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 ✔ New Construction, 15-Year Lease with 5% Rent 
Increases

 ✔ Adjacent to Sam’s Club, Walmart Supercenter, 
Restaurant Depot

 ✔ Palm Beach County estimated $1.4B in 
agricultural sales

 ✔ Tractor Supply is a public company whose 
stock is traded on the NASDAQ under the 
symbol TSCO

 ✔ Tractor Supply carries an Investment Grade 
Credit Rating by S&P of BBB

 ✔ All-Cash / Debt-Free Offering

 ✔ Tenant Has a $23.8 Billion Dollar Market Cap

 ✔ Essential Business -Tenant that Paid Rent 
Throughout COVID-19 Pandemic

 ✔ 100% Occupied

 ✔ Tractor Supply Company is the largest national 
farm and ranch retail store brand in the nation

 ✔ West Palm Beach MSA - Rare Tractor Supply 
Real Estate

Source: Offering Memorandum

All-Cash / Debt-Free

721 Exchange
Exit Potential*

15 Year Long-Term 
Net Lease

Income Tax Free 
State of Florida

Available for 1031 
Exchange as well as Direct 

Cash Investment

Cove Tractor Net Lease 60 DST
6000 North Military Trail, Riviera Beach, FL 33407

Indication of Interest
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 › This Offering is made only to Accredited Investors per Regulation D, 
Rule 506c.

 › This material is intended for Accredited Investors generally defined 
as an individual having a net worth of over 1 million dollars exclusive 
of primary residence, and certain entities with gross assets of greater 
than 5 million dollars or made up entirely of accredited individuals. If 
you are unsure if you or your entity is considered accredited, please 
verify with your CPA and attorney prior to considering an investment.

 › There are significant limitations on the ability to sell or transfer 
interests.

 › Securities offered through FNEX Capital, member FINRA, SIPC. Cove 
Capital Investments, LLC and FNEX Capital are unaffiliated entities.

 › The Internal Revenue Code Section 1031 contains complex tax 
concepts. You should consult your legal or tax professional regarding 
the specifics of your particular situation prior to considering an 
investment. This material is not to be interpreted as tax or legal 
advice.

 › Past performance is not indicative of future results.

 › The Sponsor and their Affiliates will all receive substantial fees and 
compensation relating to the syndication and sale of interests, as 
well as relating to the ongoing management and disposition of the 
Property owned by the DST.

 › Investors should read the entire PPM carefully, including the “Risk 
Factors” section of the PPM before investing.

 › This material is obtained from sources believed to be reliable 
however Cove Capital and its principals/affiliates cannot guarantee 
that it is accurate or complete.

 › Potential cash flows / distributions / appreciation are not guaranteed 
and could be lower than anticipated.

 › There are material risks associated with investing in real estate, 
Delaware Statutory Trust (DST) properties and real estate securities. 
These include illiquidity, tenant vacancies, general market 
conditions and competition, lack of operating history, the risk of new 
supply coming to market and softening rental rates, general risks 
of owning / operating commercial properties, potential adverse tax 
consequences, loss of entire investment principal, declining market 
values, and general economic risks.

 › Principals and associates of Cove Capital Investments, LLC (“Cove 
Capital”), which are registered representatives of FNEX Capital, 
may represent investors considering an investment in the beneficial 

interests and may make offers and sales of beneficial interests, 
thereby receiving an economic benefit from the sale of beneficial 
interests.

 › The Sponsor’s principals, Dwight Kay and Chay Lapin, are affiliated 
with Kay Properties and Investments, LLC (“KPI.”) Mr. Kay is KPI’s 
CEO, Founder, and Owner. Mr. Lapin is KPI’s President. Messrs. 
Kay and Lapin, along with all members of KPI Representative 
Team are Registered Representatives at FNEX Capital, LLC, 
and may represent Investors considering an investment in the 
beneficial interests. They may make offers of sales of Interests, 
thereby receiving an economic benefit from the sale of Interests. 
When investors purchase an Interest in the offering, Messrs. Kay, 
Lapin, and the KPI Representative Team may earn some or all 
of the following: (i) numerous property level fees, (ii) Sponsor 
level fees, (iii) Selling Commissions; (iv) Wholesaling Fees; (v) 
Placement Fees; (vi) Marketing and Due Diligence Fee; and (vii) 
Various other expenses from the sale of interests. All fees and 
expenses are fully disclosed and outlined in the detail throughout 
this Private Placement Memorandum. Please review the Private 
Placement Memorandum and contact the Sponsor with any 
questions.  There may be multiple conflicts of interest between 
investors and the following individuals:  Messrs. Kay and Lapin, 
Cove Capital and its affiliates, KPI and its affiliates and KPI’s Team 
of Registered Representatives.  These conflicts of interest should 
be discussed by investors and their CPA, Attorneys and financial 
representatives prior to considering an investment in this offering.

 › All real estate and DST investments carry the risk of a complete 
loss of invested capital and that returns / cash flow / appreciation 
/ distributions after appreciation are not guaranteed and could be 
lower than anticipated. Please read the entire Private Placement 
Memorandum (PPM) for a full discussion of the business plan 
and risk factors prior to investing. By accepting this material, you 
agree to keep all terms and provisions of this offering and the 
lease confidential, and you will not share or disseminate any of 
the information in this offering or the lease.

 › The Sponsor may potentially utilize equity or financing in the form 
of a bridge loan, first mortgage, preferred equity or mezzanine 
financing regarding the acquisition of the Property. This poses a 
level of risk to investors if the Sponsor was unable to raise the 
entire offering amount and retire the equity or financing, including 
foreclosure and a complete loss of investor capital.

Risks and Disclosures
Representative Photo
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Investment Summary

Cove Tractor Net Lease 60 DST
6000 North Military Trail, Riviera Beach, FL 33407

Lease Length:Lease Type: Square Feet: Offering Loan-To-Value:

15 YearsLong-Term  
Net Lease ±19,097 SF 0% Debt-Free

 ✔ New Construction, 15-Year Lease with 5% Rent 
Increases

 ✔ Adjacent to Sam’s Club, Walmart Supercenter, 
Restaurant Depot

 ✔ Palm Beach County estimated $1.4B in 
agricultural sales

 ✔ Tractor Supply is a public company whose 
stock is traded on the NASDAQ under the 
symbol TSCO

 ✔ Tractor Supply carries an Investment Grade 
Credit Rating by S&P of BBB

 ✔ All-Cash / Debt-Free Offering

 ✔ Tenant Has a $23.8 Billion Dollar Market Cap

 ✔ Essential Business -Tenant that Paid Rent 
Throughout COVID-19 Pandemic

 ✔ 100% Occupied

 ✔ Tractor Supply Company is the largest national 
farm and ranch retail store brand in the nation

 ✔ West Palm Beach MSA - Rare Tractor Supply 
Real Estate
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Directly off North Military Trail which sees over 34,000 VPD. 
The median HH income is over $73,000 within five miles of 
the subject property, which is higher than the city’s median HH 
Income.

w/ (4) 5 Year Options to Renew and 5% rent increases every 5 
years in primary term and options.

Sam’s Club, Walmart Supercenter, Restaurant Depot. Near Costco, 
Target, Lowe’s, Home Depot, Hobby Lobby, Floor & Décor.

Rare Tractor Supply Real Estate. Population of over 10,000 in 
1-mile radius and 214,000 within a 5-mile radius. According to 
Palm Beach County Cooperative Extension Service, Palm Beach 
County’s estimated $1.38 billion in total agricultural sales has lead 
the State of Florida and all counties east of the Mississippi River, 
and is one of the ten largest county agricultural industries in the 
United States.

Tractor Supply Company (NASDAQ: TSCO), the largest rural 
lifestyle retailer in the United States, has been passionate about 
serving its unique niche, as a one-stop shop for recreational 
farmers, ranchers and all those who enjoy living the rural lifestyle, 
for more than 80 years.

HIGH TRAFFIC COUNTS

NEW 15 YEAR LEASE

ADJACENT TO MANY NATIONAL TENANTS INCLUDING:

EXCELLENT WEST PALM BEACH MSA LOCATION

INCOME TAX FREE STATE OF FLORIDA

TRACTOR SUPPLY COMPANY

Investment Highlights
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About Tractor Supply

1: https://ir.tractorsupply.com/investor-relations/overview/default.aspx

Tractor Supply Company (NASDAQ: TSCO), the largest rural lifestyle retailer in the United States, has been passionate about 
serving its unique niche, targeting the needs of recreational farmers, ranchers and all those who enjoy living the rural lifestyle, for 
more than 80 years. Tractor Supply offers an extensive mix of products necessary to care for home, land, pets and animals with a 
focus on product localization, exclusive brands and legendary customer service for the Out Here lifestyle. With more than 45,000 
Team Members, the Company’s physical store assets, combined with its digital capabilities, offer customers the convenience of 
purchasing products they need anytime, anywhere and any way they choose at the everyday low prices they deserve. At June 26, 
2021, the Company operated 1,955 Tractor Supply stores in 49 states, a customer mobile app and an e-commerce website at www.
TractorSupply.com.

5 Reasons We Like Tractor Supply As a Tenant

Over 80 Years 
in Business

Investment 
Grade
Tenant

Has more 
than 1,900 
stores in 49 

States

Employs 
more than

45,000 
people

Total 2022 
Revenue

$14.205B

21 3 4 5
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Source:  https://ir.tractorsupply.com/investor-relations/financials/fact-sheet/default.aspx

What is Tractor Supply Company?

What is Tractor Supply Company?

Who are Tractor Supply Company’s customers?

Where are Tractor Supply Company stores located?

What can you buy at Tractor Supply Company?

Tractor Supply Company is the largest operator of rural lifestyle 
retail stores in America. Founded in 1938 as a mail order tractor parts 
business, Tractor Supply Company (also referred to as TSC) owns and 
operates over 2,000 stores in 49 states supplying basic maintenance 
products to home, land, pet and animal owners. Based in Brentwood, 
Tenn., Tractor Supply is a public company whose stock is traded on 
The NASDAQ National Market under the symbol TSCO.

A niche market of farmers, horse owners, ranchers, part-time and hobby 
farmers, and suburban and rural homeowners, as well as contractors 
and tradesmen.

TSC stores are located primarily in towns outlying major metropolitan 
markets and in rural communities.

Everything except tractors. At TSC, customers find everything they 
need to maintain their farms, ranches, homes and animals. As the 
inventors of the “do it yourself ” trend, our customers handle practically 
every chore themselves, from repairing wells to building fences, welding 
gates together, constructing feed bins, taking care of livestock and pets, 
repairing tractors and trucks and building trailers for hauling.
TSC’s products include: clothing, equine and pet supplies, tractor/
trailer parts and accessories, lawn and garden supplies, sprinkler/
irrigation parts, power tools, fencing, welding and pump supplies, 
riding mowers and more.

Representative Photo

Representative Photo

Representative Photo

Representative Photo
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Tractor Supply 
Company Announces 
12 Percent Increase in 
Quarterly Dividend1

February 8, 2023 BRENTWOOD, Tenn.--(BUSINESS 
WIRE)-- Tractor Supply Company (NASDAQ: TSCO), 
the largest rural lifestyle retailer in the United States, today 
announced that its Board of Directors declared a quarterly 
cash dividend of $1.03 per share of the Company’s com-
mon stock. This represents an increase of 12 percent versus 
the prior quarterly dividend rate of $0.92 per share.

“Today’s announcement marks the 14th consecutive year 
of increasing dividend payouts by Tractor Supply. This 
increase demonstrates the Board’s confidence in our Life 
Out Here strategy and strong cash flow generation, as we 
continue to invest for future growth while returning capi-
tal to shareholders,” said Cynthia Jamison, Tractor Supply’s 
Chairman of the Board.

The dividend will be paid on March 14, 2023 to stock-
holders of record of the Company’s common stock as of the 
close of business on February 27, 2023.

About Tractor Supply Company

Tractor Supply Company (NASDAQ: TSCO), the largest 
rural lifestyle retailer in the United States, has been pas-
sionate about serving its unique niche, targeting the needs 
of recreational farmers, ranchers and all those who enjoy 

living the rural lifestyle, for 85 years. Tractor Supply offers 
an extensive mix of products necessary to care for home, 
land, pets and animals with a focus on product localization, 
exclusive brands and legendary customer service for the Out 
Here lifestyle. With more than 50,000 Team Members, the 
Company’s physical store assets, combined with its digital 
capabilities, offer customers the convenience of purchasing 
products they need anytime, anywhere and any way they 
choose at the everyday low prices they deserve. As of De-
cember 31, 2022, the Company operated 2,066 Tractor 
Supply stores in 49 states, a consumer mobile app and an 
e-commerce website at www.TractorSupply.com. In Octo-
ber 2022, Tractor Supply acquired 81 stores from Orscheln 
Farm and Home that will be rebranded to Tractor Supply by 
the end of 2023.

Tractor Supply Company also owns and operates Petsense 
by Tractor Supply, a small-box pet specialty supply retailer 
focused on meeting the needs of pet owners, primarily in 
small and mid-size communities, and offering a variety of 
pet products and services. As of December 31, 2022, the 
Company operated 186 Petsense by Tractor Supply stores 
in 23 states. For more information on Petsense by Tractor 
Supply, visit www.Petsense.com. 

1 : https://ir.tractorsupply.com/newsroom/news-releases/news-releases-details/2023/Tractor-Supply-Company-Announces-12-Percent-In-
crease-in-Quarterly-Dividend/default.aspx

Tractor Supply in the News
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Tractor Supply Company Reports 
Record Fourth Quarter and Fiscal Year 
2022 Financial Results; Provides Robust 
Fiscal 2023 Outlook2

January 26, 2023 BRENTWOOD, Tenn.--(BUSINESS 
WIRE)-- Tractor Supply Company (NASDAQ: TSCO), 
the largest rural lifestyle retailer in the United States, to-
day reported record financial results for its fourth quarter 
(14 weeks) and fiscal year (53 weeks) ended December 31, 
2022.

• Company Delivered Strong Fourth Quarter Net Sales 
Increase of 20.7% and Comparable Store Sales In-
crease of 8.6% Driven by Both Ticket and Transaction 
Growth

• Fiscal Year Net Sales Increased 11.6%; Fiscal Year 
Comparable Store Sales Increased 6.3% with Contin-
ued Market Share Gains Across Product Categories

• Fourth Quarter Diluted Earnings per Share (“EPS”) 
Increased 25.9% to $2.43 and Fiscal Year 2022 Dilut-
ed EPS Increased 12.8% to $9.71

• Returned $1.11 Billion of Capital to Shareholders in 
Fiscal Year 2022

“Tractor Supply had another remarkable year in 2022 as we 

continued to gain market share and advance our strategic 
initiatives. For the fourth quarter, while we had an incre-
mental benefit from the late December winter storm, our 
underlying results were at the high end of our expectations. 
Our strong results throughout 2022 are directly attributable 
to the dedication of the more than 50,000 Tractor Supply 
Team Members who are passionate about Life Out Here. 
The team achieved significant milestones in the history of 
Tractor Supply including record sales and profitability and 
executed meaningful investments to enable future growth. 
In just over two years since introducing our Life Out Here 
strategy, we have executed Project Fusion in nearly 30% of 
our store base, built more than 300 garden centers, expand-
ed our digital and supply chain capabilities and grown our 
Neighbor’s Club membership 47% to more than 28 million 
members. These investments are resonating with our cus-
tomers as we exited the year with strong traffic growth,” said 
Hal Lawton, Chief Executive Officer of Tractor Supply.

2:  Full report: https://corporate.tractorsupply.com/newsroom/news-releases/news-releases-details/2023/Tractor-Supply-Company-Reports-
Record-Fourth-Quarter-and-Fiscal-Year-2022-Financial-Results-Provides-Robust-Fiscal-2023-Outlook/default.aspx

Representative Photo

Representative Photo
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Newsweek Names 
Tractor Supply to 
List of “America’s 
Most Responsible 
Companies3

December 07, 2022 BRENTWOOD, Tenn.--(BUSI-
NESS WIRE)-- Tractor Supply Company(NASDAQ: 
TSCO), the largest rural lifestyle retailer in the United 
States, announced today it has been recognized on News-
week’s 2023 list of America’s Most Responsible Companies. 
The list, now in its fourth year of publication, highlights 
companies that “step up” when it comes to being an ex-
cellent corporate citizen. Tractor Supply was also featured 
as one of America’s Most Responsible Companies in 2022.

“At Tractor Supply, our culture is deeply rooted in our 
Mission and Values. These principles underpin our long-
standing commitment to being responsible stewards of Life 
Out Here,” said Hal Lawton, president and CEO at Trac-
tor Supply Company. “We are proud of the investments we 
have made in our team and communities. We strongly be-
lieve that this commitment has enabled us to deliver long-
term sustainable value to our shareholders. It is an honor to 
receive this recognition.”

To create the Most Responsible Companies list, News-
week, in conjunction with global research and data firm 
Statista, assessed publicly available key performance indi-
cators (KPIs) derived from CSR and sustainability reports. 
The KPIs focused on company performance in the areas 
of environmental, social and corporate governance. Addi-
tionally, an independent survey was conducted to evaluate 
companies’ reputations by asking U.S. citizens about their 
perception of company activities related to corporate social 
responsibility. The final list recognizes the top 500 most re-
sponsible companies in the U.S., spanning 14 industries.

Tractor Supply was ranked 213th out of 500 companies on 
this year’s list, and eighth within the retail sector. The retail-
er was previously ranked 244th and eighth, respectively.

In 2021, Tractor Supply announced new, robust sustainabil-
ity goals, including a commitment to achieve net zero emis-
sions across all operations by 2040, as well as new diversi-
ty, equity and inclusion goals. To learn more about Tractor 

3: https://corporate.tractorsupply.com/newsroom/news-releases/news-releases-details/2022/Newsweek-Names-Tractor-Sup-
ply-to-List-of-Americas-Most-Responsible-Companies/default.aspx

Tractor Supply in the News

2023 Marks the Rural Lifestyle Retailer’s 
Second Consecutive Appearance on List
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Supply’s stewardship initiatives and reporting, visit IR.Trac-
torSupply.com/ESG.

About Tractor Supply Company

Tractor Supply Company (NASDAQ: TSCO), the largest 
rural lifestyle retailer in the United States, has been pas-
sionate about serving its unique niche, targeting the needs 
of recreational farmers, ranchers and all those who enjoy 
living the rural lifestyle, for more than 80 years. Tractor 
Supply offers an extensive mix of products necessary to care 
for home, land, pets and animals with a focus on product 
localization, exclusive brands and legendary customer ser-
vice for the Out Here lifestyle. With 50,000 Team Mem-
bers, the Company’s physical store assets, combined with 
its digital capabilities, offer customers the convenience of 
purchasing products they need anytime, anywhere and any 
way they choose at the everyday low prices they deserve. At 
September 24, 2022, the Company operated 2,027 Trac-
tor Supply stores in 49 states, a consumer mobile app and 

an e-commerce website at TractorSupply.com. In October 
2022, Tractor Supply acquired 81 stores from Orscheln 
Farm and Home that will be rebranded to Tractor Supply 
by the end of 2023.

Tractor Supply Company also owns and operates Petsense 
by Tractor Supply, a small-box pet specialty supply retail-
er focused on meeting the needs of pet owners, primarily 
in small and mid-size communities, and offering a variety 
of pet products and services. At September 24, 2022, the 
Company operated 180 Petsense by Tractor Supply stores 
in 23 states. For more information on Petsense by Tractor 
Supply, visit Petsense.com. 

Representative Photo
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January 26, 2023 One of Greater Nashville’s largest public 
companies raked in record sales, profit and other earnings 
in 2022.

Brentwood-based Tractor Supply Co. (Nasdaq: TSCO) re-
vealed an array of all-time highs when disclosing its annual 
financial results on Jan. 26. Revenue in 2022 jumped by 
another $1.5 billion, for growth of almost 12%. Net in-
come topped $1 billion for the first time, an increase of 
more than 9%.

“We continue to see real consistency in our business. We’re 
entering 2023 with momentum and gaining market share,” 
CEO Hal Lawton told the Business Journal. “This is 31 
consecutive years of positive revenue growth. That shows 
you the resiliency of our business, in all different types of 
economic cycles.”

Tractor Supply bills itself as a “rural lifestyle retailer,” selling 
animal feed, pet food, fertilizer, fencing, work boots and an 
array of other products targeted mainly at farmers, ranch-
ers, pet owners and landowners.

Tractor Supply is the region’s third-largest public company 
by revenue and fifth-largest by net income — and one of its 
oldest retail brands, turning 85 this year. The company has 
nearly 1,600 employees tied to its Brentwood headquarters, 
Lawton said, making it one of the largest employers in the 
county.

The company’s growth has exploded since the Covid-19 
pandemic began: Revenue has grown 70% in three years.

The company started 2022 just shy of 2,000 stores and end-
ed the year with more than 2,300 locations, scattered across 
every state except Alaska. Forty-five opened last quarter, and 
that doesn’t count the 81 stores that Tractor Supply gained 
by finalizing its purchase of a company named Orscheln 
Farm and Home LLC.

Lawton plans to open nearly 90 stores in 2023, including 
10 to 15 under the company’s Petsense brand.

Tractor Supply is boosting its distribution network to match 
that expansion. Lawton helped opened a $100 million ship-
ping facility this month, the company’s first in about five 
years, and began construction on another. Tractor Supply 
has more than 50,000 employees companywide, or almost 
20,000 more than its headcount three years ago.

Lawton will discuss annual results with on an earnings call 
later on Jan. 26. Next week, close to 5,000 employees and 
vendors will come to Nashville for Tractor Supply’s annual 
sales convention. Among the highlights: a private concert 
at Bridgestone Arena with country music superstar Luke 
Bryan. Another star, Lainey Wilson, also will play a private 
concert.

“Work hard, have fun and make money,” Lawton said. 
“That is our mission.” 

Tractor Supply in the News

Tractor Supply Cranks Up Revenue, Profit 
to Record Highs in 85-Year History4

4: https://www.bizjournals.com/nashville/news/2023/01/26/tractor-supply-co-annual-earnings-retail-record.html
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STRATEGY

15

Deliver Legendary
Customer Experiences

Advance Our
ONETractor Capabilities

Operate the
Tractor Way

Go the Country
Mile for Our Team

Generate Healthy
Shareholder Return

We are committed to being an 
integral part of our customers’ lives 

as the dependable supplier of 
Out Here Lifestyle solutions. 

AAnnyyttiimmee  ••  AAnnyywwhheerree  ••  AAnnyy  WWaayy
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The Market: Riviera Beach

The city of Riviera Beach is located along the Atlantic shores 
of southeast Florida in Palm Beach County. With a population 
of more than 30,000 residents, Riviera Beach is home to one of 
the most impressive beaches in the southeastern United States. 
Boasting an average year-round temperature of 75 degrees, 
Riviera Beach proudly calls itself the “Best Waterfront City in 
Which to Live, Work, and Play.”

Along the waterfront in Riviera Beach, residents and tourists 
enjoy the city’s shops, restaurants, and spectacular attractions. 
The waterfront marketplace draws in crowds of tourists headed 
for the cruise ships; the Port of Palm Beach is located right in 
Riviera Beach, and the Bahamas Celebration cruise ship departs 
every other day.

Riviera Beach is a growing harbor city located along the shores 
of the Atlantic Ocean in southeast Florida, USA.

The City’s municipal beach is one of the finest in the state. Our 
beautiful sandy beaches make Riviera Beach an appealing place 
for sporting events. With an average year-round temperature of 
75 degrees, Riviera Beach is also a popular location for business 
and casual activities.

Riviera Beach proudly 
calls itself the  

“Best Waterfront City 
in Which to Live, Work, 

and Play.”

5: https://www.rivierabch.com/government
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We are di� erent.  We are debt-free.

Th e Diff erence

Th is is a contrarian approach to most real estate 

investments. We believe our strategy is highly prudent 
considering the recent pandemic, condition of the U.S. 

economy and current state of geopolitical global aff airs.
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Cove Capital Portfolio Overview Updated: 2-9-2023

*Investors in the offering will not have an ownership interest in the properties represented above.
*Includes current and past tenants and properties in the Cove Capital portfolio.

1,924,629$452M 81
In Sponsored 
Transactions

Properties in the 
Cove Portfolio

Square Feet of Real 
Estate Sponsored
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Cove Tenant Roster*

*Includes current and past tenants and properties in the Cove Capital portfolio.
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No cross-collateralized loan risk 
found in certain leveraged DSTs.

No cash fl ow sweep risk as found in 
certain DST properties with debt.

O�tentimes, an all-cash /debt-free DST 
can have a higher projected cash fl ow 
than leveraged DSTs due to there being 
no monthly debt service that needs to 
be paid to a lender.

Allows investors to protect themselves 
from the fi nancial catastrophe of a 
complete loss of their principal due to 
a lender foreclosure.

No “balloon mortgage maturity” which 
is typically found in most leveraged DST 
properties.

No lender prepayment penalties, 
defeasance costs and/or yield 
maintenance.

Flexibility to hold through any 
potential market downturns, credit 
crunches, recessions and /or 
depressions.

Provides 1031 investors the ability 
to diversify a portion of their 
exchange dollars into an all-cash/
debt-free property in an e� ort to 
reduce potential risk.*

Eliminates the risk of taking on 
equal or greater debt in future 1031 
exchanges.

No refi nancing risk.

5
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*Diversifi cation does not guarantee profi ts or protect against losses.

10 Reasons to Consider All-Cash/Debt-Free DSTs

Representative PhotoRepresentative PhotoRepresentative Photo
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SNAPSHOT*

Cove Capital Investments, LLC creates 
1031 Exchange DST Investments and 
Private Equity Real Estate Off erings for 

Accredited Investors

Many of these off erings are attractive to those 
investors seeking to mitigate risk through debt-
free off erings with no long-term mortgages en-
cumbering the property which is a contrarian 
investment approach to most other DST off er-
ings. Cove Capital seeks to provide investors 
with debt-free real estate investment options 
for their 1031 Exchange, leveraged DST in-
vestments for those needing to replace debt in 
a 1031 Exchange as well as direct cash invest-
ment opportunities. 
Th e principals of Cove Capital have sponsored 
the syndication of over 1.9 million square feet 
of DST properties in the multifamily, net lease, 
industrial and offi  ce sectors.

*All information provided on Cove Capital Investments, LLC is for informational purposes only. *Includes current and past tenants in the Cove 
Capital portfolio.

 ✔ Cove Capital Is Believed To Be The First 
DST Sponsor To Fully Subscribe A Debt-Free 
Multifamily DST Offering

 ✔ Robust Current Inventory Of DST And Private 
Equity Real Estate Offerings

 ✔ Fully Integrated Real Estate Company With 
Acquisitions, Asset Management, Accounting, In-
House Counsel, Marketing and Capital Markets

 ✔ 2,104 Investments Nationwide And Counting

 ✔ 81 Properties in the Cove Portfolio

 ✔ Approximately 1,900,000 Square Feet Of Real Estate 
Sponsored By Cove Capital

 ✔ High Quality Tenants Include: Pepsico.,FedEx, FedEx 
Ground, FedEx Freight, CSL Pasma, Fresenius, Davita, 
Frito Lay, Walgreens, Dollar General, CVS, Bojangles, 
Advance Auto Parts, DCI Dialysis, Blinds.com, Starbucks, 
Chipotle and Family Dollar

Cove Capital Investments Sponsor Overview*

Representative PhotoRepresentative Photo

Representative Photo

877.899.1315 covecapitalinvestments.com info@covecapitalinvestments.com
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This material is a non-binding Indication of Interest brochure to assist the sponsor with the allocation of potential ownership interests. The offering is subject to revision, change, and cancel-
lation. There is no guarantee that the offering will be made. Upon commencement of the offering, you will be provided with a Private Placement Memorandum (PPM) which will discuss the 
offering’s business plan and risk factors which you are encouraged to read in its entirety prior to considering an investment. The offering is made available to accredited investors only under 
Regulation D Rule 506c. All real estate and DST investments carry the risk of a complete loss of invested capital and that returns/cash fl ow/appreciation/distributions after appreciation are 
not guaranteed and could be lower than anticipated. Please read the entire Private Placement Memorandum (PPM) for a full discussion of the business plan and risk factors prior to investing. 
The Sponsor may potentially utilize equity or fi nancing in the form of a bridge loan, fi rst mortgage, preferred equity or mezzanine fi nancing regarding the acquisition of the Property. This poses 
a level of risk to investors if the Sponsor was unable to raise the entire offering amount and retire the equity or fi nancing, including foreclosure and a complete loss of investor capital. By 
accepting this material, you agree to keep all terms and provisions of this offering and the lease confi dential, and you will not share or disseminate any of the information in this offering or 
the lease.  There is no guarantee such objectives will be met. Securities offered through FNEX Capital, member FINRA, SIPC. 
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After being sold for $8.14 million, the Cove Missoula, MO Multifamily DST successfully delivers uninterrupted 
distributions for Cove Capital investors while also reinforcing the fi rm’s commitment to providing debt-free 
investment options for its investors during today’s uncertain times

(LOS ANGELES, CA ) Cove Capital Investments, a private 
equity real estate fi rm and DST sponsor company that 
specializes in providing accredited investors access to debt-
free DST investment options for their 1031 exchange and 
direct cash investments, announced it successfully brought 
its strategically located Cove Missoula Multifamily DST 
off erings full cycle on behalf of multiple 1031 exchange and 
direct cash investors. 

“Full Cycle” is the name used to describe a Delaware 
Statutory Trust property that is purchased and then sold on 
behalf of a group of accredited investors after a period of 
time.

According to Dwight Kay, Managing Member and Co-
Founder of Cove Capital Investments, the Missoula, MO 

DST investment sold for $8,140,000 on behalf of a group 
of DST accredited investors who, for those investors that 
closed simultaneously on the DST investment the same 
day that the property was purchased, realized an impressive 
149.21% total return on their investments, or a 18.29% 
average annualized return from their DST 1031 investment*.

“Th e strategically located property was off ered to investors 
as a debt-free investment option to provide a lower-risk 
profi le for both 1031 Exchange and direct cash investors. 
We are very pleased to have provided another successful 
custom DST investment opportunity for our clients that 
resulted in a full-cycle liquidity event,” said Kay. 

Most signifi cantly, Kay noted that Cove Capital was 
able to provide its investors uninterrupted monthly 

Cove Capital Investments Announces Another Debt-Free, Value-
Add Multifamily Delaware Statutory Trust Off ering Has Gone Full-
Cycle to Deliver a 18.29% Average Annualized Return* to Investors 

Key Highlights: 
 ✔ Cove Capital takes another debt-free multifamily DST property Full-Cycle

 ✔ Cove Capital’s Due Diligence team correctly anticipated the downtown 
Missoula adjacent location and lack of inventory coupled with high demand 
created a favorable investment environment. 

 ✔ Cove Capital continues to lead the market in providing investors unleveraged 
investment options

 ✔ The DST investment realized an 18.29% average annualized return for investors*

 ✔ The Cove Capital Missoula Multifamily DST offering successfully delivered 
uninterrupted monthly distributions throughout the hold period and throughout 
the COVID-19 pandemic.

*No representation is made that any DST investment will or is likely to achieve profi ts or losses similar to those achieved in the past or that losses 
will not be incurred on future offerings. *Annualized return is defi ned as total return including profi t on sale and monthly distributions earned on an 
annualized basis and is calculated as if an investor closed on their DST investment the same day that the DST closed on the property.
** Past performance does not guarantee or indicate the likelihood of future results. No representation is made that any DST investment will or is likely 
to achieve profi ts or losses similar to those achieved in the past or that losses will not be incurred on future offerings.
Diversifi cation does not guarantee profi ts or protect against losses. All real estate investments provide no guarantees for cash fl ow, distributions or appreciation as well as could result in a full 
loss of invested principal. Please read the entire Private Placement Memorandum (PPM) prior to making an investment. This case study may not be representative of the outcome of past or 
future offerings. Please speak with your attorney and CPA before considering an investment.
There are material risks associated with investing in real estate, Delaware Statutory Trust (DST) properties and real estate securities including illiquidity, tenant vacancies, general market 
conditions and competition, lack of operating history, interest rate risks, the risk of new supply coming to market and softening rental rates, general risks of owning/operating commercial and 
multifamily properties, short term leases associated with multifamily properties, fi nancing risks, potential adverse tax consequences, general economic risks, development risks and long hold 
periods. All offerings discussed are Regulation D, Rule 506c offerings. There is a risk of loss of the entire investment principal. Past performance is not a guarantee of future results. Potential 
distributions, potential returns and potential appreciation are not guaranteed. For an investor to qualify for any type of investment, there are both fi nancial requirements and suitability 
requirements that must match specifi c objectives, goals, and risk tolerances. Securities offered through FNEX Capital, member FINRA, SIPC.
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cation does not guarantee profi ts or protection against losses.
This material is a non-binding Indication of Interest brochure to assist the sponsor with the allocation of potential ownership interests. The offering is subject to revision, change, and cancel-
lation. There is no guarantee that the offering will be made. Upon commencement of the offering, you will be provided with a Private Placement Memorandum (PPM) which will discuss the 
offering’s business plan and risk factors which you are encouraged to read in its entirety prior to considering an investment. The offering is made available to accredited investors only under 
Regulation D Rule 506c. All real estate and DST investments carry the risk of a complete loss of invested capital and that returns/cash fl ow/appreciation/distributions after appreciation are 
not guaranteed and could be lower than anticipated. Please read the entire Private Placement Memorandum (PPM) for a full discussion of the business plan and risk factors prior to investing. 
The Sponsor may potentially utilize equity or fi nancing in the form of a bridge loan, fi rst mortgage, preferred equity or mezzanine fi nancing regarding the acquisition of the Property. This poses 
a level of risk to investors if the Sponsor was unable to raise the entire offering amount and retire the equity or fi nancing, including foreclosure and a complete loss of investor capital. By 
accepting this material, you agree to keep all terms and provisions of this offering and the lease confi dential, and you will not share or disseminate any of the information in this offering or 
the lease.  There is no guarantee such objectives will be met. Securities offered through FNEX Capital, member FINRA, SIPC. 
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distributions throughout the hold period and during the 
entire COVID-19 pandemic, a signifi cant accomplishment 
considering the volatility of all investments during the 
Coronavirus pandemic.

“While past performance does not guarantee or indicate 
the likelihood of future results, our Missoula Multifamily 
DST is another great example of how Cove Capital has 
created a contrarian approach to other investment models. 
Our commitment to providing investors debt-free off erings 
is designed to mitigate the potential risks associated with 
leveraged real estate off erings while also providing greater 
fl exibility for our investors when it comes time to sell the 
asset. We believe this strategy is highly prudent considering 
the many uncertainties surrounding today’s investment 
markets,” explained Kay. 

As a result, the Cove Misoulla Multifamily DST was able 
to successfully provide investors monthly distributions 
and appreciation without the use and added risk of debt 
leverage. 

“Th e positive return of this investment marks a signifi cant 
victory for our investors, another successful outcome for 
Cove’s portfolio of debt-free off erings, and a refl ection 
of the vision and trust displayed by the entire Cove team 
that includes hundreds of loyal Cove clients, and scores of 
Broker Dealers, Registered Representatives and Registered 
Investment Advisors,” said Kay. 

Cove Capital’s Managing Member and Co-Founder Chay 
Lapin further explained that another appealing component 
of the Cove Misoulla Multifamily DST was, that it was 
a turnkey multifamily asset located in a highly desirable 
location with new construction and signifi cant value-add 
potential. 

“Our Cove Capital acquisitions and asset management 

team recognized that this newly constructed multifamily 
building, located just a short drive from downtown with 
tons of amenities, and minutes from the University of 
Montana, created a potentially favorable investment 
scenario for our investors. Like all of our investments, this 
Delaware Statutory Trust asset was carefully vetted by the 
Cove Capital team of due diligence and analytics experts 
before we made it available as a debt-free DST to our 
Cove Capital investment family. Th e off ering’s monthly 
distributions performed exactly as we had projected per 
the Private Placement Memorandum (PPM).  Although we 
never guarantee any returns, distributions or appreciation 
and investors need to thoroughly read our off erings PPMs 
which detail the business plan and risk factors of investing, 
we are honored to have been able to provide this positive 
outcome to our investors, many of which are reinvesting 
via a 1031 exchange into one of Cove Capitals currently 
available DST investment opportunities,” said Lapin. 

*No representation is made that any DST investment will or is likely to achieve profi ts or losses similar to those achieved in the past or that losses 
will not be incurred on future offerings. * Annualized return is defi ned as total return including profi t on sale and monthly distributions earned on an 
annualized basis and is calculated as if an investor closed on their DST investment the same day that the DST closed on the property.
** Past performance does not guarantee or indicate the likelihood of future results. No representation is made that any DST investment will or is likely 
to achieve profi ts or losses similar to those achieved in the past or that losses will not be incurred on future offerings.
Diversifi cation does not guarantee profi ts or protect against losses. All real estate investments provide no guarantees for cash fl ow, distributions or appreciation as well as could result in a full 
loss of invested principal. Please read the entire Private Placement Memorandum (PPM) prior to making an investment. This case study may not be representative of the outcome of past or 
future offerings. Please speak with your attorney and CPA before considering an investment.
There are material risks associated with investing in real estate, Delaware Statutory Trust (DST) properties and real estate securities including illiquidity, tenant vacancies, general market 
conditions and competition, lack of operating history, interest rate risks, the risk of new supply coming to market and softening rental rates, general risks of owning/operating commercial and 
multifamily properties, short term leases associated with multifamily properties, fi nancing risks, potential adverse tax consequences, general economic risks, development risks and long hold 
periods. All offerings discussed are Regulation D, Rule 506c offerings. There is a risk of loss of the entire investment principal. Past performance is not a guarantee of future results. Potential 
distributions, potential returns and potential appreciation are not guaranteed. For an investor to qualify for any type of investment, there are both fi nancial requirements and suitability 
requirements that must match specifi c objectives, goals, and risk tolerances. Securities offered through FNEX Capital, member FINRA, SIPC.
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not guaranteed and could be lower than anticipated. Please read the entire Private Placement Memorandum (PPM) for a full discussion of the business plan and risk factors prior to investing. 
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One of Cove Capital’s DST offerings located in Greenville, SC, has gone full-cycle delivering an 
annualized return of 12.60%* after providing uninterrupted monthly distributions throughout the 
COVID-19 pandemic

Cove Capital Investments, LLC, a nationally recognized 
DST real estate sponsor company, announced it had 
successfully brought another one of its debt-free DST 
investments full cycle to deliver successful returns on behalf 
of investors.

According to Dwight Kay, managing member and co-
founder of Cove Capital Investments, the DST property was 
sold on behalf of a large group of DST accredited investors. 
“Full Cycle” is the term used to describe a Delaware 
Statutory Trust property that is purchased and then sold on 
behalf of a group of accredited investors after a period of 
time. Th e recent full-cycle DST off erings sale generated a 
12.60% Annualized Return*.

“We are very pleased to have provided our investors with a full 
cycle liquidity event, uninterrupted monthly distributions 

throughout the entire COVID-19 pandemic, return of 
their entire equity amount invested as well as appreciation 
on that equity upon sale. While past performance does not 
guarantee or indicate the likelihood of future results and all 
real estate investments could result in a full loss of principal, 
this DST Off ering is a good example of how Cove Capital 
Investments does everything it can to provide our clients 
with investments that have a lower risk profi le with assets 
that are potentially resilient to pandemics and recessions, 
and often off ered as debt-free DST off erings without long-
term mortgages,” said Kay.

Chay Lapin, Cove Capital Investments managing member 
and co-founder, explained that the Greenville, SC, DST 
property performed as per the business plan in the Private 
Placement Memorandum (PPM), which sought to provide 

Cove Capital Takes Another DST Off ering Full 
Cycle on Behalf of Investors
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*Past performance does not guarantee future results.
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to achieve profi ts or losses similar to those achieved in the past or that losses will not be incurred on future offerings.
Diversifi cation does not guarantee profi ts or protect against losses. All real estate investments provide no guarantees for cash fl ow, distributions or appreciation as well as could result in a full 
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investors with monthly distributions, a full cycle liquidity 
event and a profi table sale ... all while maintaining the lower-
risk profi le of an all-cash/debt-free DST investment**.

 “Our investors were attracted to this Delaware Statutory 
Trust off ering because it provided them the potential for a 
risk adjusted durable income stream, a high-quality tenant, 
risk mitigation via a debt-free off ering with no balloon 
mortgage, and multiple exit strategies,” said Lapin.

In the case of the Cove Greenville 17 DST, the asset was 100 
percent occupied and secured with a long-term, absolute 
NNN lease that was corporately backed.

“Investors liked that the asset had a long-term, corporately-
backed lease, annual rent increases, and a tenant with an 
established track record. It is a good example of a DST 
real estate off ering that was managed in accordance with 
our business plan and our investors were very satisfi ed 
with the results**. Of course, going forward we hope that 
all of our off erings perform as well as or even better than 
this particular DST. However, that is never guaranteed, 

and investors should understand that all real estate and 
DST investments contain multiple risk factors. We always 
encourage all Cove Capital investors to read each off ering’s 
PPM paying careful attention to the risk factors prior to 
considering an investment.” said Lapin.

Cove Capital continues to purchase more net lease, industrial 
and multifamily properties for its DST investment program 
as well as its private real estate investment funds. 
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The Cove Dulles Distribution DST went full cycle af-
ter being sold to a private real estate investment 
group for $8.15 million, delivering uninterrupted 
distributions for Cove Capital’s accredited inves-
tors on a debt free basis.

Cove Capital Investments, a private equity real estate fi rm 
and DST sponsor company that specializes in providing 
accredited investors access to debt-free DST investment 
options for their 1031 exchange and direct cash investments, 
announced it successfully brought another one of its 
strategically located logistics DST off erings full cycle on 
behalf of multiple 1031 exchange and direct cash investors. 

“Full Cycle” is the name used to describe a Delaware 
Statutory Trust property that is purchased and then sold on 
behalf of a group of accredited investors after a period of 
time.

According to Dwight Kay, Managing Member and Co-
Founder of Cove Capital Investments, the property, Cove 
Dulles Distribution DST, located in the Washington D.C. 
metro area, sold for $8,150,000 on behalf of a group of 
DST accredited investors who, for those investors that 

closed simultaneously on the DST investment the same day 
that the property was purchased, realized a 126.44% total 
return on their investments, or a 8.67% average annualized 
return from their DST 1031 investment*.

“Th e strategically located property was off ered to investors 
as a debt-free investment to create a lower-risk profi le for 
both 1031 Exchange and direct cash investors. We are very 
pleased to have provided another successful custom DST 
investment opportunity for our clients that resulted in a 
full-cycle liquidity event,” said Kay. 

Most signifi cantly, Kay noted that Cove Capital was 
able to provide its investors uninterrupted monthly 
distributions throughout the hold period and during the 
entire COVID-19 pandemic, a signifi cant accomplishment 
considering the volatility of all investments during the 
Coronavirus pandemic.

Cove Capital Investments 
Takes Another Logistics/
Distribution Delaware 
Statutory Trust 
Investment Off ering Full-
Cycle to Deliver a 8.67% 
Average Annualized 
Return* to Investors on a 
Debt Free DST
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*No representation is made that any DST investment will or is likely to achieve profi ts or losses similar to those achieved in the past or that losses 
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“While past performance does not guarantee or indicate 
the likelihood of future results, this particular investment 
is a great example of how Cove Capital creates debt-free 
off erings to specifi cally mitigate the potential risks associated 
with leveraged real estate off erings while also providing 
greater fl exibility for our investors. As a result, the Cove 
Dulles Distribution DST was able to provide our investors 
monthly distributions and appreciation without the use and 
added risk of leverage. Th e positive return marks a signifi cant 
victory for our investors and another successful outcome 
for the entire Cove team including the hundreds of loyal 
Cove clients as well as the many Broker Dealers, Registered 
Representatives and Registered Investment Advisors that 
have placed their trust in Cove Capital,” said Kay. 

Cove Capital’s Managing Member and Co-Founder Chay 
Lapin further explained that this newly constructed logistics 
DST asset consisted of a distribution asset located in a 
mature industrial area of Sterling, VA,  just north of Dulles 
International Airport in the Washington D.C. metro area. 
Lapin also noted the facility was secured by an Fortune 500 
convenient foods distribution tenant with a long-term 10 
year net lease. 

“Our Cove Capital acquisitions and asset management team 

recognized that this newly constructed logistics facility, 
located in a highly populated logistics corridor and 100% 
occupied by a Fortune 500 distribution tenant created a 
potentially favorable investment scenario for our investors. 
Like all of our investments, this Delaware Statutory Trust 
asset was carefully vetted by the Cove Capital team of due 
diligence and analytics experts before we made it available as 
a debt-free DST to our Cove Capital investment family. Th e 
off ering’s monthly distributions performed exactly as we had 
projected per the Private Placement Memorandum (PPM).  
Although we never guarantee any returns, distributions or 
appreciation and investors need to thoroughly read our 
off erings PPMs which detail the business plan and risk 
factors of investing, we are honored to have been able to 
provide this positive outcome to our investors, many of 
which are reinvesting via a 1031 exchange into one of Cove 
Capitals currently available DST investment opportunities,” 
said Lapin. 
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Cove Capital Investments announced a DST 
off ering has gone full cycle to post positive returns 
for Cove Capital clients as the Delaware Statutory 
Trust off ering in Tacoma, WA, has sold for $9.8M.

Cove Capital Investment, a nationally recognized DST real 
estate sponsor, announced it had successfully brought one 
of its debt-free DST investments full cycle on behalf of a 
group of accredited investors. 

“Full Cycle” is the term used to describe a Delaware Statutory 
Trust property that is purchased and then sold on behalf of a 
group of accredited investors after a period of time. 

According to Dwight Kay, co-founder of Cove Capital 
Investments, the property, Tacoma Data Center DST, 
sold for $9,800,000 million on behalf of a group of DST 
accredited investors. 

“We are proud to have provided this successful DST 
investment opportunity to our clients that resulted in a full-
cycle and profi table program. While past performance does 
not guarantee or indicate the likelihood of future results 
and all real estate investments could result in a full loss of 

principal, this particular DST investment is an example 
of how Cove Capital Investments does everything it can 
to provide investments that potentially have a lower risk 
profi le due to oftentimes being debt-free with no long-term 
mortgages and are potentially resilient to pandemics and 
recessions,” said Kay. 

As a result, investors in this DST off ering were provided 
uninterrupted monthly distributions throughout the entire 
hold period and throughout the COVID-19 pandemic.  
Th is was a factor that many of the investors involved in the 
off ering were incredibly grateful for and a reason that many 
of them reinvested with Cove Capital in a subsequent 1031 
exchange. 

“Investors’ monthly distributions were uninterrupted as 
the investment distributions performed exactly as per the 
business plan in the Private Placement Memorandum 
(PPM). We were able to provide our investors with a 

Cove Capital Investments 
Announces a Successful 
Return for Investors in a 
Debt-Free Delaware Statutory 
Trust Off ering Th at Has Gone 
Full Cycle
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full cycle liquidity event and profi table sale all while 
maintaining the lower-risk profi le of an all-cash/debt-free 
DST investment with no long-term mortgage encumbering 
the asset.  It is important to note that distributions and cash 
fl ow are never guaranteed in any real estate investment, and 
we always encourage each investor to read the off ering PPM 
for a full discussion on the business plan and risk factors 
of every Delaware Statutory Trust prior to investing. Th is 
includes the fact that real estate values can go up and can 
go down.  Investors need to understand that there is always 
a possibility of the loss of their entire principal amount 
invested when participating in any real estate off ering,” said 
Kay. 

According to Cove Capital Investments co-founder Chay 
Lapin, the Cove Debt-free Tacoma Data Center DST was 
acquired in December 2018 for a total DST off ering cost 
of $8,398,000  

“When we acquired the Tacoma Data Center DST in 2019, 
it was 100 percent leased and occupied by a Fortune 500 
company that provides lifesaving dialysis treatments to its 
patients. It was a mission critical data center facility that 
housed data center operations for the company’s entire 
West Coast operations. Th e three-story, 18,733-square-
foot building was in the Greater Seattle-Tacoma region, a 
steadily growing data center market and income tax-free 
state. It is a solid example of a DST real estate off ering that 

was managed in accordance with our business plan and our 
investors were very satisfi ed with the results*.  Of course, 
going forward we hope that all of our off erings perform as 
well as or even better than this particular DST but we always 
encourage all Cove Capital investors to read each off ering’s 
PPM, paying careful attention to the risk factors prior to 
considering an investment.  After having purchased and 
managed millions of square feet of investment real estate as a 
DST sponsor company, myself, my business partner and co-
founder of Cove Capital, Dwight Kay, and the entire Cove 
Capital team are very focused on providing full overview 
and discussion of all risk factors to each and every one of our 
investors.  We have personally been involved in over $25 
billion DST off erings and investors must be aware of all risk 
factors prior to investing as well as they must understand 
the various strategies and options available to them to help 
potentially mitigate risk factors,” said Lapin.

Following the successful sale of the Cove Debt-free Tacoma 
Data Center DST, many of the Delaware Statutory Trust 
off erings original investors reinvested into other debt-free 
DST investments off ered through Cove, as well as Cove 
founding principals were able to refer a number of the clients 
to other DST sponsor companies that they have worked 
closely with over many years of being immersed in the DST 
investment industry. In recent years, DSTs have become 
a popular choice for exchangers looking to reinvest sales 
proceeds into multifamily, industrial, net-leased, medical 
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and self-storage properties that can potentially provide a 
steady stream of income without property management 
responsibilities.

“Cove Capital Investments LLC creates 1031 exchange 
DST investments and private equity real estate off erings for 
accredited investors. Many of these off erings are attractive 
to those investors seeking to mitigate risk through debt-free 
off erings with no long-term mortgages encumbering the 
properties, which is a contrarian investment approach to 
most other DST investments in the market. Cove Capital 
seeks to provide investors with both debt-free and leveraged 
DST investment options as well as direct cash investment 
opportunities. To date, Cove Capital has sponsored or 
co-sponsored the syndication of more than 1.3 million 
square feet of DST properties in the multifamily, net lease, 
industrial, and offi  ce sectors. More than 75 percent of our 

original investors from the Cove Tacoma Data Center DST 
reinvested in other Cove debt-free DSTs,” said Karen Brown, 
Investor Relations Associate with Cove Capital Investments. 

To view current Cove Capital 1031 exchange DST 
replacement properties and/or direct cash investment 
opportunities, please visit www.covecapitalinvestments.com 
or call 877-899-1315 for more information. 

Representative Photo

*No representation is made that any DST investment will or is likely to achieve profi ts similar to those achieved in the past or that losses will not be 
incurred on future offerings.
*Past performance does not guarantee or indicate the likelihood of future results. No representation is made that any DST investment will or is likely 
to achieve profi ts or losses similar to those achieved in the past or that losses will not be incurred on future offerings.
Diversifi cation does not guarantee profi ts or protect against losses. All real estate investments provide no guarantees for cash fl ow, distributions or appreciation as well as could result in a full 
loss of invested principal. Please read the entire Private Placement Memorandum (PPM) prior to making an investment. This case study may not be representative of the outcome of past or 
future offerings. Please speak with your attorney and CPA before considering an investment.
There are material risks associated with investing in real estate, Delaware Statutory Trust (DST) properties and real estate securities including illiquidity, tenant vacancies, general market 
conditions and competition, lack of operating history, interest rate risks, the risk of new supply coming to market and softening rental rates, general risks of owning/operating commercial and 
multifamily properties, short term leases associated with multifamily properties, fi nancing risks, potential adverse tax consequences, general economic risks, development risks and long hold 
periods. All offerings discussed are Regulation D, Rule 506c offerings. There is a risk of loss of the entire investment principal. Past performance is not a guarantee of future results. Potential 
distributions, potential returns and potential appreciation are not guaranteed. For an investor to qualify for any type of investment, there are both fi nancial requirements and suitability 
requirements that must match specifi c objectives, goals, and risk tolerances. Securities offered through FNEX Capital, member FINRA, SIPC.

COVE CAPITAL IN THE NEWS

Representative Photo

In The News



*Past performance does not guarantee future results.
*Please note that there is no guarantee that this exit strategy will be utilized.  Please note that this is no guarantee for a profi table exit or sale of any real estate investment offering.  Diversifi -
cation does not guarantee profi ts or protection against losses.
This material is a non-binding Indication of Interest brochure to assist the sponsor with the allocation of potential ownership interests. The offering is subject to revision, change, and cancel-
lation. There is no guarantee that the offering will be made. Upon commencement of the offering, you will be provided with a Private Placement Memorandum (PPM) which will discuss the 
offering’s business plan and risk factors which you are encouraged to read in its entirety prior to considering an investment. The offering is made available to accredited investors only under 
Regulation D Rule 506c. All real estate and DST investments carry the risk of a complete loss of invested capital and that returns/cash fl ow/appreciation/distributions after appreciation are 
not guaranteed and could be lower than anticipated. Please read the entire Private Placement Memorandum (PPM) for a full discussion of the business plan and risk factors prior to investing. 
The Sponsor may potentially utilize equity or fi nancing in the form of a bridge loan, fi rst mortgage, preferred equity or mezzanine fi nancing regarding the acquisition of the Property. This poses 
a level of risk to investors if the Sponsor was unable to raise the entire offering amount and retire the equity or fi nancing, including foreclosure and a complete loss of investor capital. By 
accepting this material, you agree to keep all terms and provisions of this offering and the lease confi dential, and you will not share or disseminate any of the information in this offering or 
the lease.  There is no guarantee such objectives will be met. Securities offered through FNEX Capital, member FINRA, SIPC. 

*No representation is made that any DST investment will or is likely to achieve profi ts or losses similar to those achieved in the past or that losses 
will not be incurred on future offerings. * Annualized return is defi ned as total return including profi t on sale and monthly distributions earned on an 
annualized basis and is calculated as if an investor closed on their DST investment the same day that the DST closed on the property.
** Past performance does not guarantee or indicate the likelihood of future results. No representation is made that any DST investment will or is likely 
to achieve profi ts or losses similar to those achieved in the past or that losses will not be incurred on future offerings.
Diversifi cation does not guarantee profi ts or protect against losses. All real estate investments provide no guarantees for cash fl ow, distributions or appreciation as well as could result in a full 
loss of invested principal. Please read the entire Private Placement Memorandum (PPM) prior to making an investment. This case study may not be representative of the outcome of past or 
future offerings. Please speak with your attorney and CPA before considering an investment.
There are material risks associated with investing in real estate, Delaware Statutory Trust (DST) properties and real estate securities including illiquidity, tenant vacancies, general market 
conditions and competition, lack of operating history, interest rate risks, the risk of new supply coming to market and softening rental rates, general risks of owning/operating commercial and 
multifamily properties, short term leases associated with multifamily properties, fi nancing risks, potential adverse tax consequences, general economic risks, development risks and long hold 
periods. All offerings discussed are Regulation D, Rule 506c offerings. There is a risk of loss of the entire investment principal. Past performance is not a guarantee of future results. Potential 
distributions, potential returns and potential appreciation are not guaranteed. For an investor to qualify for any type of investment, there are both fi nancial requirements and suitability 
requirements that must match specifi c objectives, goals, and risk tolerances. Securities offered through FNEX Capital, member FINRA, SIPC.

COVE CAPITAL IN THE NEWS

(TORRANCE, CA ) Cove Capital Investments, a private 
equity real estate fi rm and DST sponsor company known 
for providing accredited investors access to 1031 exchange 
eligible Delaware Statutory Trust off erings as well as other 
real estate investment off erings, announced it has success-
fully brought one of its debt free DST off erings full cycle 
on behalf of multiple 1031 exchange and cash investors.

“Full Cycle” is the name used to describe a Delaware Stat-
utory Trust property that is purchased and then sold on 
behalf of a group of accredited investors after a period of 
time.

According to Chay Lapin, Managing Director of Cove 
Capital Investments, the property, Airport Distribution 
21 DST located in Elk Grove Village, IL sold on behalf 
of a group of DST accredited investors who, for those in-
vestors that closed simultaneously on the DST investment 
the same day that the property was purchased, realized a 
121.08% total return on their investments, or a 12.37% 

annualized return from their DST 1031 investment*.

“Th e property was off ered to investors as an all-cash/debt-
free investment in order to create a lower-risk profi le for 
both 1031 Exchange and direct cash investors. Although 
past performance does not guarantee future results and all 
real estate investments contain the risk of loss of princi-
pal and projected cash fl ow being lower than anticipated, 
we are very pleased to have provided another successful 
all-cash DST investment opportunity with no long-term 
leverage for our clients that resulted in a full-cycle liquidity 
event*,” said Lapin. 

In addition, Lapin noted that Cove Capital was able to 
provide its investors uninterrupted monthly distributions 
throughout the hold period and during the COVID-19 
pandemic, a signifi cant accomplishment considering the 
challenges that many real estate operators experienced with 
tenants and rent collections during the pandemic.

The all-cash/debt-free distribution facility DST offering in Elk Grove Village, IL, goes full cycle to post 
total returns of 121.08% for accredited investors.

Key Highlights:

 ✔ Cove Capital Investments takes custom logistics/distribution DST 
property full-cycle 

 ✔ Cove Capital Investments correctly anticipated the O’Hare Airport 
adjacent location combined with the lack of quality warehouse 
space nationwide created a favorable investment environment. 

 ✔ The debt free DST offering realized a 12.37% annualized return for 
investors.*

Cove Capital Investments Announces Another Successful 
Return For Investors In A Debt-Free DST Property Th at 

Has Gone Full Cycle*
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“While past performance does not 
guarantee or indicate the likelihood 
of future results, this particular DST 
investment was structured as a cus-
tom all-cash/debt-free DST and suc-
cessfully sold for an attractive total 
return for our investors. Th e positive 
return marks a signifi cant victory for 
our investors and another successful 
outcome for the entire Cove Capital 
team*,” said Lapin. 

Lapin explained that this custom lo-
gistics DST asset consisted of a 36,395 
square foot distribution facility locat-
ed in the Elk Grove Village submarket 
of greater Chicago. Th e facility had 
been consistently occupied by an in-
vestment grade tenant for many years, 
and was located just eight miles from 
the O’Hare International Airport in 
the heart of one of the nation’s most 
active logistics centers. 

“Our investment team identifi ed 
this logistics facility as a potential-
ly high-quality asset that was in high 
demand and located in a dense infi ll 
location. Furthermore, the booming 
e-commerce industry and a stable in-
vestment-grade tenant created what 
we believed to be a favorable invest-
ment scenario,” said Lapin. 

Lapin further explained that because 
there is a limited supply of quality 
logistics facilities currently available 
across the country, the combination 

of a solid location and a high-quality 
logistics and distribution tenant made 
the Airport Distribution 21 DST a par-
ticularly attractive investment for Cove 
Capital Investments. 

“We originally acquired the property 
because we saw there was a great op-
portunity for a logistics facility that was 
100% occupied by a Fortune 500 distri-
bution tenant. Like all of our Delaware 
Statutory Trust investments, this DST 
was carefully vetted by the Cove Cap-

ital team of due diligence, legal and 
acquisitions experts before we made it 
available as a debt free DST for inves-
tors. Although the past performance 
of any investment doesn’t ever guaran-
tee future results or returns, the off er-
ing’s monthly distributions performed 
exactly as we had anticipated in the 
Private Placement Memorandum 
(PPM)*,” said Lapin. 

* Please speak with your CPA and Attorney to determine if an investment in real estate and DST properties is suitable 
for your particular situation/circumstances. This information is from sources we believe to be reliable however we 
cannot guarantee or represent that it is accurate or complete. Past performance is not indicative of future returns. 
Potential cash fl ows/returns/appreciation are not guaranteed and could be lower than anticipated
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will not be incurred on future offerings. *Past performance does not guarantee or indicate the likelihood of future results. No representation is made 
that any DST investment will or is likely to achieve profi ts or losses similar to those achieved in the past or that losses will not be incurred on future 
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Diversifi cation does not guarantee profi ts or protect against losses. All real estate investments provide no guarantees for cash fl ow, distributions or 
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This material does not constitute an offer to sell nor a solicitation of an offer to buy any security. Investors should perform their own investigations before considering any investment. IRC 
Section 1031, IRC Section 1033 and IRC Section 721 are complex tax codes therefore you should consult your tax or legal professional for details regarding your situation. This material is 
not intended as tax or legal advice. There are material risks associated with investing in real estate, Delaware Statutory Trust (DST) properties and real estate securities including illiquidity, 
tenant vacancies, general market conditions and competition, lack of operating history, interest rate risks, the risk of new supply coming to market and softening rental rates, general risks of 
owning/operating commercial and multifamily properties, short term leases associated with multifamily properties, fi nancing risks, potential adverse tax consequences, general economic 
risks, development risks and long hold periods. All offerings discussed are Regulation D, Rule 506c offerings. There is a risk of loss of the entire investment principal. Past performance is not a 
guarantee of future results. Potential distributions, potential returns and potential appreciation are not guaranteed. For an investor to qualify for any type of investment, there are both fi nancial 
requirements and suitability requirements that must match specifi c objectives, goals, and risk tolerances. Securities offered through FNEX Capital, member FINRA, SIPC.

The all-cash/debt-free distribution facility DST 
offering in Winston-Salem, NC, goes full cycle 
to post total returns of 126.72% for accredited 
investors.

Cove Capital Investments, a private equity real estate fi rm 
providing accredited investors access to 1031 exchange 
eligible Delaware Statutory Trust off erings as well as other 
real estate investment off erings, announced it has successfully 
brought one of its custom DST off erings full cycle on behalf 
of multiple 1031 exchange and cash investors. 

“Full Cycle” is the term used to describe a Delaware 
Statutory Trust property that is purchased and then sold on 
behalf of a group of accredited investors after a period of 
time. For example, Cove Capital recently brought a Tacoma 
Data Center full cycle in similar fashion. 

According to Chay Lapin, Managing Member and Co-
Founder of Cove Capital, the Winston-Salem industrial 
distribution facility DST, sold on behalf of a group of DST 
accredited investors who, for those investors that closed 
simultaneously on the DST investment the day that the 
property was purchased, realized a 126.72% total return, 
or a 7.19% percent annualized return from their DST 1031 
investment*. 

“We are proud to have provided another successful custom 
DST investment opportunity to our clients that resulted in 
a quality full-cycle return. While past performance does not 
guarantee or indicate the likelihood of future results, this 
particular full cycle investment return marks a signifi cant 
victory for our investors and another successful outcome for 
the entire Cove Capital team*,” said Lapin. 

Lapin explained that Cove Capital off ered this custom DST 
to both 1031 Exchange and direct cash investors. Th e DST 
investment included a 30,947-square-foot distribution 
facility that was located in a dense industrial corridor 
surrounded by numerous distribution-related tenants 
and just one mile away from Wake Forest University. In 
addition, the industrial property was 100% leased to an 
investment grade tenant with a BBB rating by Standard and 
Poor’s, and was available to accredited investors as an all-
cash/debt-free DST off ering that provided investors no risk 
of lender foreclosure. 

Lapin also explained that the combination of a favorable 

Cove Capital Investments 
Announces Another 
Successful Return for 
Investors in a Custom 
DST Property Th at Goes 
Full Cycle*
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*Past performance does not guarantee future results.
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will not be incurred on future offerings. *Past performance does not guarantee or indicate the likelihood of future results. No representation is made 
that any DST investment will or is likely to achieve profi ts or losses similar to those achieved in the past or that losses will not be incurred on future 
offerings.
Diversifi cation does not guarantee profi ts or protect against losses. All real estate investments provide no guarantees for cash fl ow, distributions or 
appreciation as well as could result in a full loss of invested principal. Please read the entire Private Placement Memorandum (PPM) prior to making an investment. This case study may not 
be representative of the outcome of past or future offerings. Please speak with your attorney and CPA before considering an investment.
This material does not constitute an offer to sell nor a solicitation of an offer to buy any security. Investors should perform their own investigations before considering any investment. IRC 
Section 1031, IRC Section 1033 and IRC Section 721 are complex tax codes therefore you should consult your tax or legal professional for details regarding your situation. This material is 
not intended as tax or legal advice. There are material risks associated with investing in real estate, Delaware Statutory Trust (DST) properties and real estate securities including illiquidity, 
tenant vacancies, general market conditions and competition, lack of operating history, interest rate risks, the risk of new supply coming to market and softening rental rates, general risks of 
owning/operating commercial and multifamily properties, short term leases associated with multifamily properties, fi nancing risks, potential adverse tax consequences, general economic 
risks, development risks and long hold periods. All offerings discussed are Regulation D, Rule 506c offerings. There is a risk of loss of the entire investment principal. Past performance is not a 
guarantee of future results. Potential distributions, potential returns and potential appreciation are not guaranteed. For an investor to qualify for any type of investment, there are both fi nancial 
requirements and suitability requirements that must match specifi c objectives, goals, and risk tolerances. Securities offered through FNEX Capital, member FINRA, SIPC.

location that was also secured by a long-term 
lease that was corporately guaranteed by a 
national tenant, and with an attractive price 
point per square foot, it made this industrial 
distribution facility DST a particularly 
attractive investment for Cove Capital. 

“We originally acquired the Winston-Salem 
industrial property approximately four years 
ago because we saw the asset possessed core 
real estate value with a stable, investment grade 
tenant, and strategically connected to Smith-
Reynolds Airport via a major transportation 
artery running through the heart of the 
Winston-Salem sub-market,” said Lapin. 

According to Lapin, like all of the Delaware 
Statutory Trust investments Cove Capital 
invests in, this property was carefully vetted by 
the Cove team of due diligence and analytics 
experts before it was made available as a custom 
DST to investors. 

“We are very pleased to have provided our 
investors with stable, uninterrupted monthly 
distributions throughout the entire hold 
period and throughout the COVID-19 
pandemic.  While past performance is 
certainly no guarantee of future results, and 
any real estate investment comes with risks, we 
were pleased to successfully go full cycle and 
deliver attractive returns on a debt-free DST 
investment for our clients*,” said Lapin. 
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The Cove Real Estate Acquisition Fund I 
successfully delivered long-term capital growth 
for investors by acquiring and inventorying 
long-term net leased assets, multifamily assets, 
and private equity real estate investments for 
syndication.

Key Highlights: 

 ✔ Cove Capital takes its Real Estate Acquisition 
Fund I full-cycle for investors.

 ✔ Cove Capital provided uninterrupted monthly 
interest payments to investors throughout the 
COVID-19 Pandemic.

 ✔ Cove Capital has created multiple real estate 
debenture offerings in the form of acquisition 
funds.

(LOS ANGELES, CA ) Cove Capital Investments, LLC., a 
private equity real estate fi rm specializing in all-cash/debt-free 
Delaware Statutory Trusts and other investment off erings, 
announced it has successfully brought its fi rst real estate 
acquisition fund full cycle on behalf of a group of accredited 
investors. Utilizing its rigorous due-diligence processes and 
expert real estate acquisition models, Cove Capital was 
able to successfully redeem all the debentures issued by the 

Cove Acquisition Fund I, LLC with a full return of 100% 
of original principal invested and uninterrupted monthly 
interest payments at an annualized rate to investors. 

A “Full Cycle” real estate event is the term used to describe 
a real estate investment fund that has successfully raised and 
returned capital to a group of accredited investors after a 
period of time.

“It is gratifying to see our fi rst acquisition fund go full-cycle 
that satisfi ed our investment goals - uninterrupted monthly 
interest at a 7% annualized rate of return. We intend to 
continue our real estate securities off ering creation and this 
fi rst off ering will help attract new investors seeking current 
income potential to participate in future real estate fund 
investments,” said Chay Lapin, Managing Member and Co-
Founder of Cove Capital Investments.

Lapin explained that, for example, if an investor had invested 
$500,000 toward the off ering at the inception date of the 

Cove Capital Investments Announces Another Successful 
Return For Investors In Its First Debenture Real Estate 

Off ering Th at Has Gone Full Cycle*

*No representation is made that any DST investment will or is likely to achieve profi ts or losses similar to those achieved in the past or that losses 
will not be incurred on future offerings.
*Past performance does not guarantee or indicate the likelihood of future results. No representation is made that any DST investment will or is likely 
to achieve profi ts or losses similar to those achieved in the past or that losses will not be incurred on future offerings.
*The total return represents the total sales proceeds and distributions through the life of the asset, net of fees.   No representation is made that any 
investment will or is likely to achieve profi ts or losses similar to those achieved in the past or that losses will not be incurred on future offerings.
Diversifi cation does not guarantee profi ts or protect against losses. All real estate investments provide no guarantees for cash fl ow, distributions or appreciation as well as could result in a full 
loss of invested principal. Please read the entire Private Placement Memorandum (PPM) prior to making an investment. This case study may not be representative of the outcome of past or 
future offerings. Please speak with your attorney and CPA before considering an investment.
This material does not constitute an offer to sell nor a solicitation of an offer to buy any security. Such offers can be made only by the confi dential Private Placement Memorandum (the 
“Memorandum”). Please read the entire Memorandum paying special attention to the risk section prior to investing. This correspondence contains information that has been obtained 
from sources believed to be reliable. However, Cove Capital Investments, LLC does not guarantee the accuracy and validity of the information herein. Investors should perform their own 
investigations before considering any investment. IRC Section 1031, IRC Section 1033 and IRC Section 721 are complex tax codes therefore you should consult your tax or legal professional 
for details regarding your situation. This material is not intended as tax or legal advice.  There are material risks associated with investing in real estate, Delaware Statutory Trust (DST) properties 
and real estate securities including illiquidity, tenant vacancies, general market conditions and competition, lack of operating history, interest rate risks, the risk of new supply coming to 
market and softening rental rates, general risks of owning/operating commercial and multifamily properties, short term leases associated with multifamily properties, fi nancing risks, potential 
adverse tax consequences, general economic risks, development risks and long hold periods. All offerings discussed are Regulation D, Rule 506c offerings. There is a risk of loss of the entire 
investment principal. Past performance is not a guarantee of future results. Potential distributions, potential returns and potential appreciation are not guaranteed. For an investor to qualify 
for any type of investment, there are both fi nancial requirements and suitability requirements that must match specifi c objectives, goals, and risk tolerances. Securities offered through FNEX 
Capital, member FINRA, SIPC.
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*Past performance does not guarantee or indicate the likelihood of future results. No representation is made that any DST investment will or is likely 
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investigations before considering any investment. IRC Section 1031, IRC Section 1033 and IRC Section 721 are complex tax codes therefore you should consult your tax or legal professional 
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off ering, the total capital returned from the investment 
(inclusive of principal and monthly interest payments) 
would be an estimated $584,383.56 at the annualized 
interest of 7.00%.

In addition, Lapin explained that this acquisition fund 
allowed investors to contribute a minimum of $50,000 with 
a target hold period of four years, and included liquidity 
options that were also built into the investment. 

“Th is off ering has performed exactly as expected, and 
delivered uninterrupted monthly interest payments to our 
investors in this off ering even throughout the COVID-19 
Pandemic. Our investors received their full principal amount 

invested plus 7% accrued interest. While past performance 
does not guarantee or indicate the likelihood of future 
results, the positive returns of this acquisition fund marks a 
signifi cant victory for our investors and another successful 
outcome for the entire Cove team*,” said Lapin. 

COVE CAPITAL IN THE NEWS
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*Past performance does not guarantee future results
This material is a non-binding Indication of Interest brochure to assist the sponsor with the allocation of potential ownership interests. The offering is subject to revision, change, and cancel-
lation. There is no guarantee that the offering will be made. Upon commencement of the offering, you will be provided with a Private Placement Memorandum (PPM) which will discuss the 
offerings business plan and risk factors which you are encouraged to read in its entirety prior to considering an investment. The offering is made available to accredited investors only under 
Regulation D Rule 506c. All real estate and DST investments carry the risk of a complete loss of invested capital and that returns/cash flow/appreciation/distributions after appreciation are 
not guaranteed and could be lower than anticipated. Please read the entire Private Placement Memorandum (PPM) for a full discussion of the business plan and risk factors prior to investing. 
The Sponsor may potentially utilize equity or financing in the form of a bridge loan, first mortgage, preferred equity or mezzanine financing regarding the acquisition of the Property. This poses 
a level of risk to investors if the Sponsor was unable to raise the entire offering amount and retire the equity or financing, including foreclosure and a complete loss of investor capital. By 
accepting this material, you agree to keep all terms and provisions of this offering and the lease confidential, and you will not share or disseminate any of the information in this offering or 
the lease.  There is no guarantee such objectives will be met. Securities offered through FNEX Capital LLC, member FINRA, SIPC.  2.14.2023
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a level of risk to investors if the Sponsor was unable to raise the entire offering amount and retire the equity or fi nancing, including foreclosure and a complete loss of investor capital. By 
accepting this material, you agree to keep all terms and provisions of this offering and the lease confi dential, and you will not share or disseminate any of the information in this offering or 
the lease.  There is no guarantee such objectives will be met. Securities offered through FNEX Capital, member FINRA, SIPC. 

COVE’S EXIT STRATEGY 
PROVIDES FOR MULTIPLE 

POTENTIAL OPTIONS*

  Individual Asset Sales To 
1031 Exchange Investors

  Individual Asset Sales 
To REITs, Family Of� ces, 
Investment Funds, & Other 
Professional Investors

  Portfolio Sales Of Assets

  721 UPREIT Rollup

  Hold For Long-Term Income 
& Appreciation Potential

*Please note that there is no guarantee that these exit 
strategies may be utilized. Please also note that there is 
no guarantee for a pro� table exit or sale of any real estate 
investment offering.

Cove Capital Investments Exit Strategy
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*Past performance does not guarantee future results
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the lease.  There is no guarantee such objectives will be met. Securities offered through FNEX Capital LLC, member FINRA, SIPC.  2.14.2023

Source: https://ir.tractorsupply.comSource: Offering Memorandum
*Past performance does not guarantee or indicate the likelihood of future results.*Average Annualized return is defi ned as total return including profi t on sale and monthly distributions 
earned on an annualized basis and is calculated as if an investor closed on their DST investment the same day that the DST closed on the property. *Total return consists of initial return of investor 
principal, monthly distributions, and profi t upon sale.
There are material risks associated with investing in real estate, Delaware Statutory Trust (DST) properties and real estate securities including illiquidity, tenant vacancies, general market conditions 
and competition, lack of operating history, interest rate risks, the risk of new supply coming to market and softening rental rates, general risks of owning/operating commercial and multifamily 
properties, short term leases associated with multifamily properties, fi nancing risks, potential adverse tax consequences, general economic risks, development risks and long hold periods. All 
offerings discussed are Regulation D, Rule 506c offerings. There is a risk of loss of the entire investment principal. Past performance is not a guarantee of future results. Potential distributions, 
potential returns and potential appreciation are not guaranteed. For an investor to qualify for any type of investment, there are both fi nancial requirements and suitability requirements that must 
match specifi c objectives, goals, and risk tolerances. Securities offered through FNEX Capital, member FINRA, SIPC.

Offering Name: Cove Greenville 17 Debt-Free 
DST

Asset Class: Single Tenant Net Lease

Location: Greenville, SC

Offering LTV: 0% All Cash/Debt-Free

Average Annualized 
Return:*

12.60%

Total Return:* 121.57%

Offering Name: Cove Missoula Multifamily 
Debt-Free DST

Asset Class: Multifamily

Location: Missoula, MT

Offering LTV: 0% All Cash/Debt-Free

Average Annualized 
Return:*

18.29%

Total Return:* 149.21%

Offering Name: Cove Acquisition Fund 1, LLC

Asset Class: Debenture

Location: Various Locations

Offering LTV: 0% All Cash/Debt-Free

Average Annualized 
Return:*

7.00%

Total Return:* 109.80%

Offering Name: Cove Winston-Salem Indus-
trial Distribution Facility DST

Asset Class: Distribution Center Net Lease

Location: Winston-Salem, NC

Offering LTV: 0% All Cash/Debt-Free

Average Annualized 
Return:*

7.19%

Total Return:* 126.72%

Offering Name: Cove Airport Distribution 21 
Debt-Free DST

Asset Class: Industrial Net Lease

Location: Elk Grove Village, IL

Offering LTV: 0% All Cash/Debt-Free

Average Annualized 
Return:*

12.37%

Total Return:* 121.08%

Offering Name: Cove Dulles Distribution 
Debt-Free DST

Asset Class: Industrial Net Lease

Location: Washington D.C. Metro Area

Offering LTV: 0% All Cash/Debt-Free

Average Annualized 
Return:*

8.67%

Total Return:* 126.44%

Offering Name: Cove Tacoma Data Center 
Debt-Free DST

Asset Class: Net Lease Data Center

Location: Tacoma, WA

Offering LTV: 0% All Cash/Debt-Free

Average Annualized 
Return:*

5.57%

Total Return:* 116.90%

12.60%*
Average
Annualized
Return

7.19%*
Average
Annualized
Return

18.29%*
Average
Annualized
Return

12.37%*
Average
Annualized
Return

7.00%*
Average
Annualized
Return

5.57%*
Average
Annualized
Return

8.67%*
Average
Annualized
Return

Full Cycle Summary as of 
January 2023
*Past performance does not guarantee or indicate the likelihood of future results. No representation is made that any DST or investment will or is likely to achieve 
profi ts. Similar to those achieved in the past or that losses will not be incurred on future offerings. Diversifi cation does not guarantee profi ts or protect against 
losses. All real estate investments provide no guarantees for cash fl ow, distributions or appreciation as well as could result in a full loss of invested principal. 
Please read the entire Private Placement Memorandum (PPM) prior to making an investment. This case study may not be representative of the outcome of past or 
future offerings. Please speak with your attorney and CPA before considering an investment.



One of the most important questions Delaware Statutory 
Trust real estate investors need to ask themselves is, “What is 
my long-term, exit strategy?” Most Delaware Statutory Trust 
(DST) investments are typically held for approximately 5-10 
years (although it could be shorter or longer). After that, the 
DST investment will typically go “Full-Cycle”, a term used 
to describe a DST property that is purchased on behalf of 
investors and then after a period of time is sold on behalf 
of investors. While the two most common exit strategies  
for DST investors include cashing-out and paying taxes 
or continuing with another 1031 Exchange, Cove Capital 
Investments can potentially off er investors a third exit option: 
a 721 UPREIT. Once your DST investment goes full-cycle, 
investors need to evaluate what their next investment move 
should be, including considering the 721/UPREIT option. 

What is a 721 UPREIT Exchange?
Th e term “UPREIT” is short for Umbrella Partnership Real 
Estate Investment Trust, which is an operating partnership 
subsidiary of a REIT that holds and operates real property. 
Section 721 of the Internal Revenue Code allows owners of 
real estate property to contribute, on a tax deferred basis, their 
physical property to a partnership, in exchange for interests 
in the partnership ( a 721 Transaction). Th is structure allows 
holders of real estate to exchange real property for economic 
interest in the REIT in the form of operating partnership 
units by contributing that property to the partnership in 
a 721 Transaction. Th e operating partnership units have 
economic rights that are identical to the rights of the shares 
of the REIT, and after a designated holding period can be, 

The Two-Step 721 UPREIT Process

Relinquished Property 
Sale

Investor sells investment 
property with the 

intention of executing a 
1031 Exchange.

Property Exchanged for 
Fractional DST Interest

1031 Exchange funds are 
used to purchase interests 

in a DST and held for a 
period of time.

The 721 Exchange Transaction 
- REIT OP Units Issued in 

Exchange for DST Interests

Interests in the DST are 
contributed, on a tax deferred 

basis, to a REIT’s operating 
partnership in exchange for 
operating partnership units.

Th e 721 Exchange UPREIT Exit Strategy for Delaware 
Statutory Trust Investors

Representative Photo

*Past performance does not guarantee future results.
*Please note that there is no guarantee that this exit strategy will be utilized.  Please note that this is no guarantee for a profi table exit or sale of any real estate investment offering.  Diversifi -
cation does not guarantee profi ts or protection against losses.
*This material is a non-binding Indication of Interest brochure to assist the sponsor with the allocation of potential ownership interests. The offering is subject to revision, change, and cancel-
lation. There is no guarantee that the offering will be made. Upon commencement of the offering, you will be provided with a Private Placement Memorandum (PPM) which will discuss the 
offering’s business plan and risk factors which you are encouraged to read in its entirety prior to considering an investment. The offering is made available to accredited investors only under 
Regulation D Rule 506c. All real estate and DST investments carry the risk of a complete loss of invested capital and that returns/cash fl ow/appreciation/distributions after appreciation are 
not guaranteed and could be lower than anticipated. Please read the entire Private Placement Memorandum (PPM) for a full discussion of the business plan and risk factors prior to investing. 
The Sponsor may potentially utilize equity or fi nancing in the form of a bridge loan, fi rst mortgage, preferred equity or mezzanine fi nancing regarding the acquisition of the Property. This poses 
a level of risk to investors if the Sponsor was unable to raise the entire offering amount and retire the equity or fi nancing, including foreclosure and a complete loss of investor capital. By 
accepting this material, you agree to keep all terms and provisions of this offering and the lease confi dential, and you will not share or disseminate any of the information in this offering or 
the lease.  There is no guarantee such objectives will be met. Securities offered through FNEX Capital, member FINRA, SIPC. 



if the investor chooses to, converted into shares of the REIT 
(in a taxable transaction) for liquidity purposes.

Investors seeking to defer capital gains taxes while increasing 
diversifi cation in real estate should consider using a 721 
Exchange to realize the following potential benefi ts. 

Tax Advantages - When real estate is typically sold, the 
investor pays taxes on the capital gains realized as well as 
depreciation recapture. Th is leaves the investor with less 
capital for reinvestment. With the 721 exchange, the investor 
can avoid this hefty tax through a tax-deferred exchange of 
appreciated real estate for shares in an operating partnership. 
Th ese operating partnership units are also known as OP 
Units. 

Capital gains can be deferred until the investor sells the 
OP Units, converts the OP Units to REIT shares, or the 
contributed property is sold by the acquiring operating 
partnership.

Diversifi cation - Many investors incur concentration risk by 
owning one property in a single market. REITs tend to own 
many assets diversifi ed through diff erent markets. Th e 721 
Transaction into a REIT can provide greater diversifi cation 
for an individual’s portfolio, which may reduce concentration 
risk. *

Income Potential - Investors potentially will receive income 
generated through distributions to the holders of the OP 
Units.

Liquidity - Th e ability to convert OP Units of the REIT 
to shares can provide potential liquidity benefi ts that are 
not standard with DST or property ownership. Partial or 
full liquidity may be achieved, potentially depending on 
availability determined by the company, by converting the 
OP Units to shares of the REIT. 

Estate Planning - Upon death, shares can be equally split 
and either held or liquidated by the benefi ciaries of the 
trust. Because these shares are passed through a trust, the 
benefi ciaries receive a step-up basis and can avoid capital 
gains taxes and depreciation recapture. 

One Important Caveat for Investors Interested in 721 
Exchanges is that REIT shares  themselves are not eligible 
to be  used in a 1031 Exchange, and  therefore once a 721 
Exchange is completed, this is the end of the line for deferral 
of capital gains taxes. If the shares of the REIT are sold, or 
the REIT sells a portion of the portfolio and returns the 
investor’s capital, the investors will be required to recognize 
any capital gains or loss when they fi le their taxes. Th e 721 
Exchange option is one that Cove intends to off er DST 
investors in addition to the ability to potentially complete 
another 1031 exchange into more DST investments, cash 
out and pay taxes or a combination of each. 

Contributor/DST
Owner

Operating 
Partnership

REIT

Diversifi ed Portfolio 
of Properties*

How Does a 721 UPREIT Work?

DST Property

Operating Partnership 
(OP) Units

*Past performance does not guarantee future results.
*Please note that there is no guarantee that this exit strategy will be utilized.  Please note that this is no guarantee for a profi table exit or sale of any real estate investment offering.  Diversifi -
cation does not guarantee profi ts or protection against losses.
*This material is a non-binding Indication of Interest brochure to assist the sponsor with the allocation of potential ownership interests. The offering is subject to revision, change, and cancel-
lation. There is no guarantee that the offering will be made. Upon commencement of the offering, you will be provided with a Private Placement Memorandum (PPM) which will discuss the 
offering’s business plan and risk factors which you are encouraged to read in its entirety prior to considering an investment. The offering is made available to accredited investors only under 
Regulation D Rule 506c. All real estate and DST investments carry the risk of a complete loss of invested capital and that returns/cash fl ow/appreciation/distributions after appreciation are 
not guaranteed and could be lower than anticipated. Please read the entire Private Placement Memorandum (PPM) for a full discussion of the business plan and risk factors prior to investing. 
The Sponsor may potentially utilize equity or fi nancing in the form of a bridge loan, fi rst mortgage, preferred equity or mezzanine fi nancing regarding the acquisition of the Property. This poses 
a level of risk to investors if the Sponsor was unable to raise the entire offering amount and retire the equity or fi nancing, including foreclosure and a complete loss of investor capital. By 
accepting this material, you agree to keep all terms and provisions of this offering and the lease confi dential, and you will not share or disseminate any of the information in this offering or 
the lease.  There is no guarantee such objectives will be met. Securities offered through FNEX Capital, member FINRA, SIPC. 
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877.899.1315

*Past performance does not guarantee future results.
This material is a non-binding Indication of Interest brochure to assist the sponsor with the allocation of potential ownership interests. The offering is subject to revision, change, 
and cancellation. There is no guarantee that the offering will be made. Upon commencement of the offering, you will be provided with a Private Placement Memorandum (PPM) 
which will discuss the offerings business plan and risk factors which you are encouraged to read in its entirety prior to considering an investment. The offering is made available 
to accredited investors only under Regulation D Rule 506c. *All real estate and DST investments carry the risk of a complete loss of invested capital and that returns/cash flow/
appreciation/distributions after appreciation are not guaranteed and could be lower than anticipated. Please read the entire Private Placement Memorandum (PPM) for a full 
discussion of the business plan and risk factors prior to investing. The Sponsor may potentially utilize equity or financing in the form of a bridge loan, first mortgage, preferred 
equity or mezzanine financing regarding the acquisition of the Property. This poses a level of risk to investors if the Sponsor was unable to raise the entire offering amount and 
retire the equity or financing, including foreclosure and a complete loss of investor capital. By accepting this material, you agree to keep all terms and provisions of this offering 
and the lease confidential, and you will not share or disseminate any of the information in this offering or the lease. Securities offered through FNEX Capital, member FINRA, SIPC. 
There is no guarantee such objectives will be met. 2.9.2023
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