Sixth & Race Investment Summary
TROPHY MIDWEST INVESTMENT PROPERTY
•
•
•
•
•
•
•
•

Prime Downtown Cincinnati Location
NN Investment-Grade Walgreens Lease
30 Apartment Units
7.40% Net Cap Rate on Actual NOI
8% Net Annual Cash Yield
18.70% Net IRR
1.88x Net Equity Multiple
Multiple Value-Add Strategies

EXECUTIVE SUMMARY

Piping Rock Partners Inc. (“Piping Rock”) has an exclusive contract to acquire “Sixth & Race,” which is a trophy mixeduse property located in the heart of downtown Cincinnati. Our purchase price is $8.145 million net, which represents
a cap rate of approximately 7.35%.
The property is a rare combination of a stable, newer construction 30-unit multi-family asset over ground floor retail
occupied by Walgreens under a NN Lease. This specific store was developed expressly for Walgreens in a build-to-suit
transaction by the City of Cincinnati and Western & Southern Financial Group in 2004. Walgreens has been committed
to this block for nearly 70 years, and they have consistently reported exceptionally strong sales at this location ($759
p/sf on average over the past three years).
After we agreed to purchase Sixth & Race, four major redevelopment projects were announced in the immediate
vicinity of Sixth & Race. Officials estimate that at least $300-$500 million will be invested in two of these projects
alone. We doubt that we could purchase this property today at price that is as favorable as that which we obtained
prior to these announcements.

PRIME LOCATION

7.35% CAP RATE

8% CASH YIELD

The Walgreens lease expires on April 30, 2064, subject to eight termination options. Approximately 70% of the
property cash flows are secured by the lease through at least April 2024, which is the date of the first termination
option. If Walgreens fails to terminate in April 2024, certain extraordinarily landlord-friendly demolition and
redevelopment rights are triggered. Given this store’s strong sales and its exceptional location surrounded by multiple
redevelopment projects, we believe that we can trade away these demolition and redevelopment rights in return for
a longer-term lease extension. An extended lease term would significantly increase the value of this property.
The property is situated in the heart of downtown Cincinnati on a hard corner signalized intersection, within easy
walking distance to six Fortune 500 headquarters, as well as Paul Brown Stadium (Cincinnati Bengals), the Great
American Ballpark (Cincinnati Reds) and FC Cincinnati’s new soccer stadium. The location offers residents the relatively
rare opportunity to enjoy a true “live-work-play” lifestyle in the heart of downtown Cincinnati.
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PROPERTY SUMMARY

Address
Total Apartment Units
Apartment Occupancy
Net Rentable Area

605 Race Street, Cincinnati OH 45202
30
95%
~42896 SF
Apartments
~24,996 SF
Retail/Commercial
~17,900 SF
Parcel Size
.30 acres
Year Built
2004
Floors
4, with finished basement area
Amenities: full-size washers and dryers, business center, community lounge, full-size gym, secure bike storage
Walgreens Lease Commencement
Lease Type
Walgreens Lease Expiration

Remaining Base Term

Termination Options

April 1, 2004
NN (roof & structure)
April 30, 2064
Eight termination options every fifth year
commencing on April 1, 2024, and
extremely rare landlord demolition rights.
Approximately 3 years
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CINCINNATI OVERVIEW
Location: Cincinnati is a growing “18-hour city” in Southwest Ohio on the border of Kentucky and Indiana. Six Fortune
500 companies are headquartered in downtown Cincinnati, including Kroger, Proctor & Gamble, Fifth Third Bank, and
Great Western & Southern Financial. The Cincinnati MSA is among the top 25 largest MSAs in the country, with a
population of approximately 2.2 million people and a median household income of approximately $80,000.
Downtown Cincinnati is enjoying a renaissance driven by its low cost of living and a growing preference, particularly
among millennials, to live in authentic, amenity-rich “live-work-play” urban environments that are walkable. Annual
rent growth in the Cincinnati market has averaged 4.3% since 2010 according to CBRE, yet residential rents in
downtown Cincinnati remain 30% below the national average. Despite the pandemic, Cincinnati rents grew by 2.4%
in Q3 2020, according to Real Page. This ranked it #7 in the country, alongside markets like Phoenix, Columbus and
Sacramento. Multiple redevelopment projects are now underway in the immediate vicinity of Sixth & Race, including
the following:
Millennium Hotel Redevelopment & Convention Center Expansion – one block from Sixth & Race.
The largest hotel in Cincinnati will be demolished and replaced with a brand new 600-1,000 room
convention center hotel, and the adjacent Duke Energy convention center will be expanded. These
two objectives have been among the City’s top economic development goals for nearly a decade, and
now they are moving forward in tandem right next to Sixth & Race. These projects were announced
after we agreed to purchase Sixth & Race. Demolition of the hotel has already commenced.
New Redevelopment Projects Along Race Street. The City of Cincinnati, via its
development arm “3CDC,” recently commenced a $50 million redevelopment of
Fountain Place. The project is called the “Foundry,” and it will consist of 150,000 square
feet of office space and 35,000 square feet of ground floor retail. The Foundry will have
significant frontage along Race Street, just one block south of Sixth & Race.
The Union Central Life Tower. This project was also made public after we agreed to purchase Sixth &
Race. The project is a fully approved $103 million conversion of an iconic, 70% vacant 31-story office
tower four blocks from Sixth & Race into 262 apartment units and 30,000 square feet of commercial space,
and construction has commenced. Prior to the Millennium, it was the largest redevelopment project in
Greater Cincinnati, and at that time it was called a “game changer for downtown.” Developers estimate
that it will bring 400 new residents to the downtown core with an estimated average income of $118,000.
Fourth & Race. This is a $116MM development two blocks from Sixth & Race that is
nearly complete. It is a brand new 14-story tower ground up development that
consists of 264 luxury apartment units, 22,000 square feet of ground floor retail space,
and a new 584-space parking garage.
In addition, a City-affiliated redevelopment agency (“3CDC”) announced last summer
that it had purchased two properties on Race Street directly across from Sixth & Race.
3CDC said its objective was to help connect the expanded convention center and new
hotel with the rest of downtown, and to help support the redevelopment already underway in the vicinity of Sixth &
Race. For example, the two opposite corners at Seventh and Race are now undergoing office-to-hotel conversions that
are nearly complete. One project is the $6 million conversion of vacant office into a 110-room Marriot Town Suites
hotel, and the other a $10 million vacant office conversion into a 94-room boutique hotel and restaurant.
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CINCINNATI OVERVIEW
(continued)

Terrace Hotel Project. This is a transformative redevelopment of a historic 20-story
hotel on the corner opposite Sixth & Race. The hotel has been closed since 2008, and
two developers are currently vying for redevelopment rights. One has engaged the
original architect, Skidmore, Owings & Merrill, to help restore the property. Plans
include a $61 million mixed-use redevelopment with residential, retail, restaurants &
parking. This project is directly across the street from Sixth & Race.
New, State of the Art Soccer Stadium. In 2018, Major League Soccer awarded an
expansion franchise to FC Cincinnati. FC Cincinnati’s brand new privately-financed
state of the art stadium is now nearing completion within a 15 minute walk of Sixth &
Race. When complete, this will be the largest soccer-specific stadium in the United
States, with capacity for approximately 26,000 fans.
Rebounding downtown office market. Redevelopment projects like the above have been happening all over
downtown Cincinnati, especially with respect to Class B and C office space. Almost 3 million square feet of mostly
vacant office space has been converted to residential or hotel use since 2012. Conversions now underway near Sixth
& Race include the $38 million conversion of the Provident Bank building into 160 market-rate apartments, a $12
million conversion of the Ingalls Building on Fourth & Vine, and a $27.5 million conversion at Sixth & Main. These
conversions have strengthened the downtown office market to such an extent that Lincoln Property Group recently
announced plans to develop a brand new $90 million Class A office property on a vacant downtown parcel at 180
Walnut Street.
STRONG DOWNTOWN FUNDAMENTALS

Amazon HQ3. In addition, in what CBRE is calling “the most significant economic event
in the region in at least two decades,” Amazon Prime Air has chosen the
Cincinnati/Northern Kentucky airport for its new headquarters. Amazon is now
developing a brand new $1.5B air cargo and logistics hub on nearly 900 acres of land there, less than 15 miles from Sixth
& Race. The new facility will be the new home to over 100 Boeing 767 and 737 freighter aircraft, along with Amazon
Prime Air’s management, flight crews and support staff. Amazon expects to create a minimum of 2,500 new jobs when
the new facility opens in 2021, with the potential for 15,000 more jobs over time.
Neither this presentation nor its delivery to you shall constitute or be construed as an offer to sell securities. Any such offer shall only be
made pursuant to an Offering Memorandum, Operating Agreement and Subscription Agreement. In the event of a conflict between
information herein and the Operating Agreement, the Operating Agreement shall control. Piping Rock makes no representations or
warranties, express or implied, with respect to the accuracy or completeness of information contained herein. Accredited Investors only.

Sixth & Race Investment Summary
DEMOGRAPHICS & THE MILLENNIUM HOTEL
Sixth & Race is well located in the heart of downtown Cincinnati, and the area’s demographics are favorable and
improving. The 2017 median age in the within one mile of Sixth & Race is 37.8 years, and over 45% of the population
has obtained a bachelor’s degree or higher.
BACHELOR’S DEGREES

GRADUATE DEGREES

HOUSEHOLD INCOME

24.4%

20.6%

$77,725

Sixth & Race is in a prime location next to the old Millennium Hotel -- once the largest hotel in downtown Cincinnati.
The Millennium Hotel was purchased by the City of Cincinnati and then closed. The City is now in the process of tearing
down the old hotel, with plans to replace it with a brand new, state-of-the-art, 800-1,000 room convention center hotel.
At the same time, the adjacent downtown Duke Energy convention center will be expanded. Currently, development
plans contemplate an expansion across Elm Street toward Sixth & Race to form the base of the new hotel.

The sites of the new hotel and the expanded Duke Energy Convention Center are next door to Sixth & Race.
Replacing the Millennium Hotel and expanding the convention center have been top priorities for Cincinnati economic
development officials for almost a decade, and now they are moving forward in tandem right next to Sixth & Race.
These projects will transform the area around Sixth & Race, if not downtown Cincinnati itself. These redevelopment
projects were announced after we agreed to purchase Sixth & Race, and we doubt that we could purchase the
property today at a price that is as favorable as that which we obtained prior to this news.

INVESTMENT STRATEGY
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Re-urbanization: Since 2005, Cincinnati’s downtown population has more than doubled, and downtown has gone from
vacant to vibrant. The downtown populations in Cincinnati, Cleveland, Columbus, and Detroit are also changing: the
majority are comprised of millennials (23- to 38-year-olds) and generation Z (8- to 23-year-olds). As these younger
generations increasingly choose to live downtown, demand for urban core multifamily housing is increasing. This is
catalyzing additional demand for downtown retail and entertainment, and employers are following. Sixth & Race offers
a rare opportunity to capitalize on these powerful trends at a very attractive purchase price.
Investment-Grade Credit Tenant: Walgreens provides a recession-resistant
investment-grade (BBB/Baa2) support on approximately 70% of the property’s cash
flows through at least April 2024. The Walgreens lease also speaks well of this
location, which is on a prime, hard-corner signalized intersection with great visibility in the heart of downtown.
Strong In-Place Cash Flows: Sixth & Race is an attractive investment due to its strong, in-place investment-grade cash
flows (forecast to exceed 8% within the first eighteen months), and because it offers multiple value-add strategies.
Value Add Strategy #1: Extend the Walgreens Lease. The Walgreens lease includes certain unusual and very favorable
landlord-friendly rights regarding future redevelopment of the property. Given this store’s strong existing sales, and
the likelihood that the store’s retail traffic will increase even further with the redevelopment projects surrounding it,
we believe that we can trade away these rights in return for a long-term lease extension. If we can extend this lease,
the value of this property would increase significantly.
Value Add Strategy #2: Create Retail and Multi-Family Condominium Units. Liquidity can be increased by creating an
ownership structure that would unlock distinct and much deeper pools of “pure-play” double net lease investors and
“pure-play” multi-family investors. We plan to create two condominium units to separate the retail asset from the
multi-family asset. Local counsel has advised us that this new ownership structure could be approved within six months.
If we can extend the Walgreens lease, this second value add strategy would complement the first.
Value Add Strategy #3: Eliminate the Ground Lease. Ownership of the improvements is subject to a rent-free ground
lease with the City of Cincinnati through 2067. Eliminating this ground lease will increase the value of this property,
because it will make the property easier to finance. We have been in direct contact with the City of Cincinnati to
purchase their interest. Initially, the City indicated a desire to sell, and we began negotiations on price. However, the
City reversed course after the Millennium announcement. Once the Millennium/Duke Energy Convention Center
redevelopment plans are finalized, we are hopeful that re-engage with the City and purchase this interest.
Value Add Strategy #4: Upgrade the Apartment Interiors. Average rent per square foot at Sixth & Race is
approximately $1.40 per square foot, while direct competitors are at approximately $1.52 (See “Rental Comparables”
herein). Once the pandemic subsides, we believe that the property’s rents can be raised to market levels with a light
interior upgrade program including new vinyl plank flooring, new designer lighting fixtures, new “smart-home” keyless
entry system and stainless-steel appliances along with targeted granite countertops and backsplashes in certain units.
Value Add Strategy #5: Replace the Management Company & Add Amenities. The property is currently managed by
an institutional-quality manager whose focus is elsewhere. We plan to replace them Towne Properties. This will give
our residents access to Towne’s market-leading downtown amenities, including a roof top pool and outdoor roof top
kitchen. Towne’s leasing office and staff are less than one block away, which will help us capture more walk-in traffic.
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SUMMARY RENTAL COMPARABLES
Market studies suggest that Sixth & Race’s rents are below market, and that rents can be increased to market levels
with a light interior upgrade program. The average rent at Sixth & Race is currently $1.40 per square foot, vs the
downtown average of $1.61, and $2.60 per square foot for nearby new Class A construction and adaptive reuse projects
(office to for rent housing) that are now being delivered.
Sixth & Race competes directly with Newberry Lofts and Shillito Lofts, each of which are located within one block of
Sixth & Race, and each of which have been recently renovated or constructed. The name “lofts” suggest dramatic floor
plans with higher ceilings, but their floor plans and ceiling heights are similar to those of Sixth & Race. Thus, these two
properties are excellent comps for Sixth & Race.
Rents at Newberry Lofts ($1.51/ft) and Shillito Lofts ($1.52/ft) are approximately 8.6% and 8.8% higher, respectively,
than rents at Sixth & Race. Shillito Lofts was fully renovated in 2018, while Newberry Lofts was an adaptive reuse
project delivered in 2017. Accordingly, these two properties offer newer, superior interior finishes vs. the 2004-vintage
finishes Sixth & Race. Thus, we believe that Sixth & Race’s rents can be increased with a light interior upgrade program,
including new vinyl plank flooring, lighting and smart home technology and new stainless steel appliances and granite
countertops in certain units.
Sixth & Race Rent Comparables

Sixth & Race Avg. Sq. Ft/Unit
Competitors' Avg. Sq. Ft/Unit

852
897

Sixth & Race Average Rent
Competitors' Avg. Rent

$1,172
$1,325

Sixth & Race Average Rent/Sq. Ft
Competitors' Avg. Rent/Sq. Ft.

$1.39
$1.45

Sixth & Race
Year of Construction
Total Units
Occupancy
Utilities Pd by Property
Average Sq. Ft/Unit
Average Eff. Rent
Avg Rent/Sq. Ft

2004
30
80%
$25 fee
852
$1,172
$1.39

Newberry Lofts
Year of Construction
Total Units
Occupancy
Utilities Pd by Property
Average Sq. Ft/Unit
Average Eff. Rent
Avg Rent/Sq. Ft

2016
62
95%
Water, Trash
744
$1,308
$1.51

East 8 Lofts
Year of Construction
Total Units
Occupancy
Utilities Pd by Property
Average Sq. Ft/Unit
Average Eff. Rent
Avg Rent/Sq. Ft

1999
53
94%
Cable
906
$1,435
$1.50

Shillito Lofts
Year of Construction
Total Units
Occupancy
Utilities Pd by Property
Average Sq. Ft/Unit
Average Eff. Rent
Avg Rent/Sq. Ft

1999
64
96%
Trash
1252
$1,813
$1.52

GarfieldTower
Year of Construction
Total Units
Occupancy
Utilities Pd by Property
Average Sq. Ft/Unit
Average Eff. Rent
Avg Rent/Sq. Ft

1969
160
95%
None
650
$910
$1.41

* Water & Trash paid by property
4th & Plum
Year of Construction
2015
Total Units
20
Occupancy
94%
Utilities Pd by Property Water, Trash
Average Sq. Ft/Unit
931
Average Eff. Rent
$1,162
Avg Rent/Sq. Ft
$1.29

(Sixth & Race Competes Directly With Newberry Lofts, Shillito Lofts and
Garfield Tower)
$1.55

$1.51

$1.51

$1.52

$1.50
$1.45
$1.39

$1.40

$1.41

$1.35
$1.29

$1.30
$1.25
$1.20
$1.15

Rent per square foot

4th & Plum

Sixth & Race

GarfieldTower

East 8 Lofts

Newberry Lofts

Shillito Lofts
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SUMMARY TERMS & CONDITIONS
•

•
•
•

8% preferred return (non-compounding), subject to a waterfall as follows:
* 80/20 split over 8% in favor of limited partners up to a 12% P.A. return;
* 60/40 split over 12% P.A return in favor of limited partners up to 15% P.A;
* 40/60 thereafter.
1% acquisition fee, all of which will be reinvested. No debt placement fee & no disposition fee
3% property management fee (paid to third party management) // 1% asset management fee
Minimum sponsor equity commitment of 10% of total equity

The overall profitability of Piping Rock’s general partnership interest is strongly correlated to the performance of the
investment. Piping Rock’s general partnership interest will not share in any cash flows until all limited partners have
received an 8% Preferred Return, and it will not share in any sales or refinancing proceeds from the property until all
limited partners have received an 8% Preferred Return and 100% return of all invested capital.

2021
(Partial)
6.51%
Net Cash Flow
N/A
Net Levered IRR (assumes separate assets)
Net Unlevered IRR (assumes separate assets)
N/A
Net Equity Multiple
N/A
Simple Per Annum Return
N/A
Terminal Cap Rate (Walgreens)
N/A
Terminal Cap Rate (Multi-family)
N/A
Holding Period
N/A
INDICATIVE RETURNS (PRE-TAX)

PURCHASE DETAIL

PER UNIT COST

USES:
Net Purchase Price After Credits
Acquisition Fee
$2,867
Legal & Organizational Costs (bookmark
$15,000
Lender's Underwriting Fee
$2,143
Lender Legal Fees
$833
Engineer's Report & Env Review
$367
Survey
$67
Appraisal
$167
Property Insurance
$300
Building Envelope/Roofing
$15,000
Balcony Repairs
$3,500
Due Diligence, Travel, Marketing
$1,167
Smart Home System & Lighting
$0
Appliance Upgrades (Stainless)
$0
Plank Flooring; Countertops
$0
Ground Lease Purchase
$0
Misc. Closing Costs
$167
TOTAL USES:

TOTAL
$8,145,000
$86,000.00
$450,000.00
$64,300.00
$25,000.00
$11,000.00
$2,000.00
$5,000.00
$9,000.00
$450,000.00
$105,000.00
$35,000.00
$0.00
$0.00
$0.00
$0.00
$5,000.00
$9,392,300

2022

2023

2024

9.32%
14.72%
6.17%
1.30
22.9%
6.60%
5.00%
1.96

9.31%
13.21%
5.35%
1.42
19.4%
6.70%
5.10%
2.96

9.50%
18.32%
10.13%
1.86
26.9%
4.95%
5.20%
3.96

PRO FORMA OPERATIONS
GROSS POTENTIAL
Less: Vacancy
Less: Concessions, Bad Debt & Admin Units
% economic occupancy

OTHER INCOME
Walgreens Rent
EFFECTIVE GROSS INCOME

2020
2021
2022
2023
(Actuals)March TTMPro-forma Pro-forma
$423,090
($72,476)
($10,673)
80.35%
$130,036
$466,092
$936,069

$424,980
($85,609)
($10,673)
77.34%
$129,451
$466,092
$924,241
-1.3%

$119,518
$3,984
$323,508
$612,561
0.00%

$115,977
$3,866
$321,920
$602,321
-1.67%

% growth

VARIABLE OPERATING EXPENSES
Variable Exp Per Unit

TOTAL OPERATING EXPENSES
NET OPERATING INCOME
% growth

$471,916
$487,606
($31,379)
($29,256)
($14,863)
($15,357)
90.20%
90.85%
$138,219
$142,814
$466,092
$466,092
$1,029,985 $1,051,899
11.4%
2.1%
$129,333
$4,311
$388,067
$649,418
7.82%

$133,213
$4,440
$399,214
$660,184
1.66%

SOURCES:
INTERIM FINANCING (NEW 1ST MORTGAGE BRIDGE DEBT)
$6,430,000
JV EQUITY
90.00% $2,688,570
PIPING ROCK EQUITY
10.00%
$298,730
TOTAL SOURCES:
$9,417,300
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CASE STUDY

Fox Pointe Apartments
Columbus, Indiana

Acquisition Date: December 2010
Investment Profile & Thesis

Property View

The property was a 120-unit Class C LIHTC asset
that had reached the end of its compliance period.
The property was purchased in a distress sale
(maturity default) at almost 20% below the asking
price and well below replacement cost.
Strategy: Convert the property to market rate
housing, stabilize operations with additional capital
and new management, replace on-site staff, and
upgrade exteriors and interiors.

Investment Results
$1 million in upgrades and improvements were
completed within the first twelve months. All
roofing and siding was replaced property-wide, the
clubhouse was fully remodeled, and new
appliances, cabinetry, countertops, flooring, and
lighting were added to the interiors.
Within 48 months, gross income had increased by
almost 34%1, and NOI increased by almost 70%2.

Financial Metrics

Fox Pointe Valuation
$12,000,000

$11,000,000

$10,000,000
$8,000,000

Equity Multiple

$6,000,000

The property was refinanced in 2016, returning
100% of capital and producing a 21% IRR3. Interest
expense was fixed at 3.05%, and the mortgage
amortizes fully over 35 years, eliminating all
refinance risk.
The partnership continues to own the property
enjoy its attractive cash flows.

$4,000,000

$4,700,000

6.80X

$2,000,000
$0

Purchase Price

2020 BOV

Unaudited

1,2,3
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CASE STUDY

Chimney Hill Apartments
Middletown, Ohio
Acquisition Date: August 2006

Investment Profile & Thesis
The property is a 58-unit Class C value-add
acquisition with less than 85% occupancy at
acquisition. The property was acquired 25%
below the asking price and well below
replacement cost.

Property View

The property benefits from an excellent location
with steady job growth, but it suffered from
disengaged ownership and management.
Strategy: Improve property operations with
more focused on-site management and expense
controls and increase occupancy and rents with
light interior upgrades.
Investment Results
With new management, the property performed
well above the acquisition pro-forma.
Improved management, better expense controls
and interior upgrades increased NOI by more
than 133%1 since the acquisition.

Financial Metrics

Chimney Hill Valuation
$4,500,000
$4,000,000
$3,500,000
$3,000,000

$3,625,000

Equity Multiple

$2,500,000

The property was refinanced in 2016, returning
100% of capital and producing an equity multiple
in excess of 5x.2 The overall equity multiple is
now in excess of 8x.

$2,000,000
$1,500,000

8.5X

$1,560,000

$1,000,000
$500,000
$0

The partnership continues to own the asset and
enjoy its attractive cash flows.
1,2,

Purchase Price

2020 BOV

Unaudited
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CASE STUDY

Charleston Square Apartments
Columbus, Indiana
Acquisition Date: May 2012

Investment Profile & Thesis
The property is an 88-unit Class C value-add
acquisition purchased in an off-market transaction
with no competition.

Property View

The property was purchased well below
replacement cost with rents that were 25% below
the local market.
Strategy: Increase rents to market levels by
executing a light value add plan consisting of
exterior cosmetic upgrades (pool improvements &
new landscaping) and selective interior upgrades.

Investment Results
12 months after acquisition, annualized cash
return on equity exceeded 10%1, the property was
100% occupied2, and the property’s debt service
coverage ratio exceeded 2x3.

Financial Metrics
Charleston Square Valuation
$7,000,000

$5,000,000

48 months after acquisition, the property was
refinanced. 100% of capital was returned to
investors.
Debt costs were fixed at 3.05%, and the new
mortgage amortizes fully over 35 years, eliminating
all refinance risk.

$6,000,000

$6,000,000

Equity Multiple

$4,000,000
$3,000,000
$2,000,000

$3,200,000

2.90X

$1,000,000
$0

Purchase Price

2020 BOV

The partnership continues to own the asset and
enjoy its attractive cash flows.
Unaudited

1,2,3
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information herein and the Operating Agreement, the Operating Agreement shall control. Piping Rock makes no representations or
warranties, express or implied, with respect to the accuracy or completeness of information contained herein. Accredited Investors only.

Sixth & Race Investment Summary
CASE STUDY

Kensington Ridge Apartments
Middletown, Ohio
Acquisition Date: December 2013

Investment Profile & Thesis
The property is a 150-unit Class B- value-add
acquisition purchased 15% below the asking price
and significantly below replacement cost.

Property View

The property was 78% occupied at closing and
suffered extensively from deferred cosmetic and
structural maintenance, high staff turnover and
inconsistent management.
Strategy: Cure deferred maintenance, add
interior upgrades, and stabilize property
operations with improved on-site management
and staffing.

Investment Results

Financial Metrics

The recovering local economy combined with $1
million invested in property upgrades and
improvements
and
new
management
dramatically
improved
the
property’s
competitive position.
Interior upgrades generated 20% rent growth on
new leases in the first year, on average1

Kensington Ridge Valuation
$9,000,000

$8,400,000

$8,000,000
$7,000,000

Equity Multiple

$6,000,000
$5,000,000
$4,000,000
$3,000,000

3.43X

$3,725,000

$2,000,000
$1,000,000

Occupancy has increased to approximately 90%
and NOI has increased by over 150% vs. the first
year of operations2.

1,2

$0

Purchase Price

2020 BOV

Unaudited

Neither this presentation nor its delivery to you shall constitute or be construed as an offer to sell securities. Any such offer shall only be
made pursuant to an Offering Memorandum, Operating Agreement and Subscription Agreement. In the event of a conflict between
information herein and the Operating Agreement, the Operating Agreement shall control. Piping Rock makes no representations or
warranties, express or implied, with respect to the accuracy or completeness of information contained herein. Accredited Investors only.

Sixth & Race Investment Summary
PIPING ROCK PARTNERS OVERVIEW
Piping Rock Partners was founded in 2006. We are a vertically integrated real estate investment and management
platform focused on multi-family assets located in Midwestern markets, with an emphasis on Southwestern Ohio,
Northern Kentucky and Southern Indiana.
Strategy: We seek to identify smaller multi-family markets that are overlooked by institutional capital, yet where
economic conditions and growth prospects are favorable, and risk can be mitigated by buying assets at a significant
discount to replacement cost and/or current value. We are keen observers of capital flows, and we reserve special
enthusiasm for dislocated/mispriced out of favor markets that are showing clear patterns of recovery.
Process: All investment decisions are based upon and driven by extensive local market research. We conduct
thorough property-level due diligence, and we adhere strictly to the philosophy that real estate is a local business. We
co-invest in each transaction, and we leverage an integrated investment and operating platform to help build value
for our investment partners. By aligning our platform, capital and economic interests alongside those of our
investment partners, we provide superior opportunities to achieve attractive financial returns.
Experience: Piping Rock's principals have deep experience in commercial real estate acquisitions, dispositions and
property management, as well as in cross-border structured finance, equity and debt private placements, equity joint
ventures and loan sales and syndications. We are sophisticated investors, but our focus is on fundamentals, not
aggressive capital structures or financial engineering.
Track Record: We have consistently created value for our investment partners. Since 2006, we have grown average
portfolio NOI by over 100% and generated an average portfolio equity multiple of 5.37x. The current portfolio debt
service coverage ratio is over 2.25x. We have never been late on a mortgage payment.
Christopher Germain is the founder and President of Piping Rock Partners Inc. Mr. Germain has over
25 years of experience in banking, capital markets and real estate. He has completed almost $4 billion
in domestic and cross-border tax and asset-based financings, including debt and equity financings for
approximately $1 billion in commercial real estate across numerous market cycles.
Prior to founding Piping Rock Partners, he was an Executive Director in the Structured Products Group at CIBC World
Markets. At CIBC, Mr. Germain led transaction teams responsible for the origination, syndication and execution of $4
billion in highly structured domestic and cross-border tax and asset-based financings. Prior to joining CIBC, he was
associated with Citicorp Securities in New York and London. Mr. Germain received a B.A. in History from the University
of New Hampshire, where he was a varsity oarsman and a student senator. Mr. Germain is a full member of the Urban
Land Institute, an Advisory Council Member of the National Multifamily Housing Council and a member of the
Stewardship Circle of the National Park Foundation.
Jonathan Ball is a co-general partner with Piping Rock in Sixth & Race. Mr. Ball & Mr. Germain have successfully
collaborated on numerous investment projects since 2010. Mr. Ball has over 20 years of experience in real estate law,
development, joint ventures and capital markets.
Mr. Ball was previously associated with the real estate practices at Cleary Gottlieb and Fried Frank in New York. Mr.
Ball received a B.A. from Stanford University, and a J.D. from Harvard Law School. Mr. Ball is a full member of the
Urban Land Institute.
Neither this presentation nor its delivery to you shall constitute or be construed as an offer to sell securities. Any such offer shall only be
made pursuant to an Offering Memorandum, Operating Agreement and Subscription Agreement. In the event of a conflict between
information herein and the Operating Agreement, the Operating Agreement shall control. Piping Rock makes no representations or
warranties, express or implied, with respect to the accuracy or completeness of information contained herein. Accredited Investors only.

