
September 2017

Location
Securing this loan initially is an 11.5-acre site located 
at 3411 Silverside Road in Wilmington, DE, four 
miles north of downtown.  The entire loan is to be 
funded over two years to support the construction 
of a residential-oriented, mixed-use property.  
Wilmington is in New Castle County, and together 
they are in the epicenter of the most prosperous, 
densely populated megalopolis in the country; 
more than 25% of the U.S. population lives within 
a 300-mile radius.  Within two miles of I-95, the 
major north-south highway connecting the East 
Coast metro area, its location provides excellent 
access to downtown Wilmington (10 minutes) and 
Philadelphia (40 minutes), and to Philadelphia 
International Airport (30 minutes).  Both New York 
and Washington are an hour and 45 minutes away 
via Amtrak.    

The Wilmington apartment market is healthy, with 
low vacancy and continually rising rents.  Due to 
a lack of developable sites and difficult regulatory 
obstacles, there has been no new supply delivered 
in the northern Wilmington suburbs in 20 years.  
Recent vacancy has been 2.6% and Class-A rents 
have been rising since 2005.  Recent employment 
growth has been twice the national average.  
Household income within a mile radius is $133,000.  

Property
The property will be a Class-A, mixed-use property 
consisting of 166 residential rental units in three 
buildings, 26,085 square feet of ground floor retail 
space, and 485 parking spaces.  This is the first 
phase of development of The Residences at Concord 
Plaza, which is expected to include one additional 
phase for a total of 284 units.  Residential units 
will feature 42-inch cabinets, granite countertops, 
stainless steel appliances, walk-in closets, in-unit 
washer/dryer, nine-foot ceilings, balconies and 
patios.  The property will also offer residents a 
club room with wet bar, pool table and widescreen 
television, a catering kitchen, fitness center and 
outdoor pool, lounge with fire pit, grill and terrace, a 
business center, pet grooming station, bike storage, 
as well as controlled building access and elevators.

Opportunity
The borrower is The Buccini/Pollin Group, Inc. 
(“BPG”), a privately held and full-service real estate 
company engaged in acquisition, development, 
and management.  Headquartered in Wilmington, 
BPG has acquired or developed 100 properties 
valued in excess of $3 billion.  They include seven 
million square feet of office, flex, and retail space 
in 69 buildings; 27 internationally branded hotels 
valued at over $1 billion; and nine major residential 
communities comprising more than 2,000 units.  
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Mezzanine Loan: $8.81 million funded over 24 months

Term: 36 months

Interest Rate: 12%

Fees: 1% origination, 2% exit, 1% extension

Loan-to-Value Ratio: 75% when fully funded
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Past performance is not a guarantee of future results. 

Active in Wilmington for 15 years, BPG has invested 
more than $1 billion in the county and is the largest 
multifamily landlord in the Wilmington CBD.

Owner of this property since 2003, BPG has invested 
a substantial equity in it and the adjacent Concord 
Plaza.  When BPG purchased Concord Plaza, it was 
being utilized as office space with AstraZeneca 
Pharmaceuticals the largest tenant with 40% of 
the rentable office park.  Over three years ending 
in December 2014, AstraZeneca moved out in 
phases while it developed its new North American 
headquarters a mile away from Concord Plaza.  As 
AstraZeneca began vacating, BPG strategically 
did not re-lease the space and focused instead on 
relocating other tenants.  Now the vacated buildings 
are being demolished to make way for the new, 
mixed-use property.  BPG expects to hold and 
manage Concord Plaza and to repay Terra’s loan 
through a refinancing.  A sale of the property at a 
cap rate 36% worse than the appraiser has estimated 
would generate proceeds to repay the loan as well.  

Some reasons we like this loan...
• Experienced borrower with strong track record: 

 BPG has completed successfully two similar 
projects in the Wilmington area.  They currently 
manage nine major residential communities 
comprised of more than 2,000 units.  Terra has 
financed two successful projects for BPG.

• Borrower equity pledged:   At closing, BPG 
will have invested $13.5 million of cash equity, 
which will be pledged to Terra.  Total loan-to-
cost is 73.5%.

• Major construction risks usually include 
cost overruns and lease-up:  All construction 
documents have been completed by the 
architect, Barton Architects, and a guaranteed 
maximum price (“GMP”) contract is in place with 
the project’s general contractor.  The Wilmington 
apartment market is healthy, with low vacancy 
and continually rising rents.  Due to a lack 
of developable sites and difficult regulatory 
obstacles, there has been no new supply 
delivered in the northern Wilmington suburbs in 
over 20 years.  The lack of new supply has led to 
pent up demand and is reflected in the Class-A 
vacancy rate of 2.6% as of August 2016.  Rent 
growth has been steady, with Class-A rents rising 
by 2.4% per year, on average, since 2005.

• Lender-controlled reserves:  During the 
investment term, approximately $40 million will 
be spent on soft and hard costs to complete 
the project. Terra and Capital Source (the senior 
lender) will review and approve draw requests, 
along with their construction consultant, Project 
Control Associates, further ensuring that the 
project stays on schedule and budget.
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THIS IS NEITHER AN OFFER TO SELL NOR A SOLICITATION OF AN OFFER TO BUY THE SECURITIES DESCRIBED 
HEREIN.  AN OFFERING IS MADE ONLY BY A PROSPECTUS.  THIS LITERATURE MUST BE PRECEDED OR 
ACCOMPANIED BY A CURRENT PROSPECTUS. AS SUCH, A COPY OF THE CURRENT PROSPECTUS MUST BE 
MADE AVAILABLE TO YOU IN CONNECTION WITH THIS OFFERING. BEFORE YOU MAKE AN INVESTMENT IN THIS 
OFFERING, YOU SHOULD READ AND CAREFULLY REVIEW THE CURRENT PROSPECTUS IN ORDER TO UNDERSTAND 
FULLY ALL OF THE IMPLICATIONS INCLUDING THE RISKS, CHARGES AND EXPENSES OF THE OFFERING OF 
SECURITIES TO WHICH IT RELATES. No Offering is made except by a prospectus filed with the Department of Law of 
the State of New York. Neither the Attorney-General of the State of New York nor any other state or federal regulator 
has passed on or endorsed the merits of this offering or these securities or confirmed the adequacy or accuracy of the 
prospectus. Any representation to the contrary is unlawful. All information contained in this material is qualified in its 
entirety by the terms of the current prospectus. The achievement of any goals is not guaranteed.

Terra Capital Markets (Member FINRA/SIPC) is the dealer manager for Terra Income Fund 6, Inc., which is a business 
development company (BDC).

An investment in Terra 6 is speculative and involves a high degree of risk.

We invest in securities that are rated below investment grade by rating agencies or that would be rated below 
investment grade if they were rated. Below investment grade securities, which are often referred to as “junk,” have 
predominantly speculative characteristics with respect to the issuer’s capacity to pay interest and repay principal. They 
may also be difficult to value and illiquid.

We do not intend to list our shares on any national securities exchange during or for a significant time after the end 
of the offering, and we do not expect a secondary market in the shares to develop. An investment in our shares is not 
suitable for you if you need access to the money you invest. If you are able to sell your shares, you will likely receive less 
than your purchase price.  

Our distributions may be funded from unlimited amounts of offering proceeds or borrowings, which may constitute a 
return of capital and reduce the amount of capital available to us for investment. Distributions funded from a return of 
capital are not funded from our net profit. Any profits returned to stockholders through distributions will be distributed 
after payment of fees and expenses.

This is a ‘‘best efforts’’ offering, and if we are unable to raise substantial funds, we will be limited in the number and 
type of investments we may make, and the value of your investment in us may be reduced in the event our assets 
under-perform. Because our dealer manager is one of our affiliates, you will not have the benefit of an independent due 
diligence review of us, which is customarily performed in firm commitment offerings; the absence of an independent 
due diligence review increases the risks and uncertainty you face as a stockholder. Our board of directors may change 
our operating policies, objectives or strategies without prior notice or stockholder approval, the effects of which may be 
adverse. There may be conflicts of interest related to obligations our advisor has to our affiliates and to other clients.

Economic activity in the United States was adversely impacted by the global financial crisis of 2008 and has yet to fully 
recover. These conditions may make it more difficult for us to achieve our investment objectives. Our ability to achieve 
our investment objectives depends on Terra Income Advisors’ ability to manage and support our investment process. If 
our advisor were to lose any members of its senior management team, our ability to achieve our investment objectives 
could be significantly harmed. If we overestimate the value or income-producing ability or incorrectly price the risks of 
our investments, we may experience losses.

As a public company, we are subject to regulations not applicable to private companies, such as provisions of the 
Sarbanes-Oxley Act. Efforts to comply with such regulations will involve significant expenditures, and non-compliance 
with such regulations may adversely affect us. Prior to raising significant capital, we may be required to keep a 
significant portion of our offering proceeds in cash and cash items (including receivables) and U.S. government 
securities to enable us to acquire assets that meet our desired investment profile and to meet certain RIC qualification 
requirements. As a result, until we have raised substantial capital, your return may be lower due to the lower rates 
available on cash and cash items and U.S. government securities. Foreclosures create additional ownership risks that 
could adversely impact our returns on mortgage investments. Delays in liquidating defaulted mortgage loans could 
reduce our investment returns. You may have current tax liability on distributions you elect to reinvest in our common 
stock but would not receive cash from such distributions to pay such tax liability.

We intend to qualify as a RIC for federal income tax purposes but may fail to do so. Such failure would subject us to 
federal income tax on our taxable income (which would not be reduced by dividends we distribute), which would have a 
material adverse effect on our financial performance.


