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President, 
Options Real 
Estate

Proudly from 
Duncanville, TX

Started Flywheeling:
● Commercial real estate

Known for:
● Helping entrepreneurs get a 

foothold

Community Involvement:
● Former Duncanville City 

Councillor
● Duncanville Design Studio
● President of CNU North Texas 

Chapter



                  Options Real Estate
               Award Winning Projects



Readying locals to take the lead,
steadying the building environment,

nurturing the small development ecosystem.

Helping you create your neighborhood’s future.

Neighborhood 
Evolution



O
U
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Figure out how to make 
enough money to sustain 
yourself, your projects, 
and your community. Find 
people who want to invest 
in a shared vision.

Neighborhoods people 
love to be in follow a 
pattern. Learn it and 
continue the tradition of 
building places that get 
better with age.

FORMFINANCEFARMING
Pick a place, stay there. 
Walk your fields and get 
to know how everything 
interacts. Cultivate the 
life and beauty that’s 
around you.











DESIGNING WITH
THE PROFORMA
An Iterative Process
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Bonton Farms







Renovation and addition to an existing house

Allows for an owner occupant to have two additional 
rentalable suites (not standalone units), with the 
benefit of each suite (a bedroom and bathroom) 
having its own private entrance and exterior access 
to a common laundry room. 

CONCEPT PLAN

Bonton Farms 
Roommate House



Roommate House - Walking Proforma
HOUSE: 2731 Valentine Total

Dimensions: 20x65 ft 1300 sf

Land & Permits: $25,000

PROJECT COST @ $175psf $227,000

Loan P& I: (30yr amortization, 7% interest 
from a foundation, no closing costs)

$1,680

Taxes: $475

Insurance: $175

TOTAL MONTHLY COST $2,330

INCOME: $550 x 2 units $1,100

TOTAL COST TO OWNER, MONTHLY: $1,230



Final Floor Plan

Addition in RED



Above: Rear Entrance Walkway

Top Right: Front of Reno House

Bottom: View of New Suite Doors 18



Roommate House Interiors
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212 N Main



ONE story, mixed use



2,700 SF
$3,150/month

$14/SF/YR
$1.17/SF/Mo

Residential Flat
450 SF

$900/month
$24/SF/YR
$2/SF/Mo

Residential Flat
450 SF

$900/month
$24/SF/YR
$2/SF/Mo

Retail, Barber
900 SF

$1,950/month
$26/SF/YR
$2.17/SF/Mo

Retail, Fruit Drink
900 SF

$1,950/month
$26/SF/YR
$2.17/SF/Mo

$37,800 / YEAR

$68,400 / YEAR





Main Commons



Main Commons
Before





Main Commons



Main Commons / 2,600 sf 
Single Tenant Income $2,228/month + Utilities  

$26,736/year
Rightsizing Spaces



Single Tenant Leaves
 
Divide Space into 5 

suites 

Income is now 
    $5,590 per month
    $67,080 per year
  
Rental increase is 

$40,344 per year 
    8% Cap Rate

$500,000+ in value
 added to building

STE 100
606 SF

$1,350/month
+Utilities

STE 104
410 SF

$940/month
+Utilities

STE 108
520 SF

$1,240/month
+Utilities

STE 106
520 SF

$1,185/month
+Utilities

STE 102
379 SF

$865/month
+Utilities



Green Leaf



1210 GREEN LEAF 31



Greenleaf - Big House into Owner’s + Suites 
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Greenleaf Survey
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Room Names and Dimensions help provide 
rough space proportions and quick SF

LIVING
20’-5” x 26’-9”

548 SF

Scale, North Arrow 
are important too

As-Built Plans Get Things Organized
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VISION

Unit 1         645 sf

Unit 2       1,155 sf

Unit 3       568 sf

Unit 4       530 sf

Pool House 400 sf

FIVE SEPARATE UNITS



BEFORE
CONSTRUCTION 
Undergoing a meticulous transformation, 

Green Leaf witnessed the deliberate 

removal of outdated cabinets, paving the 

way for a fresh vision. The space was then 

thoroughly cleaned, ready to embrace 

innovative design elements. 
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The backyard and pool area underwent major clean 

up at Green Leaf, emerging from neglect to 

become inviting spaces for residents to enjoy 

nature.
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Elevating the ambiance, hardwood floors 

graced the interiors, while new windows 

invited panoramic views. Exposed wood 

beams crowned the space, infusing rustic 

charm with contemporary allure.

ROOMMATE 
HOUSE
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Total Cost with overruns $1,150,000.00
    Loan Amount - $900,000  @    6.5% Interest -   30 years

Highest Comparables in Duncanville for a single family home
 are $600-$750k -  UPSIDE DOWN - BAD!!!

Income
● Owner’s suite       -0-
● Elderly Parent Suite $    5,000.00
● Pool House - short term rental $    2,250.00

  $150/night - expenses $50
  $100/net - at 75% occupancy

● (2) other suites $1,500 each $    3,000.00
                $  10,250.00

x 12 months $123,000.00
Occupancy 95%             $  116,850.00

Expenses
● Taxes $   12,000.00
● Insurance $      7,200.00
● Utilities $      7,200.00
● Maintenance, Janitorial, Landscape $   14,400.00

Total $  40,800.00

Income - Expenses = NOI

Income         $  116,850.00

Expenses             $  - 40,800.00

NOI        $    76,050.00

NOI - Debt Service = Annual Cash Flow

Debt Service
$5,686.61 x 12 months        $  - 68,239.32

ANNUAL CASH FLOW        $      7,810.68

1210 Green Leaf - Proforma
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CONCEPTUAL RENDERING 46



CONCEPTUAL RENDERING 47
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https://docs.google.com/file/d/1j8T7WBprBpy7Ju0CDxfRguhwMftrybWx/preview
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https://docs.google.com/file/d/15RJN6s7k5fNBHeb6nc-vrqPP6JH5wHfk/preview


50

https://docs.google.com/file/d/1j8T7WBprBpy7Ju0CDxfRguhwMftrybWx/preview
https://docs.google.com/file/d/1ha41sq1ceW3sdclxzrGzpdcnhFyWqgYj/preview


Sabinal



Grid













Exercise







DESIGN ON A DIME
LIMITED RESOURCES,
UNLIMITED CREATIVITY
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BERN
ICE R

A
D

LE
Owner of 
Buffalove 
Development 
and Little Wheel 
Restoration

Proudly from 
Buffalo, NY

Started Flywheeling:
● Maintenance calls for 

minimum wage. 
● Energy retrofits and property 

management
● Began Buffalove in 2012. 

Known for:
● Cute renovations on a dime
● Small storefronts 
● Trying to keep apartments 

affordable

Community Involvement:
● Zoning Board of Appeals for 

the City of Buffalo
● FBCI Steering Committee 
● Eugene V. Debs Hall Board



KEEP IT CUTE AND SAVE MONEY! 

DESIGN ON 
A DIME



BRANDING 
MATTERS 



LEAN INTO WHAT IS 
UNIQUE ABOUT 
YOUR PLACE 



LEAN INTO WHAT IS 
UNIQUE ABOUT 
YOUR PLACE 



Plant the flowers.
Allow your storefronts explode 

onto the street. 
Make and support spaces for 

community. 

TRUST!!!



Crock pot clean up: 
little dawn dish soap 
and a slow cook goes 

a long way.  

HARDWARE
Lean into it and make 

cute

UNIQUE THINGS
if they’re old, they’re 
better than anything 

you can buy right 
now! 

EXISTING CABINETS

SAVE WHAT CAN 
BE SAVED 



MAKE IT CUTE
cute brings happiness and … it sells!  



INSIDE TOO
PAINT STAIR TREADS
Color or on trend - it helps and is an 
affordable way to make people smile!

COLOR BLOCKING 
This color blocking trend is fun and 
attracts energy and good tenants

CAN’T AFFORD TO PAINT TWO 
APARTMENTS? START WITH A WALL.  

Seems strange but it isn’t. 



WAYS TO SAVE
MANAGE YOURSELF  
 Project management costs $$, can you 
manage the contractors yourself and save?  

WHAT WORK CAN YOU DO? 
Can you paint? Clean? Tile? This will save your 
thousands.  

 SHOP AROUND & GET CREATIVE.
bargain outlet granite. 
peel and stick wallpaper. 
reuse shops. 
ikea. 
craigslist / Facebook marketplace  



SOMETIMES YOU 
GOTTA GET REALLY 
CREATIVE 



DON’T MAKE IT 
WHAT IT ISN’T. 

Sometimes it’s just a little cottage. 
Does it need a laundry room? No. 
Do you need a fancy kitchen? No. 
Can you always spend more? Yes. 



TEMPORARY 
IS OK! 
Parties? Pop ups? Art? All this works to 
build momentum . 



Inside and out!

ART HELPS!



REPEAT! 
LEAN INTO WHAT IS 
UNIQUE ABOUT 
YOUR PLACE 
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SHAPING SPACE
DESIGNING THE BLOCK AND LOT
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JIM
 KU

M
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N

Proudly from 
Minneapolis, MN

Started Flywheeling:
● Architecture and Construction
● Missing Middle Development

Known for:
● New Construction, Green 

Housing
● Zoning and Urban Design

Community Involvement:
● Kingfield Farmers Market 

Sponsor / Volunteer
● Cub Scout Leader
● Passive House State Chapter 

Board Member

Principal

Heirloom 
Properties

Electric Housing



Today, We’re Going to 
Learn How to Make Pizza







Blocks and Lots



Streets and Blocks



Lots and Building Setbacks



Buildings on Lots 



Buildings on Lots



Buildings on Lots



Neighborhood Block



Aerial View of Block and Lots



Lot & Setbacks

Credit: Urban Design Associates, 
A Pattern Book for Neighborly Houses



Parking & Accessibility

Credit: Urban Design Associates, 
A Pattern Book for Neighborly Houses



Front Porch and Entry

Credit: Urban Design Associates, 
A Pattern Book for Neighborly Houses



Front Yard Zone

Credit: Urban Design Associates, 
A Pattern Book for Neighborly Houses



Same Steps, Different Buildings

Credit: Urban Design Associates



Buildings Should Shape 
Space That Humans Want 

To Be In



Typical Residential Street Dimensions



Residential Street Proportions



Thresholds of Human Interaction



The Transition From Public 
to Private



Front Yard Setback



Transition from Public to Private; Demarcation of Space



Porches People Will Sit or Stand On



Porches People Will Sit or Stand On: 
Those with Comfort and Security

Credit: Steve Mouzon, Original Green



Porch as Outdoor Room



Friendly Front Yards - Activation 
www.friendlyfronts.com



Commercial Transition Zone
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Buildings Have Fronts and Backs

They’re Different



Building Fronts Have Human Scaled Detail



Building Backs are Often Utilitarian



Fronts & Backs are Different



Fronts & Backs are Different



Front & Back Confusion



Parking Goes in the Back



Fronts are Special - Transitions to Practical Sides



Not a good corner building



Windows that feel right from the street

Get Your House Right 
by Marianne Cusato



Small Building Thresholds

International Residential Code (IRC)

International Building Code (IBC)

Financing MechanismBuilding Code

Residential Mortgage
(30 Year Term)

Commercial Loan
(3-10 Year Term)



When Does a Building Need 
Sprinklers?

Elevators?



Sprinklers and Elevators
Elevators required:

Five stories or more, often 4 stories

Commercial uses upstairs

No accessible unit downstairs (for 4+ units)

More than four units per stair landing 

Sprinklers required:

Metal Sprinklers (NFPA 13)

● Mixing uses
● Most commercial
● Alternative Compliance for some existing 

buildings

Plastic Sprinklers (NFPA 13R)

● Building 3 or more units (new construction)



DESIGN IN THE WILD
CRITIQUING THE GOOD, THE BAD
AND THE UGLY

04



M
IKE KEEN

Proudly from 
South Bend, IN

Started Flywheeling:
● Chancellor’s Professor of 

Sociology and Sustainability 
Studies

● LEED AP sustainability 
consultant

Known for:
● The Birthday Chair

Community Involvement:
● Near Northwest Community 

Meetups
● South Bend Town Makers

Managing 
Partner, 
Hometowne 
Development

President, The 
Bakery Group



Open Comments



Open Comments
128



Open Comments



Open Comments
130



Level Up
New Construction



Porches and Windows



Porches and Windows
133



Porches and Windows
134
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Energy Heels - A Better Truss
136

No Energy Heel



South Bend 
Model Housing Plans



South Bend Pre-Approved Plans



Examples of Set

13
9



Keep track of your key areas for quick estimating



Building Elevation Diversity



Building Elevation Diversity



Floor Plan Options



Flexibility Within Options



Details That Rock



NEXT LEVEL 
SUSTAINABILITY
LOOKING GOOD AND
SAVING GREEN $$$
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Sundial Building



Sundial Building



Sundial Building
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Golf Course





Club House / Short Term Rental 

Total Property Cost to Purchase $500,000 
Misc. $50,000 

Event Center Renovation $250,000 
Bottom Floor Rental $200,000 
Windows $25,000 
Deck $25,000 
Landscaping $25,000 
Tennis Courts $15,000 
Contingency $50,000 
Soft Costs $50,000 

Total Costs $1,200,000 
25% down payment needed (minimum) $300,000

Amount Financed $900,000 
9% interest, 20 year amortization 
Payments $8,100 per month, $97,200 annually 

Income 

Rent Event Center to an operator for $5,000 per month / $60,000 annually 
Short Term Rental $8,000 per month / $96,000 annually 

Gross Potential Annually $156,000 
Expenses 
Taxes, Insurance & Common Area Maintenance $36,000 
Utilities $12,000 
Incidentals $12,000 

Total Expenses $60,000 

Net Operating Income $96,000 

Debt Service $97,200 

Cash Flow -$1,200 negative 

Remember you are carrying your total cost of property in this scenario 

Main Street Lots 

7 standard lots $40,000 each / $280,000 
1 large lot $50,000 

Total Income $330,000 
cost of sales $26,400 
Cost to get lots ready, plat, utility hook ups, etc. $120,000 
Soft costs $30,000
Net $153,600 

Recommend building one spec home on a corner to start.   
Will increase the value of the lots in the future quicker.   

Area B Lots 

3 large lots $50,000 each / $150,000 
Closing Costs $12,000 
Cost to get lot ready $$45,000 
Net $93,000 

Area C Lots 

13 lots $60,000 each sales price / $780,000 
Costs to get lots ready to sale; street / drive, utilities, plat 
$390,000
Cost of sales $62,400 
Net $327,600



Embrace the 
Entrepreneur



Wheatland Plaza
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