ARROYOBEL ASSET ADVISORS LLC

PECOS
PROFESSIONAL
PLAZA
16611 S. 40th Street, Phoenix, AZ 85048

ArroyoBel Assets Advisors LLC ("ABAA") is pleased to present
an opportunity to invest in Pecos Professional Plaza.
The Property, built in 2006 is a 38,856 RSF, nine tenant, 95%
occupied multi-tenant medical office property. It is situated in
the rapidly expanding Southeast Metro Phoenix submarket.
It is adjacent to the newly opened Loop 202/I-10 full diamond
interchange providing the property excellent access to
expanding residential areas within SE Phoenix.
The Property offers financial security in that as of March 1,
2021, there are 644 months of scheduled rental income under
the existing leases with a lease term of 79 months or 6.6 years
per Tenant. There have been no missed payments since the
start of Covid in March 2020.
Guarantees - All leases are personally guaranteed by the
tenants and in some instances, physician partners within the
individual practices.
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EXECUTIVE SUMMARY
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CONTINUED
Pecos Professional Plaza ("PPP" or the "Property") is very much
the type of asset ABAA targets for acquisition.
Pecos Professional Plaza is a well located and well maintained
asset that has solid fundamentals, a stabilized financial position
and guaranteed, NNN leases.
ABAA believes the tenants (who built the property for their own
use) will be inclined to stay at lease expiration and this fits well
with ABAA's strategy of achieving high rates of tenant retention
and renewal.
This asset provides a very secure opportunity to obtain 13% plus
returns over the hold period while insulating our investors from
fallout related to Covid 19.
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INVESTMENT HIGHLIGHTS
STABILITY WITH MINIMAL NEAR-TERM ROLLOVER
The Property offers financial security in that as of March 1, 2021, there are 644 months of scheduled rental income for the existing leases with a weighted
average lease term of 79 months or 6.6 years per Tenant. Further, two of the three largest tenants have leases that expire 9 years from acquisition date.
LOCATION IN HEART OF GROWING SILICON DESERT
The Property is located within the Silicon Desert with close proximity to the recently completed Loop 202/I-10 full diamond freeway interchange. The
Chandler/Tempe area is nationally renowned for attracting strong international technology employers. There is a highly-educated workforce, synergy created
by both Arizona State University and a complementary base of excellent employers and local talent.
BUILDING CONFIGURATION
Pecos Professional Plaza is designed as a four-building walk-up style configuration around a large central fountain courtyard. It can be assessed from any
direction through four gated ingress/egress entry points. The Property has a 6.4:1,000 RSF parking ratio (248 spaces) suitable for staff and client parking
consisting of 200 open surface parking, 40 covered and 8 handicap spaces. In the current environment, we have found walk-up style medical the preferred
format for family practices.
LIMITED ACQUISITION RISK
Sponsorship will be placing a 60% loan to purchase price, 3.25%, 30-year amortized loan. This conservative debt ratio will reduce the overall risk of the
property. As an additional layer of financial security, Sponsor has built into the proforma $380,000 worth of capital reserves. A national real estate appraisal
group hired by the Sponsor appraised the asset at $12,175,000, and the Property is under contract at a net value of $11,900,000 .
EXPERIENCED OWNERSHIP
ABAA leadership averages over 30 years’ experience in commercial real estate. Sponsorship prides itself on a high degree of interaction with its tenants
(customers) and has a strong track record of tenant retention.
EXCEPTIONAL RISK ADJUSTED RETURNS
A targeted IRR to our investors of 13+% with a 1.6x equity multiple over a 4-year anticipated hold provides value-add returns for an asset with a core-plus risk
profile. Sponsor will not participate in any promote until after all investors have received the full return of their capital and an 8% rate of return.
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INVESTMENT STRUCTURE
Arroyo PPP Operating LLC, an Arizona limited liability company, was formed for the sole purpose of owning Pecos Professional
Plaza. ArroyoBel Asset Advisors LLC will act as Manager. The Manager has obtained a loan commitment from TIAA Bank for a
$7,475,000 loan with a rate of 3.25%, term of 10 years and amortization of 30 years. The total equity raise will be $5,200,000. The
minimum investment is $25,000. Each membership unit is valued at $25,000.
Sponsor is taking an acquisition fee of 1.5% as part of this investment. Sponsor will be taking an asset management fee equal to 3% of
the asset's generated Gross Revenues.
Lastly, Seller is leaving behind $275,000 as part of the $380,000 reserve that Sponsor is establishing day 1. Note that after adjusting
for the reserve, we are purchasing the asset for a slightly lower price than the $12,175,000 appraised value.
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INVESTMENT STRUCTURE

CONTINUED

Note that Sponsor will not be taking any promotes until after the investors have received :

A return of 100% of their capital, and
An 8% per annum return on their investment
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THE BUSINESS PLAN
The Pecos Professional Plaza medical office building (the “Property”) offers long term stability through in-place leases with
a weighted average expiration of six and one-half years. Said leases expire on a staggered basis between 2026 and 2030.
The core tenants have been occupants of the Property since 2006.
Maintain asset in such a manner that each of the tenant is highly inclined to renew at the expiration of their lease term.
Assist practices that are transitioning from founding lead doctor to new doctors within the ownership structure of the
practice, with the goal of high retention and renewal rates.
Lower CAM without affecting operations negatively to provide a solid economic option for tenants.
Reposition signage to modernize the look and provide better directional signs for patients.

Obtain long-term market based renewal of the only month-to-month tenant,or alternatively, find replacement tenant.
Access economic viability of leasing the remaining 5% vacant space – cost benefit analysis.
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PROPERTY/LOCATION
Building Size
±38,856 SF
Land Area
±5.32 ACRES (±231,740/SF)
Zoning
C-2 PCD, CITY OF PHOENIX
Year Built/Renovated
2006
Parking
±248 SPACES
COVERED: 40 (8 HANDICAP)
OPEN SURFACE: 200
RATIO: 6.4/1,000 RSF
Occupancy
95%
Pecos Professional Plaza
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TEAM LEADERS
CHUCK BRUNI, MANAGING PRINCIPAL
With 30 years’ experience in mergers and acquisitions, consulting, and real estate finance with firms such as Bain
& Co., LaSalle Partners, and Jones Lang LaSalle, Chuck utilizes his experience to identify sector opportunities in
real estate positioned to outperform the market in terms of risk-adjusted returns. He further structures the
individual investments for reduced risk resulting in a track record of never having lost investor dollars and never
having experienced a capital call.
As Manager of LaSalle Partners and then Jones Lang LaSalle’s Capital Markets Group, Chuck structured some of
the industry’s most complicated tax-oriented transactions while completing over $2.5 billion of third-party equity
and debt raises for his clients. He also led the $200 million recapitalizations of Library Tower in Los Angeles,
successfully placing the first single-asset securitization on the West Coast.
As Co-Founder of ArroyoBel’s predecessor, Arroyo Realty Partners Chuck developed a strategy to
institutionalize four of Arroyo’s Hawaii-based assets by packaging them into a single portfolio which proved
successful when the $65mm portfolio sold to a Wall Street investment firm for $100mm, securing client returns
on individual assets ranging from 45% to over 200%.
Chuck is a graduate of Occidental College with a bachelor’s degree in Economics and holds an MBA with Honors
from the Tuck School of Business at Dartmouth College.
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TEAM LEADERS
NEAL SMALER, MANAGING PRINCIPAL
As a Co-Founder and Managing Principal of ArroyoBel Asset Advisors LLC, Neal brings over 40 years
experience as a real estate and finance professional and entrepreneur. His experience across a diverse set of
companies is a major asset supporting ArroyoBel’s approach to developing innovative investment programs for
its investors and partners. He has taken his entrepreneurial know-how and pooled that with an in-depth
institutional proficiency and established a proven track record.
Prior to ArroyoBel, Neal’s investment and advisory firms specialized in the purchasing, leasing, and financing of
properties leased under triple-net leases for their own portfolios which totaled in excess of $600 million of real
property.
Before entering the real estate field, Neal practiced public accounting as a partner in a national accounting firm
as well as in a private firm. He also applied his core expertise in business finance and operations acting as the
chief financial officer and/or operating officer in various entities ranging from a savings and loan to
manufacturing concerns.

Neal is a graduate of the University of California-Los Angeles with a BA in business administration.
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PRIVATE PLACEMENT
All prospective investors must certify that they are accredited investors, and provide either supporting
documents or third party verification that they are eligible for this type of illiquid investment, and must
acknowledge that they have received and read all investment materials. Direct and indirect purchase of
real property involves significant risks, including without limitation market risks, risk related to sale and
risks specific to a given property. The securities offerings posted in this offering or on Sponsor's website
are speculative. Investments posted in this OM or on the website are NOT insured by the FDIC or by any
other Federal Government Agency, are NOT Bank deposits, are NOT guaranteed by ArroyoBel Asset
Advisors LLC or any of its affiliates, and MAY lose value. Neither the SEC nor any federal or state securities
commission or regulatory authority has recommended or approved any investment or reviewed the
accuracy or completeness of any of the information or materials posted on the website. Neither ArroyoBel
Asset Advisors LLC nor any of its directors, officers, employees, representatives, affiliates or agents shall
have any liability whatsoever arising, for any error or incompleteness of fact or opinion in, or lack of care in
the preparation or publication, of the materials and communication herein or the or that the valuation of
any securities offering is appropriate. Prior results are not indicative of future performance and “forward
looking statements” may be published in this offering or on the web site; actual results may vary materially.
All investors must make their own determination of whether or not to make any investment, based on their
own independent evaluation of the investment and their risk tolerance.
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