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Private Placement Memorandum Confidential 

PMBT 2300 VENTURE, L.L.C. 

This Private Placement Memorandum For An Offering of Membership Interests in PMBT 2300 
Venture, L.L.C. (this “Memorandum”) is provided for assistance only and is not intended to be 
and must not alone be taken as the basis for an investment decision. Each recipient of this 
Memorandum should make such investigations as it deems necessary to arrive at an independent 
evaluation of an investment in the securities offered hereby, and should consult his or her own 
legal, financial, and accounting advisors to determine the merits and risks of such an investment. 
An investment in the securities involves substantial risk. This Memorandum is for the confidential 
use of only those persons to whom it is transmitted by the undersigned in connection with this 
private placement and is not to be reproduced or used for any other purpose. This Memorandum 
does not constitute an offer to sell or a solicitation of an offer to buy the securities in any 
jurisdiction to any person to whom it is unlawful to make such offer or solicitation in such 
jurisdiction. The securities offered hereby have not been registered under the Securities Act of 
1933, as amended. The securities have not been approved or disapproved by the securities 
regulatory authority of any state or by the United States Securities and Exchange Commission, nor 
has any authority or commission passed upon the accuracy or adequacy of this Memorandum. Any 
representation to the contrary is unlawful. 

Each offeree of the securities offered hereby is invited to ask questions concerning the terms and 
conditions of the offering and to obtain any additional information necessary to verify the accuracy 
of the information in this Memorandum that is material to the offering made hereby. The 
obligations of the members in the Company (as such term is defined in the Executive Summary 
section herein) are set forth in the Company LLC Agreement (as such term is defined in the 
Principal Terms section herein). The obligations of the prospective investors are also subject to 
the terms and conditions of each investor’s respective Subscription Agreement (as such term is 
defined in the Principal Terms section herein). All of the statements and information contained 
herein are qualified in their entirety by reference to these agreements. All time sensitive 
representations and references are made as of June 20, 2022 unless otherwise expressly indicated. 
The delivery of this Memorandum does not imply that the information herein is correct as of any 
time after such date unless otherwise expressly indicated. The securities offered hereby are subject 
to restrictions on transferability and resale and may not be transferred or resold except as permitted 
under the Company LLC Agreement and the Securities Act of 1933, as amended, and applicable 
state securities laws, pursuant to registration or exemption therefrom. Prospective investors should 
be aware that they may be required to bear the financial risks of this investment for an indefinite 
period. Each purchaser of the securities offered hereby must be an “accredited investor” within the 
meaning of Regulation D promulgated by the United States Securities and Exchange Commission 
under the Securities Act of 1933, as amended, unless otherwise agreed to by the Company. No 
person has been authorized to give any information or to make any representation other than that 
which is contained in this Memorandum and, if given or made, such information or representation 
must not be relied upon as having been authorized. 

For further information please contact Christopher S. Méndez at cmendez@pearlmark.com.  

mailto:cmendez@pearlmark.com
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EXECUTIVE SUMMARY 

In July 2020, BoundTrain Real Estate, L.L.C., a Virginia limited liability company (“BoundTrain”) 
or its affiliate acquired the property commonly known as 2300 Ninth and located at 2300 9th Street 
South, Arlington, Virginia 22204 (the “Project”).  BoundTrain and Pearlmark Real Estate, L.L.C., a 
Delaware limited liability company (“Pearlmark”) are expected to recapitalize the asset and form 
PMBT 2300 Venture, L.L.C., a Delaware limited liability company (the “Company”) or its designee 
so the Company can acquire, either directly or through a subsidiary, the Project. Affiliates of 
Pearlmark, Pearlmark Equity Partners I, L.L.C., a Delaware limited liability company (“PEP”), and 
affiliates of BoundTrain expect to form a new Delaware limited liability company (“Manager”) to act 
as the manager and a member of the Company. 

BoundTrain and an affiliate of Pearlmark intend to execute a Purchase and Sale Agreement (“PSA”) 
for the Project with an expected purchase price of $8.2 million, which consists of the original $6.5 
million purchase price paid by BoundTrain to acquire the Project in July 2020 and additional 
capitalized costs spent up to closing. The Company expects to close on the acquisition of the Project 
on or before July 15, 2022. The anticipated hold period is 3.0 years.  

The Company intends to cause the property owner to originate new senior mortgage financing plus C-
PACE financing through Forbright Bank for the total combined amount of $21,975,000, or 64.0% of 
total costs. The senior loan is expected to include the following key terms: $18,275,000 in total 
proceeds, floating interest rate of SOFR+450 bps (0.25% SOFR floor), 36 months of interest-only 
followed by 30-year amortization, with a 36-month initial term with two 12-month extension options. 
The C-PACE loan is expected to include the following key terms: $3,700,000 in total proceeds, 4.70% 
fixed rate, capitalized (prepaid) interest through 12/31/2022, followed by 60 months of interest-only, 
followed by 15-year amortization, 20-year term. It is expected that the entire C-PACE loan as well as 
part of the senior loan will be funded at closing, with the remaining senior loan proceeds to be used for 
future funded capital improvements, TI/LCs, and carry costs. The senior loan requires that all equity 
is funded prior to future funding from the senior loan.  
 
The Company intends to complete a full gut renovation down to steel/concrete on each floor with spec 
suites on floors three through seven, upgrades to the building façade and roof, new mechanical, 
electrical, storefront/entrance, main lobby, exterior plaza, common areas, shared conference room, 
restrooms, elevator cabs, and deliver new technology updates and security enhancements. The total 
construction time frame is anticipated to be approximately 16 months and total capital costs are 
estimated to be $22.6 million (inclusive of hard costs, soft costs, tenant improvements, and leasing 
commissions). The total Project budget is $34.4 million, which includes $8.9 million of acquisition 
costs, $22.6 million in capital costs, and $2.9 million in financing and carry costs. See Appendix C for 
detailed preliminary budget.   
 
The Company is seeking equity capital of $12.4 million, twenty percent (20%) of which is expected to 
be provided by the Manager, and eighty percent (80%) of which is expected to be provided by the other 
members of the Company.  The members of the Company will make capital contributions to the 
Company pro rata up to their respective commitments. 

Each of the capitalized terms defined in this Executive Summary may be further defined in the 
Principal Terms section of this Memorandum. Further information with respect to this investment and 
the risks associated with such investment are contained in this Memorandum.  
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PRINCIPAL TERMS 

The following summary of the principal terms of an investment in the Company is qualified in its 
entirety by the more detailed description found elsewhere in this Memorandum and in the draft 
“Company LLC Agreement” attached hereto as Appendix B. 

Company PMBT 2300 Venture, L.L.C., a Delaware limited liability company (the 
“Company”). 

Company Purpose The Company intends to acquire, improve, lease, manage and dispose of the 
Project. The Company may do so directly, or through wholly owned 
subsidiaries.  

Project The “Project” consists of the property commonly known as 2300 Ninth 
located at 2300 9th Street South, Arlington, Virginia 22204. 

Offering Sponsor is seeking equity capital commitments to the Company of 
approximately $12.4 million. The Company will only offer interests 
(“Interests”) in the Company to accredited investors. To the extent the 
Company accepts an investment in the Company from an accredited 
investor, such investment for each such investor shall be evidenced by a 
subscription agreement (each, a “Subscription Agreement”) in form and 
substance acceptable to the Company. 

Pearlmark Pearlmark Real Estate, L.L.C., a Delaware limited liability company 
(“Pearlmark”). 

PEP Pearlmark Equity Partners I, L.L.C., a Delaware limited liability company 
(“PEP”). 

BoundTrain BoundTrain Real Estate, L.L.C., a Virginia limited liability company 
(“BoundTrain”). 

Sponsor Pearlmark and BoundTrain (“Sponsor” or “Sponsorship”). 

Manager PMBT 2300 GP, L.L.C., a Delaware limited liability company 
(“Manager”). It is expected that Manager will be owned: (i) 50% in a to-
be-determined split between affiliates of BoundTrain (the “BoundTrain 
GP Members”), (ii) and 50% in a to-be-determined split between affiliates 
of Pearlmark (the “Pearlmark GP Members”). 

Governance of 
Manager BT 2300 Manager, L.L.C., an affiliate of BoundTrain, will be the managing 

member of Manager, with the right to manage Manager (including 
Manager’s management of the Company), subject to certain consent rights 
of Pearlmark GP Members over all major decisions. 

Members The “Members” of the Company, including the Manager. 
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Company 
Governance The Company will be governed by a limited liability company agreement 

(the “Company LLC Agreement”), a draft of which is attached hereto as 
Appendix B. Pursuant to the Company LLC Agreement, Manager will have 
control over the management of the Company. 

Business Plan A business plan for the acquisition, improvement, leasing, management, 
and disposition of the Project is described in in this Memorandum, with 
additional information included in Appendix C: Preliminary Project 
Budget and Appendix D: Investor Presentation. 

Financing The Company intends to cause the property owner to originate new senior 
mortgage financing plus C-PACE financing through Forbright Bank for the 
total combined amount of $21,975,000, or 64.0% of total costs. The senior 
loan is expected to include the following key terms: $18,275,000 in total 
proceeds, floating interest rate of SOFR+450 bps (0.25% SOFR floor), 36 
months of interest-only followed by 30-year amortization, with a 36-month 
initial term with two 12-month extension options. The C-PACE loan is 
expected to include the following key terms: $3,700,000 in total proceeds, 
4.70% fixed rate, capitalized (prepaid) interest through 12/31/2022, 
followed by 60 months of interest-only, followed by 15-year amortization, 
20-year term. It is expected that the entire C-PACE loan as well as part of 
the senior loan will be funded at closing, with the remaining senior loan 
proceeds to be used for future funded capital improvements, TI/LCs, and 
carry costs. The senior loan requires that all equity is funded prior to future 
funding from the senior loan. 

Targeted Returns The Company is targeting an internal rate of return of approximately 16% 
per annum to the Members, net of all fees, expenses and incentive 
distributions to the Manager. 

Distributions  After the payment of debt service, net distributable proceeds by the 
Company will be distributed to the Members as follows:  

(i) First, to repay any principal and interest on any Member Loans 
(described below); 

(ii) Second, to the Members (including the Manager) pro rata in 
proportion to their respective Interests, until the aggregate 
distributions to the Members under this section are equal to the 
aggregate capital contributions of the Members; 

(iii) Third, to the Members (including the Manager), pro rata in 
accordance with their respective Interests, until the aggregate 
distributions to the Members (including the Manager) under 
subsection (ii) and this subsection (iii) are sufficient to provide 
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to the Members as a whole an internal rate of return of 8.0% 
per annum on their capital contributions; 

(iv) Fourth, (A) 80.0% to the Members (including the Manager), 
pro rata in accordance with their respective Interests, and (B) 
20.0% to Manager as a carried interest distribution, until the 
aggregate distributions to the Members (including the 
Manager) under subsections (ii), (iii) and (iv)(A) are sufficient 
to provide the Members as a whole an internal rate of return of 
12.0% per annum on their capital contributions; 

(v) Fifth, (A) 70.0% to the Members (including the Manager), pro 
rata in accordance with their respective Interests, and (B) 
30.0% to Manager as a carried interest distribution, until the 
aggregate distributions to the Members (including the 
Manager) under subsections (ii), (iii), (iv)(A) and (v)(A) are 
sufficient to provide the Members as a whole an internal rate 
of return of 16.0% per annum on their capital contributions; 

(vi) Thereafter, 60.0% to the Members (including the Manager), 
pro rata in accordance with their respective Interests, and 
40.0% to Manager as a carried interest distribution. 

Closing The Company expects to (i) accept all approved Subscription Agreements 
on a date to be determined (which will be prior to the acquisition of the 
Project), and (ii) immediately thereafter call the entire capital commitment 
of each Member. The Company expects to close on the acquisition of the 
Project on or about July 15, 2022. 

Capital Calls Members are required to fund capital calls within five (5) business days 
after receipt of written request from Manager. No Member shall be 
obligated to fund any more than its capital commitment. 

Manager 
Contributions The commitment of the Manager in its capacity as a Member shall equal at 

least $2.5 million (i.e., 20% of required equity) as evidenced by its 
Subscription Agreement. 

Additional Capital If Manager determines that the Company requires additional capital in 
excess of the Member’s capital commitments, then each of the Members 
will have the right to make a voluntary loan to the Company for the amount 
of such additional capital (each, a “Member Loan”). If more than one 
Member desires to make a Member Loan, then each of the funding Members 
will have the right to make its pro rata share of such Member Loan based 
on their relative capital contributions. Member Loans will be payable out of 
net cash flow of the Company prior to making any distributions to the 
Members. Interest will accrue on Member Loans at the rate of 15% per 
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annum, compounded annually. Neither Manager nor the Members will have 
any personal liability for the repayment of any Member Loan. To the extent 
that the Members are unwilling to fund a Member Loan, then Manager shall 
have the right to admit new members and/or accept new capital 
commitments from new or existing Members on terms to be determined by 
the Manager; provided that each Member shall be offered the opportunity 
to participate in any new offering on a pro rata basis based on its then-
current capital commitment. 

Transfers of 
Interests A Member may not directly or indirectly sell, assign, or transfer its Interest 

in the Company without Manager’s consent, except transfers to any 
immediate family member or to any family trusts will be allowed without 
consent. Manager may not sell, assign, or transfer its Interests in the 
Company, except to an affiliate, without the consent of Members holding a 
majority of the Interests. 

Accounting Pearlmark shall oversee the accounting and manage the books and records 
of the Project, for which the Company or its subsidiary shall pay Pearlmark 
an annual accounting fee equal to $10,000 payable in monthly installments 
in arrears. 

Cost  
Reimbursement Pearlmark shall compensation for a share of various IT, research and other 

miscellaneous costs of the Project, for which the Company or its subsidiary 
shall pay Pearlmark an annual cost reimbursement fee equal to $10,000 
payable in monthly installments in arrears. 

Sale Right Under the operating agreement of the Manager, the members of the 
Manager have certain rights after the third anniversary of the Company’s 
acquisition of the Project to force the sale of the Project. Any such member 
of the Manager may propose an all-cash amount to sell the Project to a bona 
fide third party who is not an affiliate of any member of the Manager (the 
“Project Sale Price”). The other members of the Manager then have the 
right pursuant to the operating agreement of the Manager to either (i) 
purchase the Project at the Project Sale Price, or (ii) waive such right and 
allow the Manager to sell to Project at a price not less than 95% of the 
Project Sale Price. 

Acquisition Fee The Company or its subsidiary will pay an acquisition fee at the closing of 
the acquisition of the Project equal to one percent (1%) of the gross purchase 
price of the Project (including closing costs and pre-acquisition expenses), 
which will be paid to Pearlmark. 
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Asset 
Management Fee Manager shall oversee the management and leasing of the Project, for which 

the Company or its subsidiary shall pay an annual asset management fee 
equal to one percent (1%) of the aggregate capital contributions made and 
to reimburse for actual out of pocket expenses incurred in connection 
therewith. Such asset management fee shall be payable in monthly 
installments and will be divided and paid fifty percent (50%) to BoundTrain 
or its designee and fifty percent (50%) to Pearlmark.  

Construction 
Oversight Fees The Manager will cause the Company or its subsidiary to retain BoundTrain 

or its Affiliate to perform construction management services for the 
renovation of the Project and shall compensate such entity therefor at a 
cumulative rate equal to (x) five percent (5%) of such hard construction 
costs up to $1,000,000, plus (y) four percent (4%) of such hard construction 
costs over $1,000,000 and up to $2,000,000, and plus (z) three percent (3%) 
of such hard construction costs over $2,000,000, paid monthly in arrears, 
and not to exceed $290,000 in the aggregate.  Subject to the Company’s 
right to consent to BoundTrain or its affiliate subcontracting some or all of 
such construction management services for the renovation of the Project, in 
the event thereof, any fee paid to a third party will be deducted from 
BoundTrain’s construction oversight fee.  The Manager will also cause the 
Company or its Subsidiary to retain BoundTrain or its affiliate to perform 
construction management services for turnkey tenant buildouts, speculative 
suites and tenant improvements at the Project and shall compensate such 
entity therefor at a cumulative rate calculated separately for each project, 
equal to (x) five percent (5%) of such hard and soft construction costs up to 
$250,000, plus (y) four percent (4%) of such hard and soft construction 
costs over $250,000 and up to $500,000, and plus (z) three and one/half 
percent (3.5%) of such hard and soft construction costs over $500,000, paid 
monthly in arrears.  Subject to the terms of the applicable lease, if a tenant 
elects not to use BoundTrain or its affiliate for construction management 
services for its tenant improvements, the Company or its subsidiary shall 
nonetheless compensate such entity for construction oversight services at a 
rate of one percent (1%) of such tenant’s total tenant improvement budget, 
such fee to be deducted from the tenant improvement allowance. With 
respect to turnkey, speculative suite, and tenant improvements, five percent 
(5%) of total costs (hard and soft) under $250,000; four percent (4%) of 
total costs between $250,000 and $500,000; and three and one half percent 
(3.5%) of total costs over $500,000. 

Property 
Management Fees The Manager expects to cause the Company or its Subsidiary to retain 

Colliers International to perform property management services for the 
Project and compensate such entity for such services at a rate equal to the 
greater of $3,250 per month (escalating 3% annually) or two and one-half 
percent (2.5%) of gross income for the Project, paid monthly in arrears.   
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Property Leasing The Manager expects to cause the Company or its Subsidiary to retain 
Cushman and Wakefield to perform property leasing services for the Project 
and compensate such entity for such services at a rate not to exceed 7%.   

 The Company or its subsidiary shall pay BoundTrain or its affiliate, leasing 
oversight fees equal to (i) one percent (1%) of the gross rent due for initial 
lease terms up to ten years, (ii) one-half percent (.50%) of the gross rent due 
for renewals or expansions of leases (up to ten years) in place upon the 
Subsidiary’s acquisition of the Project, and (iii) three-quarters percent 
(.75%) of the gross rent due for lease expansion space for terms up to ten 
years under leases entered into following acquisition of the Project.  Such 
leasing oversight fees will be due and payable on the same basis as the 
leasing fees payable to Cushman and Wakefield (or another unaffiliated 
broker retained by the Company or its Subsidiary), generally anticipated to 
be 50% at signing and 50% at occupancy. 

Profimex  
Placement Fees Upon the Company’s acceptance of Commitments from Profimex Co-

Investment Portfolio II LP and Profimex CircleOne V – Series II, Limited 
Partnership or their designees, the Company or its subsidiary shall pay to 
Profimex Ltd. a placement fee for securing such Commitments of 2.5% 
($5,000,000 x .025 = $125,000). 

Organization Costs The Company shall reimburse the Pearlmark affiliates and the BoundTrain 
affiliates for the company organizational costs.  Such reimbursements for 
the company organizational costs shall be made from the capital 
contributions of the Members made pursuant to their commitments. 

Financing/Equity  
Fees The Company or its subsidiary shall pay JLL a financing fee in the amount 

not to exceed one percent (1%) of the principal amount of any financing of 
the Project.  The Company or its subsidiary shall pay JLL an equity 
placement fee in the amount not to exceed two percent (2%) of the equity 
committed to by Pearlmark at closing on the Project.   

 
RM Tech Fees;  
Disclaimer   The Company or its subsidiary shall pay Realty Mogul and RM 

Technologies, LLC (collectively, “RM Tech”) all fees, costs, 
reimbursements and other amounts due as required by that certain 
Technology Services Agreement dated as of May 26, 2022 between RM 
Tech and Pearlmark, including, without limitation, a one-time licensing and 
technology solution fee in the amount of $15,000 plus $1,500 per Member 
procured through RM Tech.  In addition, each Member procured through 
RM Tech will separately agree to pay RM Tech quarterly maintenance fees 
of $125 and direct the Company to pay such fees out of such Member’s 
distributions from the Company.  None of RM Tech nor any affiliate are 
registered as a broker, dealer, investment adviser, or funding portal (except 
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RM Adviser, LLC, which has no involvement with the Interests in the 
Company and solely for the purposes hereof, shall not be deemed an affiliate 
or RM Tech).  None of RM Tech nor any affiliate provide investment advice 
or make any recommendations concerning the Interests or the Company.  
The Company’s use of RM Tech’s technology platform and any related 
technology, software and supporting services, including the posting of 
various Company offering documents, does not constitute the approval of 
or endorsement by RM Tech or its affiliates of the Company’s offering of 
any Interests or signify the suitability thereof in any manner. 

 
Financial Reporting The Manager shall use commercially reasonable effort to furnish each 

Member, no later than ninety (90) days following the end of each fiscal year 
during the term of the Company, with an audited balance sheet, income 
statement, statement of cash flows and statement of Member’s capital. 
These financial statements shall be prepared in accordance with GAAP 
employed for accrual basis records, consistently applied (except as therein 
noted), and shall be accompanied by a certificate of the Manager certifying 
that the financial statements fairly present the financial position, financial 
results of operations, and changes in Members’ capital in accordance with 
GAAP employed, consistently applied (except as therein noted).   

 The Manager shall use commercially reasonable effort to furnish each 
Member, no later than forty-five (45) days following the end of each of the 
first three fiscal quarters of each fiscal year commencing September 30, 
2022, an unaudited balance sheet, income statement, statement of cash 
flows and statement of Members’ capital. 

Indemnification The Company will indemnify Manager from and against any losses or 
damages incurred by it in furtherance of the Company’s business, except to 
the extent that the losses or damages are directly attributable to the fraud, 
gross negligence, or willful misconduct of Manager. 

Tax Considerations The Company anticipates that it will be treated as a partnership and not as 
an association taxable as a corporation for federal income tax purposes. 
Each Member will be required to include its allocable share of the income, 
gains, losses and deductions of the Company in computing such Member’s 
federal income tax liability. Each prospective investor should consult his or 
her tax advisor concerning tax consequences arising from an investment in 
the Company. Please refer to Appendix A for tax and regulatory 
considerations. 

Risk Factors The Risk Factors section of this Memorandum describes certain risk factors, 
including possible conflicts of interest, which prospective investors should 
consider before investing in the Company. 

Please review the Risk Factors closely.  
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DESCRIPTION OF THE PROJECT  

The Project is commonly known as 2300 Ninth and is an approximately 69,000 sf, eight-story 
office asset located at 2300 9th Street South, Arlington, Virginia 22204.  

BoundTrain purchased the Project in July 2020 and has spent the past two years since then 
planning, designing, and obtaining approval for its redevelopment. The Project has seen few 
updates since its construction in 1970 aside from elevator modernization and roof replacement. 
The renovation includes full gut renovation down to steel/concrete on each floor with spec suites 
on floors three through seven, upgrades to the building façade and roof, new mechanical, electrical, 
storefront/entrance, main lobby, exterior plaza, common areas, shared conference room, 
restrooms, elevator cabs, and deliver new technology updates and security enhancements. 

Sponsorship plans to capitalize on delivering a well-amenitized, boutique office building that will 
cater to local, private sector tenants at what Sponsor believes is a material discount to competitive 
modern office product in Arlington, Virginia, which is currently the most sought-after market in 
the DC Metro as evidenced by Amazon HQ2 as well as the recent announcement of headquarters 
relocations by both Boeing and Raytheon.  

 

Investment Highlights 

Sponsorship believes that the Project is an attractive investment opportunity for many reasons, 
including the following: 
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Located in the most sought-after market in the DC Metro 
The Project is very proximate to Amazon’s HQ2 at National Landing where construction is 
underway on the first phase, a 2.1mm sf complex expected to open in 2023. In addition to the new 
development, Amazon has already leased over 800,000 sf of office space in National Landing. 
Office rents in National Landing have already seen rent growth of 14.3% since HQ2 was 
announced at the end of 2018.  

Columbia Pike is expected to be a major beneficiary from Amazon HQ2 and the Project is only 
1.5 miles away from the site. The Amazon development should be a catalyst for regional growth. 
Amazon plans to add a minimum of 25,000 jobs by 2030 (with the potential for 12,850 more by 
2034) with an average salary of $150,000. This average wage is a 39% increase from the current 
DC Metro average tech wage of $107,760. As of Fall 2021, Amazon had already hired 5,000 
employees and is currently seeking to hire for an additional 4,000 positions.  

In 2Q22, Boeing announced that it will relocate its headquarters from Chicago to Arlington. In 
addition to its headquarters, Boeing plans to develop a research and technology center in Arlington. 
Boeing cited the access to world-class engineering and technical talent as a main reason for the 
move.  

Raytheon Technologies Corp. also recently announced that it will relocate its global headquarters 
from Massachusetts to Arlington in 3Q22, a move that will see four of the top five U.S.-based 
aerospace and defense contractors headquartered in Virginia. Raytheon is the second-largest 
defense company in the world after Lockheed Martin.  

To fulfill the need for tech workers in National Landing, GMU and Virginia Tech are both opening 
new innovation campuses in Arlington. The Virginia Tech Innovation Campus will be a 15-acre 
mixed-use campus situation in Potomac Yard, within a mile of HQ2, and a 10-minute drive to the 
Project. It is envisioned as a global hub for tech talent with graduate courses in cybersecurity, 
quantum computing, and artificial intelligence. Construction on the first building began in 
September 2021 and completion is scheduled for the fall of 2024 at an estimated cost of $1.5 
billion. 

Sponsor plans to capitalize on the proximity to these high-profile tenants by offering a similarly 
amenitized office building at discounted rents to those available in National Landing. 

Rent Discount in a Highly-Amenitized Location  
Sponsor believes the Project will offer best-in-class amenities in an excellent neighborhood 
location, with a higher-than-average parking ratio of 2.4 spaces per 1,000 sf, while also offering a 
rent discount to comparable properties in National Landing and the Rosslyn-Ballston (RB) 
Corridor. Average Class A/B rents in National Landing and RB Corridor are now averaging $44 
psf and $53 psf, respectively. New leases at the Project are underwritten at an average of $40.79 
psf. 

The Project’s location in the Columbia Pike Corridor provides excellent proximity to executive 
housing, particularly that which is found in McClean and Vienna, VA. The location is a 10-minute 
drive to much of the executive housing in Northern Virginia and is inside the Beltway. 
Additionally, the Project is a 4-minute drive to the Pentagon, which is desirable for government 
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contractors, and an 8-minute drive to Amazon HQ2 and the RB Corridor. The location has a walk 
score of 94 with multiple amenities such as coffee shops, dining options, fitness studios, grocery 
stores, and entertainment venues within walking distance of the Project.  

Benefit from Favorable Supply/Demand Dynamics 
There is a lack of speculative office construction in Northern Virginia and availability of entitled 
office land inside the Beltway. There is no development in the pipeline for the Columbia Pike 
Corridor and only three spec buildings under construction in Northern Virginia. Additionally, 
vacancy rates are inflated in Northern Virginia due to older, large, functionally obsolete office 
buildings, many of which currently sit mostly vacant. Many of these buildings have been and 
continue to be demolished or converted into multifamily (e.g., Skyline), thus further compressing 
vacancy rates.  

Discount to Replacement Cost 
The plan is to completely gut-renovate the Project to a standard that current tenants in the market 
are seeking. Sponsorship intends to deliver a LEED Silver-certified, Fitwel-certified, amenitized 
building in the desirable Columbia Pike neighborhood at a basis well-below replacement cost. The 
projected basis at stabilization of $34.5 million ($501 psf) is well-below replacement cost of 
approximately $900 psf for high-rise concrete and steel construction in Arlington County.  

Business Plan 

BoundTrain purchased the Project in July 2020 and has spent the past two years since then 
planning, designing, and obtaining approval for its redevelopment. The Project has seen few 
updates since its construction in 1970 aside from elevator modernization and roof replacement. 
The renovation includes a full gut renovation down to steel/concrete on each floor with spec suites 
on floors three through seven, upgrades to the building façade and roof, new mechanical, electrical, 
storefront/entrance, main lobby, exterior plaza, common areas, shared conference room, 
restrooms, elevator cabs, and deliver new technology updates and security enhancements. 

Sponsor plans to spec suite the entire third floor to allow for expedited lease-up of the floor. Upon 
completion of the third floor spec suites, Sponsor will continue to spec suite floors four through 
seven. 

The business plan calls for a total capital investment of $18.9 million ($274 psf) to fund all of the 
interior renovations as well as the build-out of the spec suites on floors three through seven. An 
additional $3.7 million is expected to be spent on tenant improvements and leasing commissions.  

Sponsor expects that there will be several tenants in place at close, including month-to-month 
leases. Sponsor is in discussions with a number of the in-place tenants to renew and plans to 
capitalize on the building renovations to increase the rent for the space.  

In addition to speaking with current tenants, Sponsor has started lease discussions at the Project 
and will continue to lease as construction commences. Performance Care Clinics, a physical 
therapy provider, has leased 1,903 sf of the first floor retail space to take occupancy upon delivery 
of improvements. Additionally, LEDC, an in-place tenant has signed an LOI for a 440 sf spec suite 
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on the third floor. Sponsor is also nearing the final stages of lease negotiations with a leading 
national residential realtor to take a total of 7,255 sf on the first and second floors as their main 
South Arlington office. This would complete the leasing of the first two floors of the Project and 
will bring the Project to 32.2% leased including the in-place month-to-month (“MTM”) tenants.  

Sponsor has underwritten a 16-month construction period for the capital plan. Construction is 
expected to commence shortly after closing in July 2022. The Company or its subsidiary intends 
to retain LF Jennings, a local contractor, to serve as general contractor on the Project. At the end 
of May 2022, LF Jennings re-bid the construction costs. This updated pricing is reflected in this 
Memorandum. Sponsor is working to lock in the budget at these prices and execute a guaranteed 
maximum price (“GMP”) contract. Additionally, Sponsor plans to order materials immediately 
following closing to mitigate the risk of rising costs.  

The Company intends to cause the property owner to originate new senior mortgage financing plus 
C-PACE financing through Forbright Bank for the total combined amount of $21,975,000, or 
64.0% of total costs. The senior loan is expected to include the following key terms: $18,275,000 
in total proceeds, floating interest rate of SOFR+450 bps (0.25% SOFR floor), 36 months of 
interest-only followed by 30-year amortization, with a 36-month initial term with two 12-month 
extension options. The C-PACE loan is expected to include the following key terms: $3,700,000 
in total proceeds, 4.70% fixed rate, capitalized (prepaid) interest through 12/31/2022, followed by 
60 months of interest-only, followed by 15-year amortization, 20-year term. It is expected that the 
entire C-PACE loan as well as part of the senior loan will be funded at closing, with the remaining 
senior loan proceeds to be used for future funded capital improvements, TI/LCs, and carry costs. 
The senior loan requires that all equity is funded prior to future funding from the senior loan. 
Current underwriting assumes $17.0 million of future funding for capital improvements, tenant 
improvements, leasing commissions, and carry costs.  
 
Sponsor anticipates selling the Project in three (3) years (June 2025) for $42.6 million (represents 
$619 psf and a 5.75% cap rate on the projected forward 12-month NOI).  

Please refer to Appendix C for the latest draft of a preliminary Project budget.  

Market Overview 

Washington, DC Metro (Source: Costar) 
Washington, DC is an economy anchored by the presence of the Federal Government, but its 
blossoming biotechnology sector in Maryland and defense and cloud software sector in Northern 
Virginia should drive occupancy higher in the near term. These long-term prospects have investors 
deploying capital back into the DC Metro. Large mixed-use developments will house many of the 
employers in the region. Amazon, Marriott, Fannie Mae, Volkswagen, and Chemonics are just a 
handful of companies expanding into new headquarters. On the government side, the 
Transportation Security Administration is moving into its new Springfield offices, and the 
Washington Metropolitan Area Transit Authority and the Security and Exchange Commission will 
move into new projects as well.  
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The Federal Government, which is the largest employer and lessor of office space, has the potential 
to disrupt the entire Washington office market. The General Services Administration (“GSA”) 
originally announced it planned to use more flexible remote policies to help consolidate and 
rightsize the Federal portfolio, with about 60% of all existing leases coming due in the next five 
years. However, the current administration has prioritized getting Federal employees back into the 
physical office. The addition of Amazon will introduce a steady influx of high-paid workers to the 
area. Additionally, commitments from multiple universities to bolster the technology pipeline 
should help keep current employers and attract new businesses in search of crucial well-educated 
employees.  

Northern Virginia (Sources: Costar, JLL, Boeing, Raytheon)  
Northern Virginia benefits from a strong business-to-government environment and federal client 
proximity, home to more than 100 defense contractors and is the established center of defense and 
technology industry. Northern Virginia has the 6th highest concentration of Fortune 500 company 
headquarters in the nation. The region has experienced a “tech revolution” and is currently home 
to the 3rd largest percentage of tech workers and is the largest producer of tech talent in the nation. 
5% of all Department of Defense (DoD) spending is captured by Northern Virginia, which 
represents 60% of government procurement in the DC region. The DoD requested $777 billion for 
its 2022 budget.   

Northern Virginia absorption has come full circle since the beginning of the pandemic. After seven 
consecutive quarters of net loss, the market experienced almost 100,000 sf of positive net 
absorption in 1Q22. Guidehouse and Leidos were the two biggest movers for positive direct 
absorption, accounting for over 130,000 sf of occupancy gains between the two of them.  

Northern Virginia continues to attract HQ relocations. Amazon HQ2 will be a large demand driver 
for the area. In 2Q21, Starkist Tuna announced it would relocate from Pittsburgh to Reston Town 
Center. In 2Q22, Boeing announced that it would relocate its headquarters from Chicago to 
Arlington. In addition to its headquarters, Boeing plans to develop a research and technology 
center. Boeing cited the access to world-class engineering and technical talent as a reason for their 
move. Most recently, Raytheon announced that it will relocate its global headquarters from 
Massachusetts to Arlington in 3Q22, a move that will see four of the top five U.S.-based aerospace 
and defense contractors headquartered in Virginia. Raytheon is the second-largest defense 
company in the world after Lockheed Martin.  

Northern Virginia led the region in return to office, a trend that is expected to continue through 
2022. Occupancy rates continue to climb week over week in the market at rates that surpass DC 
and Suburban Maryland, led by the government contracting sector which specializes in intelligence 
and cybersecurity. As tenants return, Sponsor believes they will continue to embrace a flight to 
quality trend that is unfolding across the region. In particular buildings in close proximity to 
amenities, or which are adjacent to Federal demand drivers stand to outperform, while functionally 
obsolete properties will be candidates for conversion to residential or data centers, particularly 
outside the Beltway. 
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Amazon HQ2 (Source: JLL) 
Construction is underway on the first phase of Amazon’s permanent HQ2 at National Landing. 
The 2.1 million sf complex is expected to open in 2023. In addition to the construction of the first 
phase, Amazon has already leased over 800k sf of office space in National Landing. Amazon 
already hired 5,000 employees and is currently seeking to hire for an additional 4,000 positions. 

Phase II includes the Helix Tower, which is expected to deliver an additional 500,000 sf in 2024. 
Beyond that, Amazon is proposing an additional new construction office tower totaling 
approximately 230,000 sf to be delivered later in 2024.  

Office rents in National Landing have already seen rent growth of 14.3% since HQ2 was 
announced at the end of 2018. To fulfill the need for tech workers in National Landing, GMU and 
Virginia Tech are opening new innovation campuses in Arlington.  

In other cities with a large Amazon presence, there has been a “multiplier effect” where every 
incoming Amazon job indirectly creates an additional 2 to 5 jobs. This suggests that with their 
entry into Arlington, Amazon could create 75,600 to 189,000 indirect jobs.  

The “Amazon Effect” is projected to result in 4.2 million square feet of total new office demand 
for the DC Metro region by 2030, with the vast majority expected to be within a few miles of HQ2. 

Virginia Tech Innovation Campus (Source: JLL) 
Virginia Tech’s innovation campus is a 15-acre mixed use campus situated in Potomac Yard, 
within a mile from HQ2. The project is envisioned to be a global hub for tech talent with graduate 
courses in cybersecurity, quantum computing, and artificial intelligence. Enrollment for the 
campus began in fall of 2020 in their existing space, and construction on the first building began 
in 2021. The estimated completion of the first phase is 2024. The first phase includes a 25,000 sf 
innovation center, a 300,000 sf academic center with classrooms and R&D space, and 450,000 sf 
of housing and retail space. The second phase is expected to be an additional 1 million sf to be 
completed between 2025 and 2030 as campus enhancements.  
 
Competitive Set Summary 
The following table details rents at comparable properties. Sponsorship has underwritten an 
average lease up rent of $40.79 psf, which Sponsor believes is conservative relative to the market. 
Class A/B rents in National Landing are now averaging $44 psf, which is almost 10% higher than 
Sponsorship is underwriting for the Project. It is expected that rents in National Landing will 
continue to rise as the effect of Amazon and other major companies entering the market continues 
to push rents. Class A/B rents in the RB Corridor are now averaging $53 psf, which is more than 
30% higher than the underwritten subject rent. 

Sponsor plans to capitalize on the rent discount to comparable properties in National Landing and 
RB Corridor and create a boutique office asset that sits in a neighborhood location, providing an 
amenity that similar buildings in National Landing and RB Corridor cannot replicate.  
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 Lease Comparables (Source: Costar, Compstak) 

 

  

Transaction 
Quarter Street Address Year Buillt Class Tenant Name

Square 
Feet

Lease 
Term

Starting 
Rent 

($PSF) 
(MG) Rent Steps

Free Rent 
(months) TI ($PSF)

Effective 
Rent 

($PSF) 
(MG)

Crystal City Rent Comps
2022 - Q1 1550 Crystal Dr 1980 A Radiance Technologies 7,909 5.3 46.50 2.50% 3.0 70.00 33.51

2021 - Q3 2451 Crystal Dr 1990 A Brown & Root Industrial Services 3,798 1.0 47.00 47.00

2021 - Q2 1401 S Clark St 1970 B American Systems 26,400 5.4 42.00 2.75% 5.0 35.00 34.97

2021 - Q2 1401 S Clark St 1970 B American Systems 4,676 5.4 42.00 3.00% 5.0 15.00 38.91

2021 - Q2 1400 Crystal Dr 1970 A American Association for Homecare 1,516 3.3 54.00 3.00% 3.0 85.00 25.59

2021 - Q1 2011 Crystal Dr 1984 A Textron 3,557 5.3 45.00 3.00% 4.0 95.00 27.43

2020 - Q4 2011 Crystal Dr 1984 A Merrick 3,912 5.4 44.00 3.00% 5.0 85.00 27.97

2020 - Q1 1401 S Clark St 1970 B Deloitte 14,786 11.0 45.00 2.50% 12.0 80.00 39.71

Average 8,319 5.3 44.04 2.82% 5.3 66.43 34.39

Subject 2300 9th Street 1970/2022 B 67,798 7.6 40.79 2.75% 7.0 99.13 28.49

% Difference 8.0% 20.7%

Rosslyn Rent Comps
2022 - Q1 1000 Wilson Blvd 1981 A Silicon Valley Bank 4,563 6.3 55.50 2.75% 5.0 40.00 49.80

2022 - Q1 1000 Wilson Blvd 1981 A SVB Financial Group 4,203 5.8 55.50 2.75% 6.0 25.00 50.30

2022 - Q1 1100 Wilson Blvd 1985 A Shift5 19,840 6.0 52.00 2.50% 9.0 82.50 35.11

2021 - Q4 1700 N Moore 1979 A Limiar Capital Management 1,114 1.1 48.00 1.0 0.00 44.31

2020 - Q4 1300 Wilson Blvd 1971 A Mitsubishi Electric 1,790 5.3 46.50 3.00% 4.0 0.00 46.75

2020 - Q4 1201 Wilson Blvd 2018 A Shield AI 6,593 2.8 52.00 2.50% 3.0 0.00 48.46

2021 - Q1 1300 Wilson Blvd 1971 A Microsoft 180,000 11.5 54.00 2.25% 20.0 130.00 41.67

2021 - Q1 1700 N Moore St 1979 B Limiar Capital Management 1,114 1.1 47.50 1.0 0.00 43.85

2021 - Q1 1655 N Fort Myer Dr 1983 A Regus 14,493 10.4 48.50 8.0 45.40

2021 - Q1 1201 Wilson Blvd 2018 A Northridge Capital 3,158 7.0 61.00 2.50% 10.0 10.00 57.08

2021 - Q1 1300 17th St North 1980 A BRILEY Securities 12,026 3.3 49.95 0.0 0.00 49.95

2021 - Q1 1300 17th St North 1980 A BRILEY Securities 21,257 3.3 62.75 0.0 0.00 62.75

2021 - Q2 1300 17th St North 1980 A DeepSig 3,660 2.3 51.00 4.0 43.71

2021 - Q2 1300 17th St North 1980 A VariableConstant 3,750 3.3 51.00 4.0 45.90

2021 - Q2 1300 17th St North 1980 A Mynaric USA 2,825 4.0 49.00 4.00% 6.0 5.00 44.64

2021 - Q2 1655 N Fort Myer Dr 1983 A Medical Devices 14,801 11.8 50.00 2.50% 18.0 105.00 41.94

2021 - Q2 1201 Wilson Blvd 2018 A Energix 7,104 7.8 60.00 2.50% 9.0 105.00 45.98

2021 - Q2 1700 N Moore St 1979 B Clinton Shaw PLCC 1,430 3.3 47.00 2.50% 3.0 10.00 41.68

2021 - Q2 1700 N Moore St 1979 B The Clarus Group 2,181 8.0 47.00 2.50% 12.0 89.00 34.32

2021 - Q3 1300 17th St North 1980 A GEF Capital Partners 2,311 3.3 49.50 3.0 12.00 42.19

2021 - Q3 1300 17th St North 1980 A Softcat 3,435 3.4 50.50 2.75% 5.0 12.00 42.58

2021 - Q3 1000 Wilson Blvd 1981 A Monument Economics Group 4,790 9.0 56.42 2.75% 12.0 100.00 45.66

2021 - Q3 1655 N Fort Myer Dr 1983 A RGN-Arlington III 14,493 10.4 48.50 7.5 45.78

2021 - Q3 1501 Wilson Blvd 1967 B MDIC 14,000 11.5 50.50 2.50% 18.0 105.00 41.93

2021 - Q3 1201 Wilson Blvd 2018 A ENERGIX US 1,173 7.0 60.00 2.50% 10.0 105.00 42.55

2021 - Q3 1735 N Lynn St 1967 B Protocol Media 5,026 2.2 48.50 2.50% 2.0 0.00 45.52

Average 13,505 5.8 53.36 2.66% 6.9 42.52 43.98

Subject 2300 9th Street 1970/2022 B 67,798 7.6 40.79 2.75% 7.0 99.13 28.49

% Difference 30.8% 54.3%
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SPONSORSHIP 

Pearlmark 

Stephen R. Quazzo and Douglas W. Lyons own and manage Pearlmark Real Estate, L.L.C. 
Founded in 1996 and headquartered in Chicago with offices in Denver, Nashville, and New York, 
Pearlmark employs approximately 25 investment professionals in direct loan originations, 
acquisitions/investments, capital markets, asset management, portfolio management, due 
diligence, and fund accounting. Through a series of 15 institutional investment vehicles and a 
variety of separate accounts, Pearlmark has acquired office, industrial, retail, and multifamily 
assets across the U.S.; initiated a program for development activity; established a real estate 
company to own and operate manufactured housing communities; and formed companies to 
provide mezzanine loans to third-party real estate owners. The firm has recruited a strong group 
of experienced senior professionals, all of whom are direct investors in Pearlmark-sponsored 
investment vehicles. Since inception, Pearlmark and its capital partners, including insurance 
companies, public and private pension funds, foundations and endowments, banks, corporations, 
and high net worth investors, have committed $5.3 billion of equity capital. Pearlmark has made 
560 equity and debt investments totaling $13.8 billion in gross investments over its 26-year history. 

Biographies 
Stephen R. Quazzo is Co-Founder, CEO, and Chair of both the Management and Investment 
Committees at Pearlmark. From 1991 to 1996, Mr. Quazzo served as President of Equity 
Institutional Investors, Inc., a subsidiary of investor Sam Zell’s private holding company, Equity 
Group Investments, Inc. Mr. Quazzo was responsible for raising equity capital and performing 
various portfolio management services in connection with the firm’s real estate investments, 
including institutional opportunity funds and public REITs. Prior to joining the Zell organization, 
Mr. Quazzo was in the Real Estate Department of Goldman, Sachs & Co., where he was a Vice 
President responsible for the firm’s real estate investment banking activities in the Midwest. 

Mr. Quazzo holds undergraduate and MBA degrees from Harvard University, where he serves as 
a member of the Board of Dean’s Advisors for the business school. He is a Trustee of the Urban 
Land Institute, Trustee and past Chairman of the ULI Foundation, a member of the Pension Real 
Estate Association, and a licensed real estate broker in Illinois. Mr. Quazzo is a public company 
director of Marriott Vacations Worldwide (NYSE: VAC) and Phillips Edison & Co. (NASDAQ: 
PECO). For 22 years (1994-2016), he also served as a director of Starwood Hotels & Resorts 
(NYSE: HOT), which in 2016 merged with Marriott International (NYSE: MAR). Mr. Quazzo 
serves on a number of non-profit boards, including: Rush University Medical Center, the Chicago 
Symphony Orchestra Endowment, the Chicago Parks Foundation, and Deerfield Academy. 

Douglas W. Lyons is a Managing Principal of Pearlmark, with responsibility for the firm’s capital 
markets and debt investment activities. He is also a member of the firm’s Management and 
Investment Committees. Prior to joining Pearlmark in 1996, Mr. Lyons was Vice President of 
Equity Institutional Investors, Inc. where he was responsible for merchant banking activities and 
strategic portfolio management projects for the Zell/Merrill Lynch Real Estate Opportunity funds, 
the Zell/Chilmark Fund, and other Sam Zell-related affiliates. In addition, Mr. Lyons actively 
managed an institutional portfolio of REIT stocks. Previously, he worked in the New York Real 
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Estate Capital Markets groups for Bankers Trust Company (1989-1991) and Merrill Lynch & Co. 
(1987-1989). 

Mr. Lyons earned a BA degree in History from Amherst College where he was a two-time All-
American in soccer, and his MBA from the Harvard University Graduate School of Business 
Administration. He currently serves on the Harvard Alumni Real Estate Board. He is a member of 
the Pension Real Estate Association and the Urban Land Institute, where he is a Trustee. Mr. Lyons 
is also a Trustee of the Loomis Chaffee School Chairing its Buildings and Grounds Committee 
and Chair of the JDRF Real Estate Games in Illinois. He previously served as a Trustee for Lycée 
Français de Chicago and Chair of its Facilities Committee and as Treasurer of St. James Cathedral 
in Chicago. 

Christopher S. Méndez is a Managing Director of Pearlmark based in New York, with 
responsibility for the firm’s equity investment activities including sourcing, underwriting, and 
executing transactions for Pearlmark’s investment vehicles. He is also a member of Pearlmark’s 
Management Committee. Prior to joining the firm, Mr. Méndez was Director and Co-Head of U.S. 
Investments at Madison International Realty. Prior to Madison, he worked for Morgan Stanley 
Real Estate, where he engaged in both investment banking and principal investing transactions. 
Mr. Méndez earned a BS from the School of Hotel Administration at Cornell University and his 
MBA from the Wharton School at the University of Pennsylvania. In addition, Mr. Méndez is a 
CFA charterholder, CIPM certificant, CCIM, and a member of the Urban Land Institute and CFA 
Society New York. 

BoundTrain Real Estate 

BoundTrain Real Estate (“BoundTrain”) was founded in 2018 by Michael Klein and is led by 
principals Michael Klein, Jeff Tarae, and Kyle Wood. Headquartered in Falls Church, VA, 
BoundTrain pursues value-add and opportunistic office, residential, and retail; focused on 
Washington, DC and Northern Virginia along with select east coast markets. BoundTrain is in the 
process of their first office redevelopment in Falls Church, VA. Most of the major upgrades have 
been completed and they are working on the second phase of their spec suite program as of 2Q22.  

Biographies 
Michael A. Klein is the Managing Principal of BoundTrain and brings more than 15 years of real 
estate experience handling an estimated $3.8 billion in assets to his role as strategic, investment 
and operational lead at BoundTrain. Prior to founding BoundTrain, Mr. Klein was a Managing 
Director and Principal at Penzance, where he managed the investments team and Investment 
Committee process, executed investment strategy, identified and structured promising deals, 
oversaw due diligence for acquisitions, monitored leasing and asset management, and was 
responsible for valuation of the portfolio as well as potential investments. Before joining Penzance, 
Mr. Klein served as the Vice President of Acquisitions and Finance at Akridge. Mr. Klein is a 
member of the Urban Land Institute, National Multifamily Housing Council, and NAIOP, where 
he serves on the Board of Directors of the Northern Virginia Chapter. A Boston native, he received 
his Bachelor of Science in Management from Rensselaer and his MBA from Hult International 
Business School. 
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Jeff Tarae is a Principal of BoundTrain and brings more than 15 years of real estate experience 
handling over $1.8 billion in lease transaction value. He has experience in a variety of roles 
including marketing, asset repositioning, and capital markets adding to his transactional role as a 
Principal of BoundTrain. Mr. Tarae is responsible for all DC Metro region portfolio activities at 
BoundTrain. Prior to joining BoundTrain, Mr. Tarae was a Managing Director at Newmark Knight 
Frank, responsible for leasing an average portfolio of 7 million square feet of assets for over 12 
clients across Northern Virginia. He has executed effectively on behalf of global real estate 
organizations such as The Blackstone Group, J. P. Morgan, ADIA, New York Life and Prudential. 
Prior to joining Newmark Knight Frank, Mr. Tarae was the CEO of Music Matters, a state state-
of -the-art, Atlanta-based music center that provided education and instruments to music programs 
in local schools and the community. During his tenure, Mr. Tarae led the organization in all facets 
of strategic planning enabling the company to develop a multi multi-stream revenue platform, 
expand into other markets and execute on a merger and sale of the organization. An active member 
of his community, Mr. Tarae has served various charitable organizations, government 
commissions and member member-based organizations. These include Commissioner on the 
Loudoun County Economic Development Advisory Commission, providing business intelligence 
to the Loudoun County Board of Super Supervisors and Department of Economic Development; 
Chairman of the Board for the Tysons Partnership, an organization engaged with state and local 
government, landowners, and stake holders ensuring the goals of the Comprehensive Plan for 
Tysons are achieved; Vice Chairman of the Board of Directors of Homestretch, a non-profit charity 
organization empowering homeless parents with children to attain permanent housing and self-
sufficiency. A New York native, he received Bachelor of Science degree in Finance from 
Northeastern University. 

Kyle Wood is a Principal of BoundTrain and brings more than 10 years of experience participating 
in more than $800 million in investments, capitalizations and project management, to his 
transactional role as a Principal of BoundTrain. In addition to transactional work related to new 
investments and capitalizations, Mr. Wood is responsible for quality control of the portfolio, asset 
management and finance related activities. Prior to joining BoundTrain, Mr. Wood was a Vice 
President at Penzance where he was responsible for the financial performance of an office and 
multifamily portfolio. Additionally, Mr. Wood oversaw leasing strategy and execution, capital 
improvements, dispositions and refinancing, and managed joint venture relationships. Previously 
he was part of the Acquisitions team where he had a role in executing investment strategy, due 
diligence, and evaluating investment opportunities. Before joining Penzance, Mr. Wood worked 
for Navigant with the Valuation and Financial Risk Management team and for a local boutique 
finance company dedicated to financing major land transactions. A Connecticut native, he received 
his Bachelor of Science in Finance from Fairfield University. 
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RISK FACTORS 

Nature of Investment. An investment in the Company carries with it a high degree of risk. There 
is no assurance that the Project will achieve the pro forma returns and/or projected results. 
Investors must be able to sustain a total loss of their investment. 

Tax Considerations. An investment in the Company involves complex federal and state income 
tax considerations, which will differ for each investor. Certain key federal tax laws and regulations 
are summarized in Appendix A. 

Restrictions on Transfer and Withdrawal. The Interests are not transferable without the consent 
of the Company’s manager. It is anticipated that the offering and sale of the Interests will be 
exempt from registration pursuant to Regulation D promulgated under the Securities Act of 1933, 
as amended. There will not be a public market for the Interests. Investors must be prepared to bear 
the risk of an investment for an indefinite period. The Interests may not be resold unless the 
Interests are registered under the Securities Act of 1933, as amended, or an exemption from 
registration is available. Investors may not withdraw their capital except as provided in the 
Company LLC Agreement. 

Environmental Laws. Federal, state and local laws impose liability on owners or operators of real 
property for the cost of investigating, cleaning up or removing contamination caused by hazardous 
or toxic substances at the Project. The Company could face substantial risk of loss from 
environmental claims based on unexpected environmental problems with the Project. 

Redevelopment. The Company will be subject to the risks associated with redevelopment 
activities. There are numerous factors outside the control of the Company that may delay the onset 
or completion of the Project, including, for example, regulatory approvals, inclement weather, 
strikes, material shortages or conflicts with other project participants. Delays in the onset or 
completion of the Project could adversely affect the Company and the amount of funds available 
for distribution.  

Unmet Leasing Goals/Loss of Capital Contributions. There is no assurance that the Company 
will lease up the Project in accordance with the pro forma leasing plans. There is a risk that the 
anticipated quality and quantity of tenants may not be achieved, which could adversely affect the 
Project. There is no assurance that the Project will achieve the pro forma returns, causing the 
Investors to lose their capital contributions. The failure of an investor to make any required capital 
call could also result in a reduction of such investor’s Interest in the Company. 

No Final Plans. The plans for the construction of the Project are not complete. The Company 
expects that it will finalize the plans prior to closing the transaction. Delays in completing the plans 
could delay the commencement of construction as a result of which the Company would be 
adversely affected. 

No Construction Contract. There is no assurance that the cost of the construction will not exceed 
estimated costs assumed in the preliminary budget. If the cost of the Project exceeds the estimated 
amount, the Company would be adversely affected.  
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Insolvency of General Contractor. The bankruptcy or insolvency of the general contractor or 
key subcontractors could adversely affect the Company and potential profits from the 
redevelopment of the Project.  

Dependence on Key Employees. The Company will rely upon BoundTrain, Pearlmark, and 
certain of their employees for the day-to-day management and leasing of the Project. The success 
of the Project is highly dependent on these persons. If one or more of such persons should be 
incapacitated or in some way cease to participate in the Project for any reason, the Company could 
be adversely affected. 

Conflicts. BoundTrain, Pearlmark and their affiliates, are and will be actively involved in the 
acquisition, ownership, development, financing, management, operation, and disposition of other 
real estate investments. Because of such other activities, BoundTrain and Pearlmark may encounter 
conflicts of interest in allocating management time and services between such investments. 
BoundTrain and Pearlmark believes that they have, and will in the future continue to have, adequate 
personnel and resources to fully discharge their obligations to the Company and such other real estate 
investments. Various conflicts of interest will exist due to the relationships between Pearlmark, 
BoundTrain, and the Company. Pearlmark, BoundTrain, and their affiliates will provide services to 
the Company. While Pearlmark and BoundTrain intend that any affiliate services be provided at 
market rates, such compensation may not be determined through arms-length negotiation. 

Forward-Looking Information. This Memorandum includes forward-looking statements that 
involve risk and uncertainty. Sentences or phrases that use words such as “expects,” “believes,” 
“intends,” “anticipates,” “hopes,” “plans,” “may,” “can,” “will,” and others, are often used to flag 
forward-looking statements, but their absence does not mean a statement is not forward-looking. 
Such statements reflect Sponsor’s current opinion and are designed to help prospective investors 
understand Sponsor’s thinking. By their very nature, however, such statements are subject to 
certain risks and uncertainties that could cause actual results to differ materially and adversely 
from those illustrated herein. Investors are cautioned not to place undue reliance on these forward-
looking statements, which speak only as of the date hereof. 

Uncertain Economic, Social and Political Environment. Consumer, corporate and financial 
confidence could be adversely affected by current or future tensions around the world, fear of 
terrorist activity and/or military conflicts, localized or global financial crises, disease outbreaks, 
epidemics, pandemics or other sources of political, social or economic disturbance or unrest. 
Leading up to the 2020 U.S. federal elections, increased political polarization became a defining 
feature of U.S. politics. The hyper-partisan political environment in the United States has further 
intensified as a result of the COVID-19 related economic shutdowns and civil unrest following 
protests against police brutality. An erosion of confidence could lead to or extend a localized or 
global economic downturn. Furthermore, such confidence could be adversely affected by local, 
regional or global health crises, including the rapid and pandemic spread of novel viruses 
commonly known as SARS, MERS and COVID-19. Such health crises could exacerbate political, 
social and economic risks previously mentioned and result in significant breakdowns, delays and 
other disruptions on a local, regional and global scale, which are likely to have adverse effects on 
the operating performance of the Project. A climate of uncertainty, including the spread of 
infectious viruses or diseases, increases the difficulty of modeling market conditions, potentially 
reducing the accuracy of financial projections. In addition, limited availability of credit for 
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consumers, homeowners and businesses, including credit used to acquire investments, in an 
uncertain environment or economic downturn could have an adverse effect on the economy 
generally, on the ability to execute the operations and to receive an attractive multiple of earnings 
upon disposition. This could slow the rate of exiting the investment by the Company and result in 
a longer holding period. Furthermore, such uncertainty, including the uncertainty stemming from 
the spread of infectious viruses or diseases, or general economic downturn could have an adverse 
effect upon the Project. 
 
Public Health Emergencies; COVID-19.  Pandemics and other widespread public health 
emergencies, including outbreaks of infectious diseases such as SARS, H1N1/09 flu, avian flu, 
ebola and the current outbreak of COVID-19 (as defined below), have resulted and are resulting 
in market volatility and disruption, and COVID-19 and any future such emergencies have the 
potential to materially and adversely impact economic production and activity in ways that are 
impossible to predict, all of which could result in significant losses to the Members. 
 
Currently, there is an ongoing outbreak of a novel and highly contagious form of coronavirus 
(“COVID-19”), which the World Health Organization formally declared in March 2020 to 
constitute a global “pandemic.”  This outbreak has caused a worldwide public health emergency, 
straining healthcare resources and resulting in extensive numbers of infections, hospitalizations 
and deaths. In an effort to contain COVID-19, national, regional and local governments, as well 
as private businesses and other organizations, have taken severely restrictive measures, including 
instituting local and regional quarantines, restricting travel (including closing certain international 
borders), prohibiting public activity (including “stay-at-home” and similar orders) and ordering 
the closure of large numbers of offices, businesses, schools and other public venues. In many 
jurisdictions, restrictive measures have been re-imposed to address subsequent waves of infection. 
As a result, COVID-19 has significantly diminished global economic production and activity of 
all kinds and has contributed to both volatility and declines in financial markets. Among other 
things, these unprecedented developments have resulted in material reductions in demand across 
most categories of consumers and businesses, dislocation (or in some cases a complete halt) in the 
credit and capital markets, labor force and operational disruptions, slowing or complete idling of 
certain supply chains and manufacturing activity, steep increases in unemployment levels in the 
United States and several other countries and strain and uncertainty for businesses and households, 
with a particularly acute impact on industries dependent on travel and public accessibility, such as 
transportation, hospitality, tourism, retail, sports and entertainment. 
 
The ultimate impact of COVID-19 and any resulting decline in economic and commercial activity 
on global economic conditions and on the operations, financial condition and performance of any 
particular industry or business is impossible to predict, although ongoing and potential additional 
materially adverse effects, including a further global or regional economic downturn (including a 
recession) of indeterminate duration and severity, are possible. The extent of COVID-19’s impact 
will depend on many factors, including the ultimate duration and scope of the public health 
emergency and the restrictive countermeasures undertaken, as well as the effectiveness of other 
governmental, legislative and financial and monetary policy interventions (including the 
effectiveness of vaccines and the implementation of vaccination programs) designed to mitigate 
the crisis and address its negative externalities, all of which are evolving rapidly and could have 
unpredictable results. Even if the spread of the COVID-19 virus itself is substantially contained 
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and economies are able to “re-open,” it will be difficult to assess what the longer-term impacts of 
an extended period of unprecedented economic dislocation and disruption will be on future macro 
and micro-economic developments, the health of certain industries and businesses and commercial 
and consumer behavior. 
 
The ongoing COVID-19 crisis and any other public health emergency could have a significant 
adverse impact and result in significant losses to the Members. The extent of the impact on the 
Project’s operational and financial performance will depend on many factors, all of which are 
highly uncertain and cannot be predicted, and this impact could include significant reductions in 
revenue and growth, unexpected operational losses and liabilities, impairments to credit quality 
and reductions in the availability of capital. Governmental mitigation actions could constrain or 
alter existing financial, legal and regulatory frameworks in ways that are adverse to the strategy 
the Sponsor intends to pursue, all of which could adversely affect the Sponsor’s ability to fulfill 
its investment objectives. They could also impair the ability of portfolio investments or their 
counterparties to perform their respective obligations under debt instruments and other commercial 
agreements (including their ability to pay obligations as they become due), potentially leading to 
defaults with uncertain consequences. In addition, the operations of the Project and the Sponsor 
could be significantly impacted, or even temporarily or permanently halted, as a result of 
government quarantine measures, restrictions on travel and movement, remote-working 
requirements and other factors related to a public health emergency, including its potential adverse 
impact on the health of any such entity’s personnel. These measures could also hinder such entities’ 
ability to conduct their affairs and activities as they normally would, including by impairing usual 
communication channels and methods, hampering the performance of administrative functions 
such as processing payments and invoices, and diminishing their ability to make accurate and 
timely projections of financial performance. 
 
Market Conditions. The capital markets have experienced great volatility and financial turmoil. 
The private equity real estate industry generally, and the success of the Project specifically, will 
be affected by general economic and market conditions, as well as by changes in laws, currency 
exchange controls and national and international political and socioeconomic circumstances. Such 
factors are unpredictable and cannot be controlled by the Sponsor. Moreover, governmental 
measures undertaken in response to such turmoil (whether regulatory or financial in nature) could 
have an adverse effect on market conditions. Instability in the markets and economic conditions 
generally (including a slowdown in economic growth and/or changes in interest rates or foreign 
exchange rates) could also increase the risks inherent in the Project and could have an adverse 
impact on the performance and/or valuation of the Project. The Project’s performance can be 
affected by deterioration in the capital markets and by market events, such as the COVID 19 
pandemic in 2020, the onset of the credit crisis in the summer of 2007 and the downgrading of the 
credit rating of the United States in 2011, which, among other things, can impact the public market 
comparable earnings multiples used to value certain private holdings and investors’ risk-free rate 
of return. Movements in foreign exchange rates could adversely affect the value of the Project and 
the Project’s performance. Volatility and illiquidity in the financial sector could have an adverse 
effect on the ability of the Sponsor to sell and/or partially dispose of the Project. Such adverse 
effects could cause the inability of the Sponsor to dispose of the Project at prices that the Sponsor 
believes reflect the fair value of the Project.  
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Russia-Ukraine Conflict. On February 24, 2022, Russia launched an invasion of Ukraine that has 
resulted in an ongoing military conflict between the two countries (the “Russia-Ukraine 
Conflict”). The Russia-Ukraine Conflict has caused, and is currently expected to continue to 
cause, significant disruptions to the global financial system, international trade, and the 
transportation and energy sectors, among other disruptions. In addition, the Russia-Ukraine 
Conflict has displaced millions of people, causing an acute refugee crisis in Europe, and has 
increased the threat of nuclear accidents or attacks, cyberattacks and further regional or global 
conflicts (including a potential expansion of the Russia-Ukraine Conflict to other countries as well 
as other potential conflicts, including, but not limited to, conflicts in other geographic locations 
and between other state and non-state actors), among other potentially dire consequences. In 
response to Russia’s actions, multiple countries and governing bodies, including the United States 
and the EU, have put in place global sanctions and other severe restrictions or prohibitions on the 
activities of certain individuals and businesses connected to Russia and/or Belarus. Private 
companies have also implemented restrictions that severely limit, and in some cases, reverse or 
cancel, business transactions in or involving certain individuals and/or businesses connected to or 
associated with Russia and/or Belarus. Further, some private companies have moved to divest of 
Russia-based subsidiaries and assets. In addition, the impacts of the Russia-Ukraine Conflict on 
the supply chain and commodity prices are expected to be profound and may result in substantial 
inflation in one or more countries (or globally). However, the ultimate impact of the Russia-
Ukraine Conflict and its effect on global economic and commercial activity and conditions, and 
on the operations, financial condition and performance of the Project or any particular industry, 
business, currency or country and the duration and severity of those effects, is impossible to 
predict. 
 
The Russia-Ukraine Conflict may have a significant adverse impact on, and result in significant 
losses to, the Project. In particular, the Project may suffer significant increases in operating costs 
(including, among other reasons, as a result of the substantial increase in energy prices), reductions 
in customers or new subscriptions for services, losses from cyberattacks, significant reductions in 
revenue and growth, increased foreign exchange risk and/or unexpected operational losses and 
liabilities. It may also limit the ability of the Sponsor to exit the investment in the future. 
Developing and further governmental actions (sanctions-related, military or otherwise) may cause 
additional disruption and constrain or alter existing financial, legal and regulatory frameworks and 
systems in ways that are adverse to the investment strategy that the Sponsor intends to pursue, all 
of which could adversely affect the Sponsor’s ability to fulfil its investment objectives. 
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APPENDIX A: TAX AND REGULATORY CONSIDERATIONS 

This Appendix A contains a general summary of certain key federal income tax and regulatory 
considerations. This summary is not intended as a substitute for an investor’s (each, an 
“Investor”) own due diligence in investigating the possible consequences of an investment in the 
Company. This summary is based on the Internal Revenue Code of 1986, as amended to the date 
hereof (the "Code”), the other statutes dated in this Appendix, and the regulations, rulings and 
judicial decisions relating to such statutes, as in effect on the date hereof, all of which are subject 
to change (with the possibility that any change may be given retroactive effect). 

TAX CONSEQUENCES TO INVESTORS WILL VARY AMONG INVESTORS. EACH 
INVESTOR SHOULD CONSULT ITS OWN ADVISORS REGARDING ALL OF THE 
FEDERAL, STATE AND LOCAL TAX CONSEQUENCES RELATING TO THE 
PROPOSED INVESTMENT BASED ON EACH INVESTOR'S SPECIFIC 
CIRCUMSTANCES. 

Federal Income Tax Considerations 

The federal income taxation of Investors in the Company, which is intended to be classified as a 
partnership, is extremely complex and may involve, among other things, significant issues as to 
the timing, character, and allocation of gains and losses, various limitations on the deductibility of 
losses, and relationships between an Investor's investment in the Company and the Investor's other 
investments and activities. The specific treatment of Investors is too complex, involves too many 
rules and principles (many of which entail substantial uncertainty), and is too dependent on the 
particular tax situation of each Investor, to discuss in detail in this Memorandum. Accordingly, the 
discussion below only summarizes some of the principal potential federal income tax 
consequences to the Investors from an investment in the Company. Prospective Investors are urged 
to consult their tax advisors as to the various tax aspects and risks associated with an investment 
in the Company, taking into account the Investors' own specific tax situations (e.g., whether the 
Investor is liable for alternative minimum tax). 

Classification. The Company intends to be classified as a partnership for federal income tax 
purposes, with the Investors treated as partners. The Internal Revenue Service (“IRS”) has 
promulgated regulations under which a limited liability company is generally classified as a 
partnership unless it affirmatively elects to be treated as a corporation. Notwithstanding this rule, 
if interests in a partnership are considered “publicly traded” under Section 7704 of the Code, then 
the partnership will be treated as a corporation unless at least 90 percent of its gross income in 
each year consists of certain types of passive income. The Company will not elect corporate 
classification and intends to take any other steps appropriate to being classified as a partnership, 
including appropriate steps to prevent interests in them from being considered publicly traded. 

Taxation of Partners in General. In general, the Company will not be a taxable entity for federal 
income tax purposes. Rather, items of income, gain, loss, deduction and credit (if any), and the 
character of such items (e.g., as interest or dividend income, or as investment interest deductions), 
will generally flow through to their respective Investors, with each of them reporting its 
distributive share of the items on its federal income tax return for the taxable year which includes 
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the end of the Company’s year (as the case may be). Investors will be taxed on the Company’s 
income regardless of whether they receive cash or other distributions. Thus, it is possible that an 
Investor could incur income tax liability with respect to its share of the income of the Company 
without receiving a distribution to pay such liability. In general, cash distributions from a 
partnership to a partner (including a deemed distribution from a reduction in the partner's share of 
partnership liabilities) will not be taxable except to the extent distributions during a year exceed 
the partner's share of the partnership's taxable income for the year and the partner's tax basis in its 
interest in the partnership. 

The Company will use the accrual method of accounting to report income and deductions for tax 
purposes. They will report on the basis of a calendar year, unless required to adopt a different fiscal 
year for federal income tax purposes. The Company will file annual federal informational tax 
returns, Form 1065, reporting their respective operations for each calendar year to the IRS and will 
provide their Investors with the information on Schedule K-1 to Form 1065 necessary to enable 
them to include in their tax returns the tax information arising from their investments in the 
Company. Section 6222 of the Code requires the partners in a partnership to file their tax returns 
in a manner consistent with the treatment of items on the partnership tax return, unless a statement 
is filed with the IRS identifying the inconsistency. 

Tax Allocations. Items of the Company’s income, gain, loss, deduction and credit (if any) will be 
allocated to the Investors in accordance with the terms of the Company LLC Agreement. Under 
Section 704(b) of the Code, an allocation of income, gain, loss, deduction or credit among the 
partners in a partnership will not be recognized and may be reallocated by the IRS for tax purposes 
if the allocation lacks “substantial economic effect" and is not in accordance with the partners' 
interests in the partnership. The allocations set forth in the Company LLC Agreement are intended 
to comply with the “substantial economic effect" requirement or be in accordance with the 
Investor’s interests. However, if the IRS were to challenge successfully any allocation of the 
income, gain, loss, deduction or credit (if any), additional income could be reallocated to an 
Investor and the Investor could otherwise be adversely affected. 

Purchase of Interests. Section 83, Treasury Regulations under Section 721 of the Code, and other 
authorities govern the treatment of the receipt of a partnership interest in connection with the 
performance of services. If the IRS were to determine that the amount paid for the Interests by an 
Investor in this offering were less than the fair market value of such Interests, as determined under 
the foregoing rules, the Investor could be taxed on the difference as compensation income. 
However, the Company does not believe that the offering involves any such compensation income. 

Income from Sale of Interests. Interests in the Company are not transferable without the consent 
of the Company’s manager. In the event an Investor does sell an Interest, gain or loss will generally 
be recognized in an amount equal to the difference between (i) the amount realized (the sale 
proceeds plus the Investor’s share of liabilities of which the Investor is deemed to be relieved), 
and (ii) the Investor’s adjusted tax basis in the Interest. In general, gain or loss from the disposition 
of an interest in a partnership is treated as capital gain or loss. However, under Section 751 of the 
Code, any amount received that is attributable to the selling partner's share of the partnership's 
“unrealized receivables" (which is defined to include, among other items, depreciation recapture 
property to the extent of the recapture thereon) and “inventory items" is treated as an amount 
received for a non-capital asset and may result in ordinary income. 
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Limitations on Use of Tax Losses. In the case of Investors that are individuals, estates, trusts, or 
certain types of corporations, the ability to utilize any tax losses generated by the Company against 
other income, or to offset any income generated by the Company with losses from other 
investments, may be limited under the “at risk" limitation in Section 465 of the Code, the passive 
activity loss limitation in Section 469 of the Code, the limitation of loss pass-through to an 
Investor’s outside basis in its interest (which applies to all types of investors), and other provisions 
of the Code and IRS regulations. Moreover, in the case of Investors other than corporations, the 
ability to utilize certain specific items of deduction attributable to the investment activities the 
Company (as opposed to their activities that represent a trade or business for federal income tax 
purposes) may be limited. Investors are urged to consult with their own advisors concerning the 
applicability and impact to them of these various limitations in their particular circumstances. 

Tax Audits. Any adjustment of an Investor's items from the Company pursuant to an IRS audit 
will generally be determined by unified administrative proceedings at the audited partnership level. 
The “partnership tax representative” of the audited partnership would normally manage 
administrative proceedings. Adjustments, if any, to the partnership items may require the 
subscribers to file amended tax returns; could result in the imposition of additional taxes, interest 
charges, and penalties; and could possibly lead to an audit of a subscriber's own return and to 
adjustments not related to the Company. 

State and Local Taxes 

The foregoing discussion does not address the state and local tax consequences of an investment 
in the Company, and prospective Investors are urged to consult their own advisors with respect 
thereto. 

Other Regulatory Considerations 

Securities Act of 1933. The Interests are not registered under the Securities Act of 1933, as 
amended, or any state securities law and may not be resold unless they are subsequently registered 
under such Act and such laws or an exemption from such registration is available. No Investor will 
have the right to require such registration. There will be no public market for the Interests. The 
Company LLC Agreement will specifically restrict the transferability of the Interests. 
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APPENDIX B: COMPANY LLC AGREEMENT 

See attached. 
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APPENDIX C: PRELIMINARY PROJECT BUDGET 

 

2300 Ninth Project Budget

Project Cost Per NSF % of Total Capital
Acquisition Costs
Purchase Price 6,500,000       $94 18.9%
Capitalized Costs (Spent to Date) 1,485,225       $22 4.3%
Capitalized Costs (New Transaction) 605,073          $9 1.8%
Acquisition Fee 87,874             $1 0.3%
Capital Spent to Date 197,092          $3 0.6%
Total Acquisition Costs 8,875,264       $129 25.8%

Hard Costs
Demo, Remediation, Fireproofing, Sprinkler 1,347,527       $20 3.9%
Drywall 672,950          $10 2.0%
Finishes (Not incl. drywall/chase walls) 394,271          $6 1.1%
Façade 1,636,327       $24 4.8%
Doors and Hardware 304,824          $4 0.9%
Concrete/Masonry/Steel 254,650          $4 0.7%
Carpenty 475,797          $7 1.4%
Restrooms 561,000          $8 1.6%
Specialties, Equipment, Furnishings 219,867          $3 0.6%
Plaza 500,000          $7 1.5%
Bike Area 25,000             $0 0.1%
Elevators 240,000          $3 0.7%
VRF & Electrical - Base Building 3,326,887       $48 9.7%
3rd Floor Spec Suites 1,220,064       $18 3.6%
Spec Suites Floors 4-8 3,730,721       $54 10.9%
4th Floor Construction 500,000          $7 1.5%
General Requirements, Fee, Insurance, Other 1,225,975       $18 3.6%
Roof 938,522          $14 2.7%
Subtotal Hard Costs 17,574,383     $255 51.1%
Contingency (3.0%) 298,773          $4 0.9%
Total Hard Costs 17,873,156     $260 52.0%

Soft Costs
Legal, Accounting, Adminstrative 30,000             $0 0.1%
Leasing Legal and Space Planning 105,294          $2 0.3%
A&E, Permits, FF&E, and other Soft Costs 561,638          $8 1.6%
Subtotal Soft Costs 696,932          $10 2.0%
Contingency (3.0%) 20,908             $0 0.1%
CM Fee (Soft Costs) 290,000          $4 0.8%
Total Soft Costs 1,007,840       $15 2.9%

Total Acquisition and Construction Costs 27,756,260     $404 80.8%

Total Carry Costs (NOI Shortfall + Fee Reserves) 943,020          $14 2.7%
Total Interest Carry 1,200,000       $17 3.5%
Total Tenant Improvements 2,144,871       $31 6.2%
Total Leasing Commissions 1,602,219       $23 4.7%
Total Financing Costs 715,183          $10 2.1%
Total Budget 34,361,552     $500 100.0%
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APPENDIX D: INVESTOR PRESENTATION 

See attached. 
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