marcusmillichap.com

License # 252904
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