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18%-25% + 
IRR

20%-30%+ 
Discount to
Replacement Cost

15%-20%+ 
Leveraged Cash Flow
Return on Equity
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Investment Mission
Industrial Outdoor Ventures Fund I (the “Fund”) is a niche industrial real estate fund focused on delivering risk adjusted 
returns to its principals and investors through the acquisition, and development, or redevelopment of Industrial Service 
Facilities (ISF).  The Fund sponsors have a successful track record within the ISF product type, averaging a stellar 87% 
Internal Rate of Return (IRR) across their current ISF portfolio.  ISF’s are industrial properties that feature a significant 
outdoor storage component, along with zoning that allows for a wide range of heavier industrial uses.  The outside 
storage portion of the property is typically used to store equipment, vehicles, bulk materials or finished goods. 
Common industries that use ISF’s are as follows: 

Transportation (FedEx, UPS, BNSF, Union Pacific, Schneider, ABF, JB Hunt, YRC Freight)

Contractors / Suppliers (ABC Roof Supply, Safway Atlantic, HD Supply, Dayton Superior)

Heavy Equipment (Caterpillar, Hertz Equipment, Mitsubishi, Navistar, GE Trailer Leasing, United Rentals)

Fleets (ComEd, AT&T, Comcast, Verizon, Nicor, Direct TV)

ISF’s are overlooked by most private equity and institutional real estate investors because of the somewhat specialized 
nature of the product, the strictly utilitarian role the properties play, and the perception that the market place lacks 
scale.  The reality is that on a national basis, the market is significant in size with value fundamentals that are unrivaled 
by any other industrial property class.  Restrictive zoning, infill land prices, and construction costs have created high 
barriers to entry, and very low vacancy rates.  Strong user demand combined with scarcity and prohibitive reproduction 
cost is driving above average rental growth, while the lack of investment demand creates a yield premium over more 
generic industrial and other property classes. Forecasted investment returns and fundamentals follow:

Target Asset Description
ISF’s are industrial properties with a significant improved outside storage component in conjunction with a service, 
storage, or transfer facility and an improved parking or storage yard. Some of these properties are entirely dedicated 
outside storage, and may not have any building improvements.  An ISF’s function is driven more by its improved land 
area, location and zoning, than building improvements.  Typical Floor-Area Ratios (“FAR”) among ISF’s are 0 to 25% 
and target assets have zoning in place for outside storage that permits a variety of uses.  The properties tend to be 
single-tenant, triple-net lease structures, while tenant quality runs the gamut, there is a significant number of large 
middle-market and investment grade credits in the ISF market. Common facility types include:

7% to 12%+
Capitalization
Rates

Maintenance Facilities

Contractor Yards

Bulk Material Yards

Truck Terminals

Drop Lots

Container Yards

Heavy Equipment Facilities

Fleet Facilities

INDUSTRIAL OUTDOOR VENTURES FUND I



3   |   CONFIDENTIAL INFORMATION

Executive Summary

ISF Physical Characteristics and Common Amenities
The common physical building theme is grade level access with the ability for over-the-road and off-road sized 
equipment to enter the building for maintenance and/or loading purposes.  Some facilities, such as truck terminals, 
have truck level loading, but they too rely heavily on zoning and additional land for truck and trailer parking to drive 
their value and utility.  ISF’s are costly to reproduce and difficult for users to source within infill locations in major 
markets across the United States.  Common building features and characteristics include:

The physical building attributes necessary for functional ISF’s are substantially less rigorous than those required for 
distribution.  Thus, lower ceiling, infill properties that do not have enough scale to be efficient teardown building sites 
make excellent repositioning opportunities for ISF’s.  Further, ISF’s are far more insulated from functional obsolescence 
than other product types. This is due to the maximum clearance height found throughout America’s transportation 
infrastructure, which is 14’.  Barring a raise in clearance heights of underpasses, toll booths, bridges and tunnels, ISF 
buildings featuring 16’+ clear height and 14’ drive-in doors will continue to accommodate any equipment capable of 
utilizing domestic transportation infrastructure into the foreseeable future.     

In many mature markets and submarkets where ISF investment is most attractive, there is a deep supply of 16’ to 22’ 
clear buildings that can be purchased at or near land value, but still allow the investment to render significant value 
from components of the “throw away” asset.  These include: existing site work/detention, building shell, and 
office/bathrooms, etc. The strategy is to partially demo and rehab the functionally obsolete facility (which has been 
acquired at land value) into a functional ISF configuration anchored by a large improved land site, and a suitable zoning 
classification.  The result is a facility with functionality that rivals a new building, at a price point that’s 20% to 50% 
below replacement cost, in a location where alternatives are scarce. The improvements involved in a typical conversion 
project include the following:

16’+ clear (to accommodate 14’+ Drive-in Doors)

Grade level construction

Floor drains with triple-catch basin

Secured, Improved Site Areas

Masonry, precast or metal construction

Wash bays

Fueling pumps

Site lighting

Two (2) to Ten (10) + acre sites

Low FAR

Partial building demo

Reconfigure loading 

Create/expand  grade level access 

Site/parking lot Improvements

Reconfigure yard area

Interior/exterior lighting

Base building interior/exterior 

ADA compliance

Floor drains/triple basin

Wash bays

INDUSTRIAL OUTDOOR VENTURES FUND I
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Industrial Real Estate and the Role of ISF’s
Industrial real estate plays an increasingly vital role in supporting the global economy.  Industrial warehouses and 
distribution centers connect manufacturers, distributors, retailers and consumers by providing storage, packaging, light 
manufacturing and distribution space for just about every consumer product, component part and raw material 
imaginable.  Industrial properties are uniquely designed and strategically located to support the movement of products 
via ships, trucks, rail and air; ISF’s are a critical part of the support network.

The industrial real estate sector was severely impacted by the “Great Recession” of 2008-09, but has helped lead the U.S. 
economic recovery.  Since the second half of 2010, industrial real estate fundamentals have been improving, via rental rate 
stabilization, positive absorption, and limited new construction.  Led by a rebound in consumer spending, disposable 
personal income, business inventory restocking, and a resurgence of U.S. trade volume and manufacturing production 
since 2010, the industrial real estate sector has benefited from recovering fundamentals and is poised to continue its 
improvement. Nationally, vacancy rates have plummeted over the last eleven quarters and at Q1-2016 virtually all 
submarkets have rebounded to prerecession levels.

Moreover, the top ten industrial markets are particularly
strong with significant amounts of Class A
speculative development and strong absorption. 

Scarcity of product and high barriers to entry is the key to ISF markets.  Overall, ISF’s make up less than 5% of the 
industrial building base in a market like Chicago, which is fairly consistent across the top 10 industrial markets in the 
United States. ISF as a sub-category is not specifically tracked by any industry data providers, but it’s well known among 
industrial insiders how difficult these uses are to accommodate.  Additionally, many municipalities hold a negative view 
of outside storage, and provide limited provisions for it in their zoning ordinances. As Class A redevelopment and 
zoning trends continue to squeeze the supply of suitable ISF sites, there are fewer options for users. 

These trends have driven facility scarcity in many strategic locations, and have created a market dynamic where demand 
clearly outpaces supply. This is significant because: (a) it insulates the model from competing projects; (b) provides long-
term leasing stability due to high demand from tenants; (c) provides steady upward rent growth which drives above 
average returns.

INDUSTRIAL OUTDOOR VENTURES FUND I

TOTAL UNITED STATES
Total
Stock (s.f.)

Total
Vacancy 

Total
Availability

YTD
Net Absorption

YTD
Completions

Q1 2016
Avg. Rent

Y-Y Rent
% Change

3,524,145,535 8,413,136 3,618,761

Warehouse & Distribution 8,561,524,460 43,741,222 44,841,997 4.9%

9.5%

(7.9%)

TYPE

Manufacturing
86,476,831

9.5%

8.4%

8.4%

6.4%

5.8%

6.6% 170,304 321,212

$4.90

$4.84

$8.52Special Purpose
5.9%12,172,146,826 9.2%6.2% 52,324,662 48,781,970 $4.92TOTALS

Chicago, IL
Dallas-Fort Worth, TX

Los Angeles - Island Empire, CA
Atlanta, GA

0.0 millions

Currently U/C Q2-15 Absorption

5.0 10.0 15.0 20.0 25.0

New Jersey - Central
Savannah, GA

Los Angeles, CA
New Jersey - Northern

Houston, TX

0.0 millions5.0 10.0 15.0 20.0 25.0

Absorption, Under Construction (SF)
Select U.S. Markets, Q2 2015

Source: JLL

Source: Colliers International
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Industrial Real Estate and the Role of ISF’s continued
The following availability and vacancy rate table compares the ISF Market to the overall industrial market in the Top 10 
U.S. population centers and shows explicitly the strength of the ISF Market compared to the overall industrial market.

INDUSTRIAL OUTDOOR VENTURES FUND I

Availability & Vacancy Report: Industrial Service Facilities Vs. Overall Industrial Market
OVERALL INDUSTRIAL 
Availability 

9.1%

9.0%

4.1%

11.2%

6.6%

2.9%

3.0%

2.8%

4.2%

4.5%

7.3%

Vacancy

6.4%

5.2%

2.1%

7.0%

3.7%

1.0%

0.5%

1.6%

2.0%

2.4%

4.0%

ISF 10K SF-15K SF on 2+ Acres
Availability 

5.6%

5.4%

0.7%

2.0%

4.1%

4.3%

3.2%

5.8%

2.5%

2.7%

5.8%

Vacancy

4.4%

2.1%

0.0%

0.9%

0.6%

1.7%

1.7%

5.6%

1.5%

0.9%

2.3%

Market Area

Northern NJ 

Atlanta 

Miami

Chicago

Dallas

Denver

Salt Lake City

Seattle

Oakland

Los Angeles 

Inland Empire

Costar and Cushman & Wakefield      

ISF 15K-30K SF on 3+ Acres
Availability 

4.0%

6.1%

5.5%

4.2%

3.7%

2.2%

3.2%

3.1%

2.1%

0.8%

1.7%

Vacancy

1.5%

4.5%

2.5%

0.0%

0.9%

0.4%

0.5%

2.3%

0.0%

0.0%

1.4%

ISF 30K-40K SF on 4+ Acres
Availability 

7.2%

6.7%

2.4%

5.7%

5.3%

0.0%

2.1%

0.8%

4.0%

4.1%

0.0%

Vacancy

3.6%

2.7%

0.0%

1.5%

2.6%

0.0%

0.0%

0.0%

0.0%

1.5%

0.0%

10K-100k SF 0-20% FAR 
Availability 

4.2%

6.4%

3.6%

4.6%

4.0%

1.2%

2.0%

1.9%

4.6%

1.8%

3.3%

Vacancy

2.0%

3.7%

2.3%

3.0%

1.7%

0.4%

0.2%

0.8%

1.4%

1.5%

2.5%

Notes: 1.   Industrial Service Facility (ISF) data is for single tenant industrial property with land site sizes equal to or greater than those

indicated, for select submarkets within the subject trade areas.

2. The availability and vacancy statistics were calculated using data from all submarkets within each trade area with the

following exceptions:

a. Chicago: South Cook County, Mc Henry County, Boone County, I-39 Corridor,

 Jasper County, Bureau County, Porter County

b. Inland Empire: North San Bernardino

These submarkets were excluded because they are substantially outside the Fund's targeted “infill” submarket 

strategy and had vacancy that impacted the accuracy of the study’s intended purpose.   
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Demand & Users
ISF’s are operated by a variety of user groups. Some common facility types and users within each category include:

ISF’s are mission critical for many companies that serve fundamental business needs within the domestic economy.  
Demand for services provided by the target user groups should be consistent and stable well into the future. 
Institutional owners have not been heavy investors in this product type with few exceptions.  Realterm Global’s 
(www.realterm.com) Realterm NAT (North American Terminals) platform is an exception to this with a portfolio of over 
130 truck terminals and a total asset value of over $500M. First Industrial (REIT) and Centerpoint Properties (Cal East) 
have made one-off acquisitions, or acquired properties that came in large portfolios, but there are not any REIT or 
institutional investors with the exception of Realterm NAT that actively pursue product in this category. 

Facility Type Tenant Profile
Truck Manufacturer/Dealers: Navistar, Freightliner, IDEAL Lease, Peterbuilt, Mack
Heavy Equipment Makers: Caterpillar, Case, Mitsubishi, New Holland, Komatsu, Deere  
Truck Terminals: UPS, FedEx, Schneider National, ABF, JB Hunt, Yellow Freight 
Container Storage: COSCO, APL, MSC
Trailer Leasing: GE Capital, XTRA Lease, United Trailer Leasing
Rail Carriers: Union Pacific, BNSF, CSX, Canadian National
Utility Companies: Comcast, AT&T, Verizon, ComEd
Beverage Distribution: Coke, Pepsi, Nestle Water
Construction Companies: MA Mortenson, Pepper Construction, Walsh Construction
Equipment Rental: United Rentals, RentalMax, Hertz Equipment Rental
Landscape Contractors/Suppliers: Brickman, Town & Country, Aspen Supply
Construction Material Suppliers: Oldcastle Cos. ABC Supply, McCann Supply, ACME Brick 
Material Mining: Vulcan Material, Material Service Corp (Hanson PLC), Aggregate Industries
Waste Disposal: Waste Management, Veolia, BFI, ARC Disposal
Modular Office: GE Capital, Modspace, Williams Scotsman, Mobile-Mini
Municipal Public Works: Selective cities and municipal facilities
School Bus Terminals: First Student, various school districts
Moving & Storage: Bekins, Mayflower, United Moving & Storage
Truck Rental: U-Haul, Penske, Ryder, Enterprise 
Car Rental: Hertz, Avis, Budget, Dollar, Enterprise
Medical Trailer Rental: GE Medical Systems, Philips Medical 
Auto Auctions: Insurance Auto Auctions, EDESA Auctions

INDUSTRIAL OUTDOOR VENTURES FUND I
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Side-by-side Comparison
The following table classifies industrial properties into four types – Warehouse, Flex, R&D, and Industrial Service, 
showing the different attributes associated with each type in a side-by-side comparison.    

Warehouse /
Distribution

Flex / Mfg ./
Lt. Industrial

R&D /
Office-Service

Industrial
Service Facilities

Users

Key Types

Location Criteria

Building Height

Parking /
Site Requirements

Truck Loading

Truck Docks / Bays

Building Design

ISF INDUSTRIAL FUND I

Storage, logistics services, 
sorting, and packaging of 
finished goods.  Some 
assembly, office and/or 
showroom components. 
Can be single or 
multi-tenant designed.

Flexible build outs that 
accommodate a mix of 
heavy and light 
manufacturing, assembly, 
storage, showroom and 
office; less labor intensive 
than R&D/Office-Service.

Higher improvement levels 
consisting of office, lab, 
assembly, server and/or 
other improvements that 
allow for value-add 
processes; some 
storage/shipping space.

Freight transportation and 
consolidation, over the road 
and off-road equipment 
storage and maintenance, 
bulk material storage/
distribution.

Large-Bay Bulk Warehouse

Mid-Bay, Multi-Tenant

Shallow-Bay, Multi-Tenant

Air Freight/Truck Terminal

Single Tenant Flex

Multi-tenant Flex

Manufacturing

Incubator/Business Parks (Ind.)

R&D Mfg./Lab, Headquarters

R&D Office Single
& Multi-tenant

Incubator/Business Park (Office)

Truck Terminals

Maintenance Facilities

Contractor Yards

Yard Centric Service Centers

Efficient access to 
transportation 
infrastructure; highways, 
interstates, ports, airports, 
rail and intermodal hub 
facilities as well as large 
population and job centers.

Highway and major 
roadway access, park 
location desirable.  
Proximate to worker 
housing and client industry 
clusters.

Proximate to research 
universities, worker and 
executive housing and 
well-educated labor force. 
Markets containing multiple 
industry clusters and linkages 
to global markets a plus.

Proximity to major 
population centers and 
transportation 
infrastructure, i.e. 
Intermodal, Interstates, 
Gateway Airports 

One story with 22' to 32' 
clear height; some as high 
as 36'.  Clear height 
standards lower for smaller 
shallow-bay buildings.

Mixed depending on type 
and processes - 12' with 
dropped ceilings in office 
up to 22' ceiling height in 
warehouse areas.

One and two story with 14' 
to 18' ceiling height, but 
higher in cases to 
accommodate specialized 
systems

Single story with 16’+ 
Clear; enough clear height 
to install 14’ tall grade-level 
overhead doors.

Typical coverage 0.4 to 0.5, 
with parking of 1 - 2 spaces 
per 1,000 sq. ft., secure 
yard and/or secure ring 
road for large facilities. 
Trailer parking and rail 
spurs can be plus.

Can have site coverage 
between 0.3 and 0.4 FAR 
and parking ratios can 
range from 2.0 to 3.5 
spaces per 1,000 sq. ft.

Parking ratio of 3.5 to 5 
spaces per 1,000 sq. ft. 
Effective site coverage (FAR) 
of less than .35. More 
extensive landscaping and 
security potentially 
important

The more improved land 
the greater the value. 
Maximum FAR = 25%. Site 
security, including lighting 
and fencing are key site 
improvements.

120 to 150 feet of space in 
front of docks and ramps with 
no more than 5% slope.

Separate truck and car 
parking. 

Less important than for 
warehouse and flex.

Truck level loading for truck 
terminals, and well situated 
grade access is critical for 
all other uses.   

Dock-high doors 4' above 
round measuring 10' high 
and 9' to 10' wide. Drive-in 
bays 10' wide and 12' to 
14' high. Cross-dock 
desirable

Mix of drive-in and grade 
level doors (8'x10' or 
9'x10') and Dock doors

Fewer doors than flex and 
warehouse but grade level 
doors common.  Dock high 
loading generally not 
needed. 

Truck dock ratio of 2 docks 
per 1,000 SF on truck 
terminals, EOD levelers, 
11’-12’ dock centers. Grade 
level is key for service 
buildings, truck-high loading 
is not mandatory.  

Typically less than 15% office. 
Column Spacing of 48' - 52'. 
Flat 6" thick concrete floors, 
advanced lighting and fire 
sprinkler protection. 
Windowed ground and/or 
mezzanine office space

Typically 15% to 50% office 
finish, window line 35% to 
50% of perimeter. Heavier 
power and floor load 
capacity. Security and 
signage potential. Flexible 
for light assembly and 
heavy manufacturing.

Higher image with project 
amenities and more window 
line (75% of perimeter). 
Potentially specialized 
rooms and building systems 
and security.

Typical buildings range from 
10,000 SF to 50,000 SF with 
large improved yard area. 
Many buildings have floor 
drains, wash bays, etc. 
10%-20% office, 16”+ Clear 
height, image not important.
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As business inventory, import/export volumes, consumer spending, and manufacturing fundamentals continue to 
improve, industrial real estate demand across all subcategories should continue to be strong over the next several 
years.  The industrial market posted strong leasing activity, declining vacancies, and diminished available supply, 
which has accelerated net absorption and rising rents across most markets.  The Fund expects effective rent growth 
to be positive through the first half of 2016 and increase moderately through year end.  While risks remain for the 
outlook of the U.S. and global economy, supply and demand fundamentals, and capital market data suggest that the 
industrial sector will likely experience strong income, and appreciation returns over the next several years.

While cap rates for industrial real estate continue to contract in the Class A arena, ISF’s still represent an outstanding 
value and upside compared with other property types.  The Fund represents a unique investment opportunity for 
investors seeking exposure to the U.S. industrial property sector and the sector’s attractive risk-adjusted returns.  
The Fund is designed to provide investors with a geographically diverse portfolio of high quality ISF’s that will
be managed through a hands-on operating platform, generating current income and offering the potential for 
capital appreciation.

Fund Investment Strategy
The Fund’s investment objectives will be perpetual:  to preserve, protect and return our investor’s capital; to generate 
and pay stable and sustainable cash distributions to our investors through active asset and portfolio management; 
and to maximize and realize capital appreciation in the value of our investments over the long term, through multiple 
liquidation strategies.  

We will create the portfolio through the acquisition of existing ISF properties, portfolios, and build-to-suits or acquire/
lease programs with national tenants.  The Fund will focus its investment efforts on primarily acquiring stabilized 
assets or properties to which it can add value through repositioning and aggressive leasing.  The Fund's target 
markets generally will include the top 10-15 population centers throughout the US.  The Fund will seek to acquire in 
each target market.  Such strategy should enable the Fund to efficiently manage its growing portfolio and allow the 
Fund to offer multiple alternative locations for expanding or relocating tenants.  

From time to time, the Fund may consider deviations from the above-described objectives to consider portfolio 
acquisition opportunities or certain beneficial and strategic assets. For example the Fund may make portfolio 
acquisitions containing up to 10% by dollar value, non-ISF assets. However, the principal investment objective will 
continue to be assembling a portfolio of ISF assets located in major metropolitan markets throughout the United 
States.  Recycling of capital through asset sales and the redeployment of the proceeds in acquisitions will be an 
integral part of our strategy.  Capital recycling allows the Company to continually upgrade the quality, location and 
growth potential of the Fund’s assets.  Capital recycling goals will be reviewed by Fund Management at least 
quarterly.

INDUSTRIAL OUTDOOR VENTURES FUND I
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The Fund will not acquire any real property that does not satisfy the following investment guidelines: 

Industrial Service Facility Focus. The Fund will concentrate on acquiring ISF’s with an FAR below 
25%, and suitable zoning for outside storage. The Fund may on occasion encounter non ISF opportunities 
that spin-off from surplus land or assets associated with portfolio acquisitions, etc. 

Market Focus.  The Fund will focus its acquisition efforts in metropolitan areas with a population in excess 
of one million people and a regional inventory of light industrial space of greater than 50 million square 
feet. The Fund will not make any acquisition if, after giving effect thereto, more than 25% of the Fund's 
total capital (including capital committed but not yet contributed) would be invested in non-metropolitan 
areas.

Gateway Market.  Focus the majority of the Fund’s acquisitions on highly functional properties in and 
around strategic "Gateway" markets that act as critical hubs for the distribution of goods throughout the 
United States and the world.

In-Fill Locations.  Target in-fill locations with little available land for development and significant barriers 
to entry that help prevent the development of competitive properties.

Market Diversification.  From and after the date on which at least 50% of the Fund's total committed 
capital is invested, the Fund will not make any acquisition if after giving effect thereto more than 25% of 
the Fund's total capital (including capital committed but not yet contributed) would be invested in any 
single metropolitan market.

Tenant Diversification.  From and after the date on which at least 50% of the Fund's total committed 
capital is invested, the Fund will not make any acquisition that would result in any single tenant leasing 
more than 10% of the Fund's total capital (including capital committed but not yet contributed).  The 
Fund will strive to lease properties to creditworthy tenants, which will help provide greater certainty of 
lease payments and more stabilized occupancy over time.  However, due to product type, the Fund 
expects to lease to national, regional, and local credit tenants.  

Long-Term, Triple-Net Leases.  The Fund seeks to establish long-term leases with predetermined rental 
rate increases, which will help ensure consistent, predictable income over time.  However, due to the 
product type, the Fund expects to enter into leases with an average term of 5 to 10 years.  The Fund will 
endeavor to enter into triple-net leases that pass responsibility and expense risk of taxes, insurance and 
common area maintenance to the tenant. However, on occasion the Fund may enter into gross leases 
with stops for common area maintenance, property insurance and real estate taxes.

INDUSTRIAL OUTDOOR VENTURES FUND I
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Operating Strategy
There is a diverse group of national users that occupy ISF’s throughout the country while the universe of investors that buy 
ISF’s is limited, and very fragmented with no clear solution provider within the ownership arena. This has created an 
excellent opportunity for a well-capitalized operator to define and fill that void, and capture premium returns with 
mitigated risk. The Fund’s principals are uniquely quailed, and positioned to take advantage of this untapped 
value-investing opportunity. The management team combines over 60 years of industrial real estate expertise having held 
key positions within national brokerage firms, REIT’s, and private equity investment. Further, the management team has 
extensive relationships within all the national brokerage firms, industry organizations, and directly with the user community. 
Finally, the team has direct experience in all aspects of acquisitions, property management, debt financing, financial 
reporting, construction, and development. 

Leasing and Property Management 
Fund operations will be housed in the company’s offices in Chicago. The Fund financial model contains costs associated 
with salaries, rent, and other administrative costs connected with acquisitions, asset management, and property 
management. The vast majority of the target properties will be single tenant Triple-Net lease facilities which lend 
themselves well to remote asset and property management. The accounting functions will be housed in Chicago, along 
with property management which will largely manage tenant improvements and respond to occasional roof and structural 
issues. The Fund will use localized building trades, as necessary, and more complex projects or issues will be dealt with via 
travel or utilizing local 3rd party service providers.

Vacancy leasing will be handled by best-in-class, third party brokerage companies, while lease renewals will be handled 
directly by the Fund with recognition that some tenants may employ the services of a tenant rep to negotiate renewals. In 
those cases, the Fund will recognize, and compensate the tenant’s broker via market oriented renewal fees. 

Financial Reporting  
From a reporting and analytics perspective the management team has extensive experience utilizing the
following platforms:

ARGUS Proprietary Excel investment modeling

Yardi Costar

The Fund will provide audited financial statements (including a balance sheet, income statement and statement of 
investors' equity) annually to its investors.  On a quarterly basis, the investors will be furnished with an unaudited balance 
sheet, income statement and summary report on the Fund's investments, which may include descriptions of new 
acquisitions and dispositions. On an annual basis the Fund will provide investors with a net asset valuation (“NAV”) for all 
Fund owned properties. Fund properties will be independently valued, on a rolling basis every two years, by third-party, 
licensed appraisers.  In years when certain properties are not third-party valued, Fund Management will provide a 
valuation, which valuation criteria and results will be approved by the Fund’s Board of Directors.  

Acquisition Strategy
The Fund will quickly tap its network of real estate professionals and user relationships to further expand its acquisition 
pipeline concentrating significant effort into the following channels:

Local Market Industrial Brokers Investment Brokers

Corporate Services Brokers Direct User Relationships

INDUSTRIAL OUTDOOR VENTURES FUND I
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The Fund will promote itself as the “specialist” in the ISF category both on a geographic and vertical basis. 
We will initiate presentations with members of the above mentioned channels, and promote the platform at various 
industry events.       

Assets will be acquired on a “one-off” basis as well as in portfolio sale/leasebacks or occasional investor portfolio 
opportunities. On an asset by asset basis, typical value will range from $2M to $10M+. 

Spec Redevelopment Sale/leaseback Transactions

Corporate BTS or Buy/Lease Program Portfolio and One-Off Investor Buys

The Fund is currently pursuing corporate Build-to-Suit and acquisition/lease programs with several national tenants, as well 
as speculative and developer owned BTS transactions.  The following is a list of typical acquisition opportunities:

INDUSTRIAL OUTDOOR VENTURES FUND I

Description Location Size Lease Cap Rate
90 Door Truck Terminal $5MAtlanta, Ga 10 Year NNN Lease with $5B 

publicly held LTL Carrier
8%

20-30,000 SF 
warehouse with 1-2 
acre material yard

$2-$3M
Per location

Multiple 5-7 year NNN Leases with
$1B privately held roofing
supply wholesaler 

10%

20-30,000 SF 
Warehouse with 4 
acre material yard 

$2M-3MChicago, IL 7-10 year NNN lease with $2B 
privately held construction supply 
company

9% to 10%

18,000 SF Mainte-
nance building on 
5.75 Acres

$4.5MPlatteville, CO 10 year NNN lease with $3.2B 
publicly traded company

7.5% to 8%

70,000 SF warehouse/re-
pair shop with 90 trailer 
parks

$5MChicago, IL Spec reposition of 1950’s era 
baking building next to O’Hare 
Airport

10 - 11%

50,000 SF building 
on 5+ acres

$5.5MInland Empire 50,000 SF building on 5+ acres, 
for national distributor- 60 plus 
locations 

6 - 7%

National FedEx 
Distribution Portfolio

$62MMultiple 13 Mission Critical Assets | 
638,866 Square Feet | 
First Generation Buildings

Estimated
7%
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Executive Summary
Portfolio Growth Forecast
Fund Management projects growing the portfolio over a 3-year period.  It is Management’s belief that once the 
Fund’s mission is communicated to the industrial market the Fund will rapidly increase acquisition opportunities and 
portfolio scale. Portfolio growth will come via a mixture of one-off transactions and small portfolio acquisitions.

Leverage/Financing 
The Fund will use secured and unsecured debt to provide additional capital for the acquisition of assets. The Fund 
anticipates utilizing 65% loan-to-cost (versus Net Asset Value) in connection with its acquisition strategy. The Fund 
may incur  indebtedness in many forms, including but not limited to bank borrowings, purchase money obligations 
to the sellers of properties, and publicly and/or privately-placed debt instruments, or financing from institutional 
investors or other lenders. Such debt may be fixed or floating rate, and long or short in nature. The Fund may obtain 
a credit facility or separate loans for each acquisition, or pool individual acquisitions into larger debt placements. 
When debt is not optimal due to high interest rates or other reasons, or when financing is otherwise unavailable on a 
timely basis, the Fund may purchase assets for cash with the intention of obtaining debt financing at a later date. To 
the extent the Fund borrows on a short-term basis, it may refinance such short-term debt into long-term mortgages 
once a critical mass of properties has been acquired, and to the extent such debt is available at terms that are 
favorable to the then in-place debt.

The Fund’s indebtedness may be unsecured or may be secured by mortgages or other interests in the properties, 
and by guarantees or pledges of membership interests.  Proceeds may be used to finance acquisitions of new 
properties, to pay for capital improvements, repairs or buildouts, to refinance existing indebtedness, to pay 
distributions, to fund redemptions of  Fund shares or to provide working capital. 

The Fund may borrow amounts from related entities or affiliates, only if such loan is deemed by Management to be 
fair, competitive, commercially reasonable and no less favorable to the Fund than comparable loans between 
unaffiliated parties under the circumstances. The Fund’s aggregated borrowings will be reviewed by Management 
on a quarterly basis. 

Hold Period
The Fund expects to hold, and grow this portfolio for a five (5) to seven (7) year period subsequent to the initial 
acquisition period (3 years).  The primary objective of the investment is to create value through acquiring strategic 
assets that are difficult to recreate, and deliver the majority of their yield through stable cash flows, predictable over 
the long term.  The secondary, less certain value driver, which will also plays a role is exit pricing.  The Fund will 
target acquisitions that average a 7%-10+% capitalization rate, and yield a leveraged internal rate of returns of 15% 
+ (assuming 65% LTC and 4% interest rates with 25 year amortization).

To the extent any investments of the Fund are sold or liquidated at any time, the Fund may reinvest the proceeds of 
such sales or liquidations in other real property interests that are eligible investments.  It is expected that the 
proceeds of any sale of the properties after the intended holding period will be distributed to the Fund's investors in 
accordance with their respective interests.  

INDUSTRIAL OUTDOOR VENTURES FUND I
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Executive Summary

Portfolio Sale to Investor      
The product appetite of REIT’s, institutional owners, and large private equity investors obviously run in cycles.  
While Class A or core assets are always sought after in this arena, demand for Class B assets is clearly returning. This 
is a result of the limited availability and pricing for major market Class A as well as the improving fundamentals 
within the Class B market. As local/regional user demand continues to increase, Class B fundamentals are rapidly 
improving.  Further, as availability and yield continue to compress in core, investment demand for quality Class B, 
particularly product that has a “story”, will continue to increase. As the market moves in this direction, higher yield  
Class B product with strong fundamentals should be particularly attractive to portfolio managers that need to 
bulk-up portfolio size, and overall yield in anticipation of either a major capital event like an IPO, or exit sale; while 
others won’t be able to sustain portfolio growth in pure core, and will welcome the accretive yield a portfolio of 
Class B and/or ISF’s will bring.

See Section 4: Class B Cap Rate Map & Comparables 

Opportunistic User Sales
There is a strong appetite on the part of some users to own ISF’s due to the mission critical role they play for many 
companies.  This is particularly true among local/regional companies that operate in the construction trades, 
material supply, local cartage, and heavy equipment arenas.  During the course of business, opportunities will 
regularly arise to sell assets to these users as well as certain national companies that are not averse to holding real 
estate on their balance sheet.  User sales, while difficult to forecast, will typically render the maximum proceeds, and 
demand on the user sale side for well-located, functional facilities is constant. In fact on the acquisition side, it’s not 
uncommon to compete with users on vacant building purchases. 

Land Banking for Future Sale or Redevelopment
In addition to the User and Investment Sale exits, some acquired properties will have redevelopment as its most 
efficient, long term use.  Properties fitting this profile could be those that are located on major roads in infill 
locations, and may have future retail potential.  While less visible infill’s could be future Class A industrial sites or part 
of a land assemblage.  Either way, the ISF investment strategy is a sound way to acquire cash flowing land sites that 
maybe prime for future redevelopment while waiting for the market to reach a given location. 

INDUSTRIAL OUTDOOR VENTURES FUND I

The exit strategy will likely take the form of a sale to an investor.  However, opportunistic sales to users 
throughout the life of the investment will also be used to enhance returns, and capture premium exit values. 

Exit Strategy
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Executive Summary

Management

Thomas G. Barbera
As Managing Principal within the Fund, Tom will participate in the Fund’s overall strategic planning, as well as day-to-
day activities.  As Chief Investment Officer Tom’s responsibilities will include the acquisition and disposition of 
investments. Tom Barbera has been in the commercial real estate industry for over 20 years, and he is currently the 
Managing Principal of Interstate Holdings where he owns and operates a portfolio of Industrial Service Facilities. Prior 
to forming Interstate, Tom spent 10 years with Trammel Crow Company and 4 years with Grubb & Ellis in industrial 
brokerage.  Tom has been married to his wife Jodie for 22 years. They have three children.

JD Salazar
As Managing Principal within the Fund, JD will participate in the Fund’s overall strategic planning, as well as day-to-day 
activities.  As Chief Operating Officer JD’s responsibilities will include actively overseeing and managing the 
investment portfolio.  JD Salazar has more than 27 years of experience working in commercial real estate and related 
fields. JD founded Champion Realty Advisors in 1997.  Throughout his career, JD has represented clients such as 
Kellogg’s, ProLogis, the Gillette Company and Ozburn-Hessey Logistics. JD has also been honored by Chicago United 
as one of Chicago’s Business Leaders of Color, and he received Illinois Real Estate Journal’s Award for Excellence in 
Real Estate in addition to the Chicago Association of Realtors’ Industrial Broker of the Year Award.  JD earned his 
bachelor’s degree in engineering from the University of New Mexico and his master’s degree in business administration 
from Southern Methodist University. JD has been married to his wife Carol for 33 years. They have two children.

Joe Voet
As Managing Principal within the Fund, Joe will participate in the Fund’s overall strategic planning, as well as day-to-
day activities.  As Chief Financial Officer Joe’s responsibilities will include financial accounting, reporting, and asset 
financing.  Joe Voet has been in the commercial real estate industry for 18 years, and is currently the Managing 
Principal of DBVK Capital Management, a real estate advisory firm.  Joe has worked at several national industrial firms 
under different platform types, including Duke Realty Corporation (REIT), Cushman & Wakefield (brokerage) and 
Cobalt Capital Partners (private equity).  Joe received his Master of Science – Real Estate degree from the University of 
Wisconsin – Madison, and his Bachelor of Science in Accounting degree from University of Illinois - Urbana.  Joe has 
been married to his wife Sarah for 8 years. They have one child.

INDUSTRIAL OUTDOOR VENTURES FUND I
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Executive Summary

Investment Opportunity
Industrial Outdoor Ventures Fund I provides the opportunity for investors to acquire high quality, well-located 
industrial service facilities (“ISF”) assets in select markets at below-replacement cost and below previous peak market 
values, creating the potential for attractive investment returns over the next several years.  Real estate investors 
experience a variety of advantages to investing in industrial properties, including, but not limited to, the following:

More stable and predictable cash flow than other real estate classes.  Strong demand from small to 
moderate size companies contributes to stable cash flows from industrial service properties.  Additionally, over 
time, industrial real estate has produced compelling returns with lower volatility than other real estate classes.  

High occupancy levels.  Occupancy levels for industrial service facility properties historically have remained 
relatively high due to the specialized requirement of user companies.  The continuing demand and lack of 
quality available properties enables industrial service facility properties to generate growing financial returns 
for investors.

Lower operational risk and less CAPEX intensive than other property types.  ISF properties generally 
don't have the significant expenses and capital expenditures associated with other real estate types, such as 
maintenance of elevators, complicated HVAC units, parking structures, lobbies, etc.  Lower expenses reduce 
the operational risk and vacancy expense.

Triple Net Leases: Most industrial leases are triple-net (“NNN”), which require the lessee to pay or reimburse 
the owner for the majority of operational expenses.  Thus the on-going, variable operational costs for leased 
assets are passed to the tenant, limiting the exposure for the owner.  

Lower Re-Tenanting Costs.  Industrial building designs are often generic, which allows for ready use by a 
wide variety of potential tenants.  As a result, the cost to re-tenant industrial buildings via tenant improvements 
is relatively modest as compared to other types of commercial property.  

High current income returns/distributable cash flow.  Lower CAPEX allows for more distributable income, 
increasing industrial property current yields compared to other real estate classes.  

Relatively stable supply and demand characteristics.  The industrial real estate sector currently benefits 
from stable, healthy demand and an increasingly constrained supply of functional quality space.  The national 
vacancy rate has slowly declined from its 2010 peak to reach 9.1 percent, a level last seen in 2009.  However, 
only the recent demand spike for ‘big-box’ distribution and logistics space (>400,000 square feet) has 
re-introduced any speculative development, and only in key hub markets where vacancy for big-box industrial 
has decreased significantly.  

Large investment universe.  Industrial real estate has a 14% weighting within the NCREIF Property Index 
(“NPI”) and 17% weighting of the NCREIF Fund Index - Open End Diversified Core Equity Index (“ODCE”).  
With over 12 billion square feet of industrial real estate, the investment universe is significant. 

INDUSTRIAL OUTDOOR VENTURES FUND I
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Executive Summary
Portfolio diversification.  The scale and income characteristics allow an investor several layers of 
diversification.  Within the context of a multi-asset portfolio (composed of stocks and bonds), private real 
estate can provide significant diversification, as its correlation with stocks and bonds over time had been low.  
Additionally, the income stream produced is different than income generated by other types of investment.  

Inflation Hedge.  Commercial real estate owners benefit from increasing rents and property value when 
inflation rises.  Should the U.S. enter an inflationary period, it is possible that real estate values will increase 
accordingly via replacement cost.  At the same time, in terms of operational costs, the NNN nature of 
industrial leases pass the risk and responsibility of increased costs to the tenant, insulating the landlord.  With 
few exceptions, bonds provide no such opportunity to increase coupon payments or principal over the life of 
the investment, leaving investors exposed to inflationary times.  

Specifically, investors in industrial service facilities potentially benefit from additional characteristics that overall 
industrial investors do not, including:

Fragmented ISF ownership provides opportunity to increase value through professional asset and 
property management.  Although the industrial service facilities market is a significant component of the 
industrial property market, ownership of such buildings remains highly fragmented. The majority of ISF 
properties are controlled by local investors and users, rather than sophisticated institutional investors. This 
fragmentation of the ownership provides an opportunity to create value by applying first-class management 
skills to such assets, reducing tenant turnover and increasing rental income.

More favorable pricing due to average acquisition size, below target investment size of institutional 
investors.  The typical size of an industrial service facility acquisition is in the $2 million to $5 million range, 
below the acquisition criteria of many large institutional investors and public REIT's. As a result, these buildings 
can frequently be acquired at favorable prices due to the lack of institutional pricing pressure.

High barriers to entry. As zoning regulations continue to tighten and construction costs continue to climb, it 
becomes increasingly challenging and costly for users to relocate, and identify facilities for new operations.

Exclusivity as a national solution provider. The Fund would be the only well capitalized player pursuing 
national programs with all the national brokerage firms, and multi-market corporate users. This will differentiate 
the Fund from all other national owners that pursue these business channels.    

The Fund’s initial target is to raise $35 million in equity capital with the goal of acquiring approximately $100 million in 
industrial real estate within two years of its initial closing.  The Fund’s intention is to own and operate an industrial 
service facility portfolio with a long-term investment horizon. To facilitate growth, diversification, and investor flexibility, 
the Fund will endeavor to continuously raise equity from high net worth and institutional investors over time.

INDUSTRIAL OUTDOOR VENTURES FUND I
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Status

Tenancy

Locations

Property Type

Geography

Access

Tenancy

Transaction Volume

Existing, new development, and redevelopment 

Typically single tenant, though multi-tenanted assets will be considered 

Infill near large population centers and/or key transportation nodes 

Cross docks, parcel delivery, drayage & secure trailer yards, contractors yards, 
bulk material yards, transload facilities, intermodal, food & beverage distribution

Nationwide; primary and key secondary logistics markets 

Excellent road, rail, and/or port access 

Public & private, all credits 

Minimum $1 million, up to $50+ million

Investment Objective
Industrial Outdoor Ventures Fund I (the “Fund”) is a niche industrial real estate fund focused on delivering superior risk 
adjusted returns through the acquisition, development, or redevelopment of industrial service facilities (“ISF”).  ISF’s 
consist of industrial properties featuring a significant outdoor storage component, along with zoning allowing for a 
wide range of heavier industrial uses. The outside storage portion of the property is typically used to store equipment, 
vehicles, bulk materials or finished goods.

The Fund is seeking an initial equity commitment of approximately $35 million for the first $100 million in asset value, 
assuming 65% leverage level. The plan is to acquire an initial $100 million of total assets over the next 12-24 months.  
Upon completion of the initial investment, the Company will evaluate the strength of the investment and determine 
the best go-forward strategy:  additional capitalization, recapitalization or overall exit.  As stated in the Executive 
Summary, the ultimate goal is to aggregate a $300 to $500 million ISF portfolio over a five (5) to seven (7) year time 
horizon.

The Fund’s objective is to own and operate an ISF portfolio with a long-term investment horizon.  The Fund will 
acquire functional and value-add ISF’s, aggregating a portfolio within targeted industrial markets.  Value-add 
opportunities can include development and re-development scenarios.  Such a geographically diverse, yet market 
concentrated, portfolio will allow the Fund to operate efficiently and effectively. Our investors will benefit from 
effective expense management, tenant expansion/relocation opportunities, and positive relationships with our 
tenants. In short, a focused strategy will allow the Fund to enhance property returns through economies of scale and 
geographic synergies.

Our investment objectives will be perpetual: to preserve, protect and return our investors’ capital; to generate and pay 
stable and sustainable cash distributions to our investors through active asset and portfolio management; and to 
maximize and realize capital appreciation in the value of our investments over the long term, through multiple 
liquidation strategies.

Acquisition Criteria
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Industrial Outdoor Ventures Fund I

United States, with initial focus in Top 10 Consumption Zones 

Three (3) Years 

$35 million 

$100 million 

10.00%  |  $3.5 million 

22.00% - 26.00% leveraged IRR, net of fees and expenses

10,000 – 50,000 S.F.

65% 

None planned, with the possibility of the
redevelopment of existing properties in the future  

1.50% of the Acquisition Price 

Up to 0.50% 

1.00% of Equity Placed 

Market Rate, estimate than 3.00% of Effective Gross Revenue 

1.00% of Disposition Price 

1. Preferred Return: 8.5%  compounded annual return

2. Capital Return: 100% return of cumulative capital invested

3. After Preferred Return and Capital Return has been paid to 
investors, the General Partner will be entitled to receive an 
Incentive Fee equal to 20% of the Fund's available cash flow 
until such time as the Fund's Limited Partners have been paid a 
18.00% Internal Rate of Return.

4. Thereafter, the General Partner shall be entitled to receive an 
Incentive Fee equal to 40% of the Fund's available cash flow. 

Estimated at $50,000 

Fund
Geographic Focus

Term
Total Equity

Total Capitalization
Co-Investment

Targeted Returns
Targeted Property Size

Leverage
Planned Development

Acquisition Fee 
Financing Fee

Asset Management Fee
Property Management Fee 

Internal Disposition Fee 
Fund Structure

Organizational Expenses 

Summary of Fund Terms 
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10.00%
90.00%3-Year Proforma

*** This analysis shows the estimated Promote assuming the Equity Placement Scenario, 
as defined in the Fund Assumptions, and estimated overall  return to the General Partner. 

Fund Assumptions Operations Assumptions

Total Fund Amount   $100,000,000 Investment and Operations
Total Equity: $35,000,000  Initial Cap Rates:  8.00% 
Total Debt: $65,000,000 Initial Cap Rate is used for the 5-Year Projections only,

to determine Base Rental Income. 
Equity Placement Scenario: ` Base   Rent Increases  3.00% 
Total Equity   $35,000,000  CAM, psf   $0.50 
 General Partner:  $3,500,000  Real Estate Taxes, psf $1.00 
 Limited Partner:  $31,500,000  Insurance, psf  $0.15 
 Preferred Return  8.50%   Property Management 3.00% Base Rent  Inside Party 
       Vacancy Allowance  5.00% 
       ** Underwriting assumes Tenant pays for all expenses directly. 
Fund Fees      Debt Assumptions 
Acquisition Fee   1.50% Acquisition Leverage Amount:  65.00% 
Asset Management   1.00% Acquisition Interest Rate:  4.50% ***interest only 
General Partner Fee Reduction:  No    Disposition Assumptions 

AM Fee Reduction %: 10.00% Exit Cap Rate Assumption 6.75% 
Internal Disposition Fee  1.00%   External Disposition Fee 3.00% 
       Year of Disposition  3.00 

Waterfalls     General  Limited 
Preferred (as stated above):  18.00%  20.00%  80.00% 
  18.01%  Above  40.00%  60.00%

Acquisition Summary

Acquisition Fee is added to Partner Equity on a pro-rata basis, however, General Partner is not charged an Acquistion Fee. 
Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Total Purchases

Total Purchases $50,000,000  $50,000,000  $0  $0  $0  $100,000,000 

Aggregated Purchases: $50,000,000  $100,000,000  $100,000,000  $100,000,000  $100,000,000  $100,000,000  $100,000,000  $100,000,000  $100,000,000  $100,000,000  Total Debt

Total Debt Originated $32,500,000  $32,500,000  $0  $0  $0  $0  $0  $0  $0  $0  $65,000,000 

Aggregated Debt: $32,500,000  $65,000,000  $65,000,000  $65,000,000  $65,000,000  $65,000,000  $65,000,000  $65,000,000  $65,000,000  $65,000,000  Total Equity

Total Equity Placed $17,500,000  $17,500,000  $0  $0  $0  $0  $0  $0  $0  $0  $35,000,000 

General Partner Equity (w. Acquisition Fee): $1,825,000  $1,825,000  $0  $0  $0  $0  $0  $0  $0  $0  $3,650,000 

Aggregated Equity: $1,825,000  $3,650,000  $3,650,000  $3,650,000  $3,650,000  $3,650,000  $3,650,000  $3,650,000  $3,650,000  $3,650,000  

Limited Partner Equity (w. Acquisition Fee): $16,425,000  $16,425,000  $0  $0  $0  $0  $0  $0  $0  $0  $32,850,000 

Aggregated Equity: $16,425,000  $32,850,000  $32,850,000  $32,850,000  $32,850,000  $32,850,000  $32,850,000  $32,850,000  $32,850,000  $32,850,000  

Total Aggregated Equity: $18,250,000  $36,500,000  $36,500,000  $36,500,000  $36,500,000  $36,500,000  $36,500,000  $36,500,000  $36,500,000  $36,500,000  

Assumed psf of Purchases $60.00  $60.00  $60.00  $60.00  $60.00  $60.00  $60.00  $60.00  $60.00  $60.00  

Assumed Total Square Footage  833,333   1,666,667   1,666,667   1,666,667   1,666,667   1,666,667   1,666,667   1,666,667   1,666,667   1,666,667  

Acquisition Fee is added to Partner Equity on a pro-rata basis, however, General Partner is not charged an Acquisition Fee.   

3 -Year Proforma Continued
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5-Year Proforma Continued            
*** This analysis shows the estimated Promote assuming the Equity Placement Scenario, 
as defined in the Fund Assumptions, and estimated overall  return to the General Partner.            

Operation Summary            
   Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 

Effective Gross Revenue           Reversion Year   

Base Rental Income    $5,950,000  $13,353,500  $21,829,105  $22,483,978  $23,158,497  $23,853,252  $24,568,850  $25,305,915  $0  $0  

Expense Reimbursement    $1,925,000  $4,262,500  $6,875,000  $6,875,000  $6,875,000  $6,875,000  $6,875,000  $6,875,000  $0  $0  

Vacancy Allowance    ($787,500) ($1,761,600) ($2,870,411) ($2,935,898) ($3,003,350) ($3,072,825) ($3,144,385) ($3,218,092) $0  $0  

Total Effective Gross Revenue    $7,087,500  $15,854,400  $25,833,695  $26,423,080  $27,030,148  $27,655,427  $28,299,465  $28,962,824  $0  $0  

Base Rental Income increases each year by the Rent Increase Percentage, and additional acquisitions during the year.            

Operating Expenses            

CAM     $583,333  $1,291,667  $2,083,333  $2,083,333  $2,083,333  $2,083,333  $2,083,333  $2,083,333  $0  $0  

Insurance     $175,000  $387,500  $625,000  $625,000  $625,000  $625,000  $625,000  $625,000  $0  $0  

Real Estate Taxes    $1,166,667  $2,583,333  $4,166,667  $4,166,667  $4,166,667  $4,166,667  $4,166,667  $4,166,667  $0  $0  

Property Management (not reimbursed)   $178,500  $400,605  $654,873  $674,519  $694,755  $715,598  $737,065  $759,177  $0  $0  

Total Operating Expenses    $2,103,500  $4,663,105  $7,529,873  $7,549,519  $7,569,755  $7,590,598  $7,612,065  $7,634,177  $0  $0  

            

Net Operating Income    $4,984,000  $11,191,295  $18,303,821  $18,873,561  $19,460,393  $20,064,830  $20,687,399  $21,328,646  $0  $0  

            

Purchase Price    ($70,000,000) ($85,000,000) ($95,000,000) $0  $0  $0  $0  $0  $0  $0   ($250,000,000)

Acquisition Fee    ($875,000) ($1,062,500) ($1,187,500) $0  $0  $0  $0  $0  $0  $0   ($3,125,000)

Debt     $42,000,000  $51,000,000  $57,000,000  $0  $0  $0  $0  $0  $0  $0   $150,000,000 

Equity Place, Annual   ($28,875,000) ($35,062,500) ($39,187,500) $0  $0  $0  $0  $0  $0  $0   ($103,125,000)

            

Net Operating Income    $4,984,000  $11,191,295  $18,303,821  $18,873,561  $19,460,393  $20,064,830  $20,687,399  $0  $0  $0  

Debt Service     ($1,890,000) ($4,185,000) ($6,750,000) ($6,750,000) ($6,750,000) ($6,750,000) ($6,750,000) $0  $0  $0  

Cash Flow, Post Debt Service   ($28,875,000) $3,094,000  $7,006,295  $11,553,821  $12,123,561  $12,710,393  $13,314,830  $13,937,399  $0  $0  $0  

Asset Management Fee    ($700,000) ($1,550,000) ($2,500,000) ($2,500,000) ($2,500,000) ($2,500,000) ($2,500,000) $0  $0  $0  

Cash Flow, Post AM Fee   ($28,875,000) $2,394,000  $5,456,295  $9,053,821  $9,623,561  $10,210,393  $10,814,830  $11,437,399  $0  $0  $0  

            

Reversion Sales Price      $0  $0  $275,208,342  $0  $0  $0  

Debt Principal Repayment      $0  $0  ($150,000,000) $0  $0  $0  

External Disposition Fee    $0  $0  $0  $0  $0  $0  ($8,256,250) $0  $0  $0  3.00%

Net Reversion Cash Flow      $0  $0  $116,952,091  $0  $0  $0  

Net Cash Flow     ($28,875,000) ($32,668,500) ($33,731,205) $9,053,821  $9,623,561  $10,210,393  $10,814,830  $128,389,491  $0  $0  $0  

            

* Reversion Sales Price equals (Year 8 NOI / Exit Cap Rate Assumption).              

** Debt Service Amount is equal to Debt Amount * Interest Rate.  Assumes interest only debt.            

            

Unleveraged Annual Yield    7.12% 7.22% 7.32% 7.55% 7.78% 8.03% 8.27% 8.53% 0.00% 0.00% 

60% Leveraged Annual Yield    8.29% 8.53% 8.78% 9.33% 9.90% 10.49% 11.09% 0.00% 0.00% 0.00% 

            

Levered IRR for Entire Fund  11.23%          

(Including Acquisition and AM Fee, Net of Promote)            

     



Fund Proforma
   

    

Operation Summary 
Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 

Effective Gross Revenue Reversion Year

Base Rental Income $4,000,000  $8,120,000  $8,363,600  $8,614,508  $0  $0  $0  $0  $0  $0  

Expense Reimbursement $1,375,000  $2,800,000  $2,856,500  $3,173,080  $0  $0  $0  $0  $0  $0  

Vacancy Allowance ($268,750) ($546,000) ($561,005) ($589,379) $0  $0  $0  $0  $0  $0  

Total Effective Gross Revenue $5,106,250  $10,374,000  $10,659,095  $11,198,209  $0  $0  $0  $0  $0  $0  

Base Rental Income increases each year by the Rent Increase Percentage, and additional acquisitions during the year. 

Operating Expenses

CAM     $416,667  $833,333  $833,333  $833,333  $0  $0  $0  $0  $0  $0  

Insurance $125,000  $250,000  $255,000  $260,100  $0  $0  $0  $0  $0  $0  

Real Estate Taxes $833,333  $1,716,667  $1,768,167  $1,821,212  $0  $0  $0  $0  $0  $0  

Property Management (not reimbursed) $120,000  $243,600  $250,908  $258,435  $0  $0  $0  $0  $0  $0  

Total Operating Expenses $1,495,000  $3,043,600  $3,107,408  $3,173,080  $0  $0  $0  $0  $0  $0  

Net Operating Income $3,611,250  $7,330,400  $7,551,687  $8,025,129  $0  $0  $0  $0  $0  $0  

Purchase Price ($50,000,000) ($50,000,000) $0  $0  $0  $0  $0  $0  $0  $0  ($100,000,000)

Acquisition Fee ($750,000) ($750,000) $0  $0  $0  $0  $0  $0  $0  $0  ($1,500,000)

Debt  $32,500,000  $32,500,000  $0  $0  $0  $0  $0  $0  $0  $0  $65,000,000 

Equity Place, Annual ($18,250,000) ($18,250,000) $0  $0  $0  $0  $0  $0  $0  $0  ($36,500,000)

Net Operating Income $3,611,250  $7,330,400  $7,551,687  $0  $0  $0  $0  $0  $0  $0  

Debt Service ($1,462,500) ($2,925,000) ($2,925,000) $0  $0  $0  $0  $0  $0  $0  

Cash Flow, Post Debt Service ($18,250,000) $2,148,750  $4,405,400  $4,626,687  $0  $0  $0  $0  $0  $0  $0  

Asset Management Fee ($182,500) ($365,000) ($365,000) $0  $0  $0  $0  $0  $0  $0  

Cash Flow, Post AM Fee ($18,250,000) $1,966,250  $4,040,400  $4,261,687  $0  $0  $0  $0  $0  $0  $0  

Reversion Sales Price $0  $118,890,794  $0  $0  $0  $0  $0  $0  $0  

Debt Principal Repayment $0  ($65,000,000) $0  $0  $0  $0  $0  $0  $0  

External Disposition Fee $0  $0  ($3,566,724) $0  $0  $0  $0  $0  $0  $0  3.00%

Net Reversion Cash Flow $0  $0  $50,324,070  $0  $0  $0  $0  $0  $0  $0  

Net Cash Flow    ($18,250,000) ($16,283,750) $4,040,400  $54,585,757  $0  $0  $0  $0  $0  $0  $0  

* Reversion Sales Price equals (Year 8 NOI / Exit Cap Rate Assumption).

** Debt Service Amount is equal to Debt Amount * Interest Rate.  Assumes interest only debt. 8.29% 

7.22% 7.33% 7.55% 8.03% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

10.77% 11.07% 11.68% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

23.80% 8.00%

Unleveraged YAnnual ield

60% Leveraged YAnnual ield

Levered EntirIRR efor Fund

(Including Acquisition and AM Fee) 6.75%

3 -Year Proforma Continued

($100,000,000)

($1,500,000)

$65,000,000 

($36,500,000)
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Fund Proforma

3 -Year Proforma Continued
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7.00%

7.50%

8.00%

8.50%

9.00%

Sensitivity Analysis

Below is a sensitivity analysis based on initial acquisition cap rates and future exit cap rates.  While the acquisition cap rates 
will vary, we believe that an 8.0% average cap rate across stabilized and value-add acquisitions is achievable.  Based on 
current Class B portfolio cap rates, as detailed in Section 4:  Class B Cap Rate Map and Comparables, we believe the 6.75% 
exit cap rate is reasonable, if not conservative, given the overall fundamentals of ISF’s versus the typical Class B product 
trading in these portfolios. 

Exit Capitalization Rates

6.25% 6.50% 6.75% 7.00% 7.25%

15.62% 11.66% 7.77% 3.94% 0.14%

23.71% 19.91% 16.19% 12.54% 8.96%

31.10% 27.40% 23.80% 20.29% 16.85%

37.93% 34.31% 30.80% 27.38% 24.05%

44.31% 40.74% 37.29% 33.94% 30.69%

Acquisition
Cap Rates



Investment
Performance
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Investment Performance

Portfolio Performance Summary
Since 2006, the principal investors have made 9 similar investments to those contemplated by the Fund. The following 
table summarizes the investment performance for each investment followed by a more in-depth analysis of the three 
projects which best represent those which the Fund will endeavor to make.   

INDUSTRIAL OUTDOOR VENTURES FUND I

Acquisition
Date Description Location Tenant

Current Cash
on Cash Return

Exit Cap
Rate IRR

3/1/2007 Bolingbrook, IL90 Door Cross Dock Terminal YRC-Yellow Freight 7%32.98% 297%

7/1/2007 Elmhurst, IL26,000 SF Maintenance Facility Hetrz Equip. Rental 8%30.82% 112%

9/1/2007 Lemont, IL33,400 SF W/8 Acre Yard Dayton Superior N/A User Sale 20%

12/1/2007 Gurnee, IL45,000 SF W/15 Acre Yard Eagle Fence Dist. 8%7.66% 7%

3/1/2008 Minooka, ILIndustrial Park Development Spec Land Development N/AN/A N/A

4/1/2008 Romeoville, IL12,000 SF Route Facility PlugPower 8%39.87% 72%

6/1/2013 New Lenox, IL8,000 SF W/4 Acre Yard Utility Service Co. 7.5%21.01% 36%

10/1/2013 Bolingbrook, IL12,000 SF Bakery La Flor De Mexico 7.5%20.48% 34%

1/10/2014 Schiller Park, IL3,500 SF W/2 Acre Yard R&M Trucking 8%30.66% 204%

1
2
3
4
5
6
7
8
9

PROPERTY NOTES:  
1) Upon stabilization of the asset, the company refinanced the property
retuning 3.37 times the initial invested equity through a non-recourse CMBS
loan. Exit Cap is calculated at 7% due to assets quality, size, use and prime
location.

2) Upon stabilization the company refinanced the property returning 2 times
the initial invested equity.

3) Property was initially leased, but due to Tenant bankruptcy, owner
remarketed, and sold building to a user in August-2012.

4) Two building complex currently leased, but not ready for disposition.
5) Twin Rail Industrial Park: land development I-80 Corridor/Minooka, IL.

6) High leverage, low rent, market cap rate; under current rent an
investment sale would generate a small loss.

7) 10.5% capitalization rate with 69% LTV bank loan.

8) 10 capitalization rate with 69% LTV bank loan.

9) Partial building demo and rehab, sold cell tower access easement, and
signed lease with tenant on remaining garage/yard at 44% Capitalization
rate on net asset basis, post easement sale. The company is in the process
of refinancing the property with non-recourse debt.

GENERAL NOTES:
a) The property and return data shown
above is based on actual net rents and
forecasted Exit Capitalization Rates
assuming a portfolio investment sale in
2015.

b) All the above properties with
exception of property #3 are still held by
Interstate, #3 was disposed of in a user
sale in August 2012.

c) Property specific notes below tie by
number to the asset numbering in the
table above.

d) The Cash on Cash Return column is
the product of the net cash flow after
debt payments divided by the invested
equity.



Class B Cap Rate Map
& Comparables
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Case Studies
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Case Studies

Bolingbrook Transport Center
90 Door Cross Dock Terminal

Bolingbrook, IL

Immediate access to I-55

Fully fenced & lighted site

Twenty-four (24) engine plug-ins

90 Door (39,000 Square Feet)
9.2 acre

108 spots
18’-0”

2006
YRC Worldwide

SIZE

SITE

TRAILER PARKING

CEILING HEIGHT

YEAR OF CONSTRUCTION

TENANT

33   |   CONFIDENTIAL INFORMATIONINDUSTRIAL OUTDOOR VENTURES FUND I



Case Studies

Bolingbrook Transport Center

Bolingbrook, IL

Investment Summary Champion Terminal Associates

2007 2008 2009 2010 2011 2012 2013 2014 2015

Total Project Costs 6,646,740.40$   

Less equity 661,000.00$      

First Mortgage 8,000,000.00$   

Net Operating Income 694,880.00$      694,880.00$    694,880.00$    694,880.00$    694,880.00$    $769,724.00  76 9,724.00$  769,724.00$  769,724.00$  

Refinance 2,200,000.00$   

Interest 5.61% $ 260,951.40 442,607.08$    436,325.89$    429,683.13$    422,657.98$    415,228.42$    407,371.17$    399,061.63$    $ 393,544.42

Loan Amortization 30          60,886.06$    109,114.28$    115,395.47$    122,038.23$  129,063.38$  $136,492.94 $144,350.19 $152,659.73 $158,176.94

Total Debt Service $ 321,837.46 $ 551,721.36 551,721.36$    $551,721.36 $ 551,721.36 $ 551,721.36 $ 551,721.36 $551,721.36 $ 551,721.36

Cash Flow after Debt Service & Admin 2,573,042.54$   143,158.64$    143,158.64$    143,158.64$    143,158.64$    218,002.64$    218,002.64$    218,002.64$    218,002.64$   

Cash Return On Equity 389.27% 21.66% 21.66% 21.66% 21.66% 32.98% 32.98% 32.98% 32.98%

Sale Cap Rate 7.50%

Sale Price in 2015 10,262,987$    

Less Commissions 3% (307,890)$    

Less Credits (tax proration

Closing Costs 2% (205,260)$    

Less Debt (6,871,823)$    

Total Proceeds 2,878,015$    

Initial Equity (661,000.00)$     

2007 2,573,042.54$   

2008 143,158.64$      

2009 143,158.64$      

2010 143,158.64$      

2011 143,158.64$      

2012 218,002.64$      

2013 218,002.64$      

2014 218,002.64$      

2015 3,096,017.19$   

Leveraged IRR 297%

Leveraged IRR
Sell end of first quarter 2015
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Case Studies

Maintenance & Outside Storage Facility

Elmhurst, IL

Strategically located between O’Hare Airport & I-88

Fully fenced & lighted storage yard

Eleven (11) service bays plus wash bay & paint booth

Ten (10) engine block cranes

25,649 Square Feet
3.5 Acre

16’-0” Clear
1968

Hertz Equipment Rental

SIZE

SITE

CEILING HEIGHT

YEAR OF CONSTRUCTION

TENANT

625 Route 83 Elmhurst, Illinois
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Total Return Analysis

Elmhurst, IL

Case Studies

2007 Acquisition and Redevelopment, (2008 BS) July 2007 CMBS Refinance 2014 Assumed Year End Disposition
Property Acquisition 2,600,000$      New Loan 3,400,000$   Net Operating Income 372,944$      
Purchaser Credits (39,684)$          Loan Payoff (2,540,937)$ Assumed Sale Cap Rate 8.00%
Roof Credit (25,000)$          Loan Deposit 33,427$        Projected Sale Price 4,661,795$   
Net Purchase Price 2,535,316$      Improvement (31,840)$       Less commissions (186,472)$     
Loan and Closing costs 61,687$           Closing/Loan fees (40,210)$       Tax Proration (40,000)$       
Total Funds to Close 2,597,003$      Cash Balance 820,440$      Roof Credit (50,000)$       
Less Initial Loan (2,161,100)$    Return of equity (435,903)$     Loan Assumption (34,000)$       
Initial Equity Invested 435,903$         Cash out 384,537$      Closing Costs (28,295)$       

Unlevered Proceeds  $ 820,323,4 
Redevelopment Less Loan Proceeds (3,224,397)$ 
Improvements 136,558$         Cash to sellers  $ 136,890,1 
Commissions 236,468$         
Interest Carry/Misc 6,811$             
Total Acquisition 379,837$         
Loan after redevelopment (2,540,937)$    

2006 2007 2008 2009 2010 2011 2012 2013 2014
Income -$   204,455$        362,502$      355,274$     364,874$      372,723$      379,038$      431,222$      440,935$      
Property Expense -$   (116,212)$       (63,659)$       (10,599)$      (23,338)$       (25,135)$       (14,108)$      (70,952)$       (62,576)$       
Administrative -$   (21,417)$         (13,870)$       (5,260)$        (5,820)$         (5,295)$         (4,426)$         (5,415)$         (5,415)$         
Misc -$             
Ordinary Income -$   66,826$           284,973$      339,416$     335,717$      342,292$      360,503$      354,855$      372,944$      
(Acquisition)/Disposition (2,597,003)$    (379,837)$       -$             -$    4,323,028$   

Annual Cash Flow (2,597,003)$    (313,012)$       284,973$      339,416$     335,717$      342,292$      360,503$      354,855$      4,695,971$   

Unleveraged IRR 13.40%

2006 2007 2008 2009 2010 2011 2012 2012 2012
Equity (Invested)/Returned (435,903)$        1,098,631$   
Refinance -$   820,440$        -$              
Ordinary Income -$   66,826$           284,973$      339,416$     335,717$      342,292$      360,503$      354,855$      372,944$      
Loan Amortization -$   -$     -$              (9,494)$         (38,887)$       (39,022)$      (44,100)$       (44,100)$       
Interest Expense -$   (52,733)$         (209,820)$     (209,246)$    (209,198)$     (207,360)$     (207,424)$    (201,954)$     (201,954)$     
Cash Flow (435,903)$        834,532$        75,153$        130,169$     117,025$      96,045$        114,057$      108,801$      1,225,520$   

Leveraged IRR 112.39%

625 Route 83 Elmhurst, Illinois
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Warehouse & Outside Storage Facility

Lemont, IL

Case Studies

13555 Main Street

Strategic Southwest Location, Close Proximity to I-55

Illinois Central Rail Served Facilty

Rated for Hazmat Storage

Heavy Power

M-3 Zoning

33,400 Square Feet
8.2 Acre

20’-0” Clear
1983

Dayton Superior
Unlimited Carriers

SIZE

SITE

CEILING HEIGHT

YEAR OF CONSTRUCTION

TENANT

BUYER
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Case Studies

Total Return Analysis

Lemont, IL

2007 Property Acquisition and Redevelopment, (2008 BS) 2012 Property Disposition
Property Acquisition 1,093,564$     Price 2,950,000$     
Land 750,000$         Less commissions (147,500)$       
Improvements 364,800$         Tax Proration (35,292)$          
Land Improvements 120,000$         Roof Credit (1,500)$            
Commissions 176,457$         Closing Costs (67,267)$          
Legal 7,464$             Release of Tax escrow 51,800$           
Tax Proration/Cap Int, Misc 69,644$           Unlevered Proceeds 2,750,241$     
Prepaid expenses 792$     Less Loan Proceeds (2,258,285)$    
Total Acquisition 2,582,721$     Cash to sellers 491,956$         
Less Loan (2,215,292)$    
Equity Invested 367,430$         

2007 2008 2009 2010 2011 2012
Income 25,000$           314,140$        320,331$       113,552$          234,049$     122,680$         
Property Expense 38,697$           91,735$          32,436$         44,907$            75,759$       100,977$         
Administrative 23,789$           5,515$             7,121$           36,788$            39,740$       8,977$             
Misc -$   792$     -$   -$   1,017$          -$    
Ordinary Income (37,485)$          217,682$        280,774$       31,857$            119,568$     12,726$           
(Acquisition)/Disposition (2,582,721)$    2,750,241$     

Annual Cash Flow (2,620,207)$    217,682$        280,774$       31,857$            119,568$     2,762,967$     

Unleveraged IRR 6.20%

2007 2008 2009 2010 2011 2012
Equity (Invested)/Returned (367,430)$       491,956$         
Ordinary Income (37,485)$          217,682$        280,774$       31,857$            119,568$     12,726$           
Interest Expense -$   (114,881)$       (67,915)$       (69,976)$           (74,918)$      (52,623)$          
Cash Flow (404,915)$       102,802$        212,859$       (38,119)$           44,650$       452,059$         

Leveraged IRR 20.91%

13555 Main Street
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