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EXECUTIVE SUMMARY 
Overview.  Chesterfield Faring, Ltd. (“CFL”) is acquiring two (2) first mortgage loans (the “Loan(s)”) with a total unpaid principal balance (“UPB”) of $12.97 
million from First Bankers Trust NA (“FBT”) who will finance $8.3 million (the “Bank Loan”) in order for CFL to pay a total cost of $9.3 million (the “Loan 
Cost”).  The cost difference between the Bank Loan and the Loan Cost is $1.0 million (the “Investment”).  CFL is seeking the Investment from you as junior loan 
participants.  The Loans are secured by; i) two (2) prime Class A office buildings (the “Buildings”) containing 312,665 SF plus ii) two (2) parking lots (the “Lots”) 
in downtown Springfield, Illinois.  The Loans are currently performing.  One Loan matured late 2018 but remains current.  The Buildings are valued at approximately 
$12.0 million (the “Value”). The Loan Cost represents: i) 71.72% Loan Cost to UPB and ii) 77.35% Loan Cost to Value.  The net equity is approximately $2.7 
million, the difference between the Loan Cost and the Value.  The current annual net operating income (“NOI”) for the Buildings (including the Lots) is $841,949.           

Favorable Bank Financing.  FBT has a current relationship with CFL.  When CFL purchased five (5) loans for $2.1 million from FBT on February 1, 2019, FBT 
provided $1.1 million in financing which CFL repaid by March 20, 2019.  As a result, FBT agreed to provide very favorable financing to CFL at a four percent 
(4.0%) fixed simple annual interest for a five (5) year term for $8.3 million loan (the “Bank Loan”).  The annual debt service of the Bank Loan will be $332,000 
(the “Debt Service”).  After deducting the Debt Service from the NOI, the spread is $509,949.    

Loan Modification with Borrower.  The current borrower (the “Borrower”) is a former client of CFL.  CFL entered a negotiation with the Borrower that will 
provide a discounted payoff at $11.0 million in the next two years but in the meantime provides a 5.5% simple interest per annum on the $12.97 million Loans 
balance or $713,230 per annum.  This provides potential annual spread income of $381,230 to CFL.  However, there is substantial work that the Buildings require 
that may cause a current pay of $500,000 plus an accrual paid later.  In any case, CFL will have adequate cash flow to pay 18.0% annual interest to its investors.     

Participations.  CFL is sharing this $1.0 million Investment opportunity with a select number of investor(s) to be loan participants (“Participants”). The Investment 
is divided into smaller participations (the “Participations”) as follows: i) four (4) $150,000 unit(s) (the “Series A”) totaling $600,000 paying 18.0% per annum on 
a current basis at 1.5% per month, ii) four (4) $50,000 unit(s) (the “Series B”) totaling $200,000 paying 18.0% per annum on a current basis at 1.5% per month plus 
an accrual of 50 BPS per month totaling 24% per annum, but if cash flow is adequate, the Accrual will be paid currently, plus iii) the Series C of $200,000 which 
CFL is purchasing.  The Series C is subordinate to both the Series A and Series B, and the Series B is subordinated to the Series A.  If repaid in less than six (6) 
months, the Series A and/or Series B will be paid a three percent (3.0%) exit fee increasing the annual yield of the Series A to 24.0% and the Series B to 30.0%.  
However, if paid after six (6) months then no exit fee will be paid.  Half Units are available for the Series A for $75,000.  

  

Loan Number Address  UPB  Loan Cost 
 % of 
UPB  Value  % of Value  Net Equity  NOI  SF 

 Cap 
Rate 

Maturity 
Date

433670 607 E. Adams 4,792,007$     3,700,000$   77.21% 6,042,200$    61.24% 2,342,200$      453,165$       152,665  7.50% 6/26/2018
447062 1 North Old State 8,175,818$     5,600,000$   68.49% 5,981,292$    93.63% 381,292$         388,784$       160,000  6.50% 4/10/2020
Totals 12,967,825$  9,300,000$  71.72% 12,023,492$ 77.35% 2,723,492$     841,949$      312,665 7.00%

Participations  Loan Amounts  Cumulative % of UPB
 % of 
Value 

 Interest 
Costs Debt Service

 Cumulative 
Debt Service  Net Income  

Modified Loan  $        12,967,825  $  12,967,825 5.50%  $        713,230 
Senior Loan 8,300,000$           8,300,000$     64.00% 69.03% 4.00% 332,000$         332,000$         381,230$       

Series A 600,000$              8,900,000$     68.63% 74.02% 18.00% 108,000$         440,000$         273,230$       
Series B 200,000$              9,100,000$     70.17% 75.69% 24.00% 48,000$           488,000$        225,230$       
Series C 200,000$              9,300,000$     71.72% 77.35% NA -$                  
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Collateral.  The Buildings include: i) 607 East Adams 
Street (“Adams”) plus ii) 1 North Old State Capitol Plaza, 
Springfield, IL (the “Plaza”).  The Lots: i) 131 North 5th 
Street, Springfield, IL and ii) 328 Jefferson are included 
with the Plaza. 

Adams contains 152,665 SF of office space with PNC as 
a major tenant.  

Plaza contains 160,000 SF of office space plus a stand-
alone building with 6,000 SF.  It has significant 
technology/communication capabilities plus parking. 

Improvements.  The Buildings require approximately $650,000 of immediate improvements plus another $250,000 within the next 18 months (collectively, the 
“Improvements”). CFL will cause a cash sweep to accrue the monies required. CFL will direct the Borrower to invest $350,000 of their free cash flow from the 
cash sweep to make the Improvements.  

Sponsors. The Borrower is a joint venture between EEI Holding Corporation and Phoenix Grove Venture, LLC. John P. Pruitt and Robert W. Egizii (the 
“Guarantors”) guaranteed the Loans. Notes 447062 has a 60.0% personal guarantee, Note 447887 has a 100.0% personal guarantee, and Note 451595 has a 60.0% 
personal guarantee.    

CFL Obligations/ Compensation.  CFL is guarantying the Bank Loan.  CFL will asset manage/service the Loans at a cost to the Borrower at $3,500 a month.  The 
Series C purchased by CFL entitle CFL to all excess cash flow or interest income after the Series A and Series B are paid in full their monthly interest amount.  CFL 
is receiving a $100,000 acquisition/origination fee.   Costs to close the acquisition are estimated at another $75,000 for legal costs and syndication costs.    
  

PLAZA ADAMS 

Loan Number Address Purchase Price Value UPB NOI SF Cap Rate Maturity date
433670 607 East Adams Street 3,700,000$         6,042,200$    4,792,007$       453,165$     124,895          7.50% 6/26/2018
447062 1 North Old State 5,000,000$         5,181,292$    6,673,818$       388,784$     145,035          7.50% 4/10/2020
447887 131 North 5th Street 300,000$            400,000$        827,000$          4/10/2020
451595 328 Jefferson 300,000$            400,000$        675,000$          4/10/2020
Totals Totals 9,300,000$        12,023,492$ 12,967,825$    841,949$     269,930         

Parking Lot
Parking Lot
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PROFORMA 
 

 
 
 
 
 
 
 
 
 

One North East Adams Totals
SF 145,035          124,895      269,930          
Gross Income
Gross Potential Income 1,761,085$     1,577,136$  3,338,221$      
Vacancy 5.00% 88,054$          78,857$      166,911$         
Gross Effective Income 1,673,031$     1,498,279$  3,171,310$      
Gross Expenses  
RET 263,104$        185,713$     448,817$         
Insurance 31,988$          44,297$      76,285$          
Utilities 528,645$        297,838$     826,483$         
Repairs 225,615$        282,061$     507,676$         
Dues 500$               1,000$        1,500$            
Contract Labor 9,645$            16,045$      25,690$          
Janitorial 148,546$        155,067$     303,613$         
Accounting Fees 4,375$            1,145$        5,520$            
Pest Control 2,000$            2,500$        4,500$            
Grounds 18,138$          12,000$      30,138$          
Management fees 3.00% 50,191$          44,948$      95,139$          
Security 1,500$            2,500$        4,000$            
Total Expenses 1,284,247$     1,045,114$  2,329,361$      
Net Operating Income 388,784$        453,165$     841,949$         
RESERVES  
Leasing Commissions 0.40$ 58,014$          49,958$      107,972$         
TI Reserve Replacement 0.50$ 72,518$          62,448$      134,965$         
CAPEX reserves 0.50$ 72,518$          62,448$      134,965$         
Gross Reserves 203,049$        174,853$     377,902$         
Net Income 185,735$        278,312$     464,047$         
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RENT ROLL – 1 CAPITAL PLACE  --SAMPLE 
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PROPERTY LOCATION – NORTH OLD STATE CAPITAL SAMPLE 
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PROPERTY LOCATION – The Illinois Building 607 EAST ADAMS STREET 
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MARKET OVERVIEW 
 
Springfield is the state capital of Illinois and the county seat of Sangamon County. The city’s population of 116,250 as of the 2010 U.S. Census makes 
it the state’s sixth most populous city. It is the largest city in central Illinois. As of 2013, the city’s population was estimated to have increased to 
117,006, with just over 211,215 residents living in the Springfield Metropolitan Statistical Area, which includes Sangamon County and the adjacent 
Menard County.  

Many of the jobs in the city center around state government, headquartered in Springfield. As of 2002, the State of Illinois is both the city and county’s 
largest employer, employing 17,000 people across Sangamon County. According to the City’s 2015 Comprehensive Annual Financial Report, the 
largest employers in the city are:   
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COMPARABLE LEASE ANALYSIS  
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COMPARABLE SALES ANALYSIS  
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BORROWER PROFILE 
 

The Borrowers both operate large construction companied in Springfield.    

Robert Egizii operates the largest electrical supply/ installation-company in Springfield.   

John Pruitt operates the largest HVAC operator and contractor in Springfield.  

 

Financial statements available upon request,   
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