
PROPERTY HIGHLIGHTS 
Location: 8313 Telegraph Road | Odenton, Maryland 21113

Purchase Price*: $156,450,129

Loan Terms:  
	 ▪  51.14%  Loan-to-Capitalization | 10-year Term
 ▪  3.02% Fixed Interest Rate | 7-year Interest Only

Cash Flow to Trust Under Master Lease: 4.00%**

Projected Hold Period: Approximately 7-10 Years

* Figure includes total purchase price, acquisition, offering fees and expenses and 
operating and capital reserves.

**Figure reflects Additional Rent paid pursuant to the Master Lease, shown on an 
annualized basis as a percentage of equity invested in the Property. Current cash flow is 
not an assurance of future results and does not directly represent investor return. There is 
no guarantee Investors will receive distributions or the return of their capital. See the 
“Risk Factors” section in the Confidential Offering Memorandum (the “Memorandum”). 
Additional Rent represents rent paid to the Trust out of gross revenues from the Property 
in excess of the Base Rent, which covers debt service and lender reserves, operating 
costs of such Property and Asset Management Fee. See the “Summary of the Master 
Lease” section in the Memorandum.

BR Flats 170, DST
AVAILABLE FOR 1031 EXCHANGE & DIRECT INVESTMENT
EQUITY OFFERING AMOUNT: $76,050,129 | MINIMUM INVESTMENT AMOUNT: $100,000 (0.13018%) FOR 1031 EXCHANGE

INVESTMENT OPPORTUNITY
Flats 170 at Academy Yard (the “Property”) represents an opportunity to 
invest in a class A apartment community, located in Odenton, Maryland, 
attractively located near Fort Meade, Maryland’s largest employer and 
commuting distance to both Baltimore metropolitan area (the “Baltimore 
Metro”) and the Washington, D.C. metropolitan area.

BR Flats 170, DST (the “Trust”) seeks to provide attractive monthly cash flow 
distributions and property value appreciation from rising rents and property 
values associated with restricted supply and growing apartment demand.
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KEY INVESTMENT CONSIDERATIONS
 � The Property was purchased for nearly $1,700,000 below appraised value.1

 � The Property is located only three-miles from Fort Meade, Maryland’s 
largest employer and home to the National Security Agency (“NSA”), US 
Cyber Command (“USCYBERCOM”), the Defense Security Agency (“DISA”) 
and more than 115 government agencies. Fort Meade directly and indirectly 
employs a total 125,000 personnel.

 � The Property is located within the Odenton Town Center master-planned 
area, a high-growth mixed-use area primarily driven by high job growth in 
and around Fort Meade, home to many high-income cyber-security jobs, 
including the NSA, USCYBERCOM, and the DISA.

 � The Property is located in a submarket with very limited supply and high 
regulatory barriers to entry, due to a shift away from new development and 
increased focus on school capacity in Anne Arundel County and no imminent 
new apartment construction planned within three miles of the Property. 

 � Strong submarket fundamentals, with projected effective rent growth of 
12.8% through Q3 2026 driven by a strong forecasted occupancy rate of 
more than 95.0% and 38% population growth within a 1-mile radius from 
2010-2020.1, 2

 � The Property has realized outsized recent rent growth, earning an average 
12.6% increase in rental rates on new leases from June 2021 through 
August 2021.

 � The Property has extremely attractive connectivity, only one mile from the 
Odenton Maryland Area Regional Commuter (“MARC”) Station, 5-minutes’ 
drive from Interstate-97, 8-minutes’ drive from the Baltimore Washington 
Parkway, and 10-minutes’ drive from Interstate-95 providing residents with 
only a 30-40 minute drive to large employment clusters in the Baltimore, 
Washington D.C., and Annapolis metropolitan areas. 

PROPERTY OVERVIEW 
 � The Property, commonly known as “Flats 170 at Academy Yard” is a 

Class A, garden-style apartment community consisting of 369 units 
located at 8313 Telegraph Road, Odenton, Maryland, part of the 
Baltimore Metro. The Property, completed in 2013, contains 369,255 
rentable square feet comprised of one, two and three-bedroom floor 
plans averaging 1,001 square feet per unit.

 � Property amenities include: including resort-style pool and sundeck, 
award-winning lounge, cinema-quality movie theatre, state-of-the-art 
fitness center with yoga room, kickboxing and cross fit studio, E-lounge 
and business center with conference room, pocket parks with exercise 
trails and serene green spaces, dog park and pet spa, grilling stations, 
bike storage areas and self-serve bike repair shop, and electric vehicle 
charging stations.

 � Apartment amenities include: 9-foot ceilings, 2-story loft with 18-foot 
ceilings*, luxurious granite countertops, stainless steel appliances, 
wide-rail shaker style maple cabinets with espresso finish, linen Kola 
tile in kitchen, foyer and baths, Moen fixtures in bath and kitchen, 
including a pull-out kitchen faucet, under-mount double sink, modern 
tile tub surround, washers/dryers, energy-efficient designer lighting, 
and private balconies and walkout patios*.

       (*available in select units only)

Sources: 1) Appraisal; 2) Axiometrics Annual Market Trend Report Q3 2021
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FOR ACCREDITED INVESTOR USE ONLY | This is neither an offer to sell nor a solicitation of an offer to buy any securities. BR Flats 170, DST is a recently formed Delaware statutory trust that 
is offering (the “Offering”) to sell 99% of its beneficial interests (the “Interests”) to “accredited investors” as that term is defined in Rule 501 promulgated under the Securities Act of 1933, as 
amended. Interests are only being offered pursuant to the Memorandum. This material must be reviewed in conjunction with the Memorandum to fully understand all of the implications and 
risks associated with the Offering and an investment in the Interests. Prospective Purchasers should carefully read the Memorandum and discuss with their own investment professionals prior 
to making an investment and should be able to bear the complete loss of their investment.
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ABOUT BLUEROCK VALUE EXCHANGE, LLC (“BVEX”)
BVEX is a national sponsor of syndicated 1031 exchange offerings with a focus on Class A assets that can deliver stable cash flows and have the potential for value 
creation with more than $2.1 billion in prior syndicated 1031 exchange programs. BVEX is an affiliate of Bluerock Real Estate, L.L.C., a private equity real estate 
investment firm that sponsors a portfolio currently exceeding 38 million square feet of primarily apartments. Bluerock’s senior management team has an average 
of over 30 years investing experience, with more than $48 billion real estate and capital markets experience and has helped launch leading real estate private and 
public company platforms.

ABOUT 1031 EXCHANGES  
Section 1031 of the Internal Revenue Code (“Section 1031”) provides that, in general, no gain or loss shall be recognized on the exchange of like-kind real property 
held for productive use in a trade or business, or for investment. A tax-deferred exchange is a method by which a property owner trades one or more relinquished 
properties for one or more replacement properties of “like-kind,” while deferring the payment of federal income taxes and some state taxes on the transaction. There 
are numerous Section 1031 rules and requirements, including, but not limited to: sellers cannot receive or control the net sales proceeds; replacement real property 
must be like-kind to the relinquished real property; the replacement real property must be identified within 45 days from the sale of the property; the replacement real 
property must be acquired within 180 days from the sale of the original real property; and the attributed debt placed or assumed on the real property must be equal 
to or greater than the attributed debt on the relinquished real property to avoid boot.

RISK FACTORS
The securities offered herein are highly speculative and involve substantial risks. Do not acquire an Interest if you cannot afford to lose your entire investment. 
Carefully consider the risks described below, as well as the other information in the Memorandum before making a decision to purchase an Interest. Consult with 
your legal, tax and financial advisors about an investment in an Interest. The risks described below are not the only risks that may affect an investment in an Interest. 
Additional risks and uncertainties that we do not presently know or have not identified may also materially and adversely affect the value of an Interest, the Property 
or the performance of your investment. The risks of purchasing an Interest include, but are not limited to, the following:

For more Information, please contact your financial advisor or Bluerock Capital Markets LLC at 877.826.BLUE (2583)

Additional risks apply. See “Risk Factors” section of the Memorandum for a more detailed discussion of the risks associated with the Interests. All 
terms capitalized, but not defined herein, shall have the meaning given in the Memorandum. Interests are offered to “accredited investors” only 
pursuant to Rule 506(b) of Regulation D of the Securities Act of 1933. Past performance is not an indicator of future results.

 � the lack of liquidity of, or a public market for, the Interests;

 � the holding of a beneficial interest in the Trust with no voting rights 
with respect to the management or operations of the Trust or in 
connection with the sale of the Property;

 � risks associated with owning, financing, operating and leasing 
multifamily apartment complex and real estate generally in and 
around Odenton, Maryland;

 � the impact of an epidemic in the areas in which the Property is 
located or a Pandemic, which could severely disrupt the global 
economy;

 � economic risks with a fluctuating U.S. and world economy; 

 � performance of the Master Tenant under the Master Lease, including 
the potential for the Master Tenant to defer a portion of rent payable 
under the Master Lease;

 � the Trust depends on the Master Tenant for revenue, and the Master 
Tenant will depend on the residents for revenue. Any default by the 
Master Tenant or the Subtenants will adversely affect the Trust’s 
operations;

 � reliance on the Master Tenant (and the Property Manager (defined 
below) engaged by the Master Tenant, and the Property Sub-Manager 
subcontracted by the Property Manager) to manage the Property;

 � risks associated with Sponsor’s affiliate funding the Demand Note 
that capitalizes the Master Tenant;

 � risks relating to the terms of the financing for the Property, including 
the use of leverage;

 � lack of diversity of investment;

 � the existence of various conflicts of interest among the Sponsor, the 
Trusts, the Master Tenant, the Property Manager, and their affiliates; 

 � material tax risks, including treatment of the Interests for purposes 
of Code Section 1031 and the use of exchange funds to pay 
acquisition costs, which may result in taxable boot;

 � the Interests not being registered with the Securities and Exchange 
Commission (the “SEC”) or any state securities commissions;

 � the lack of a public market for the Interests; 

 � risks relating to the costs of compliance with laws, rules and 
regulations applicable to the Property;

 � risks related to competition from properties similar to and near the 
Property; 

 � the Property is located in a “Hurricane Susceptible Region,” which 
increases the risk of damage to the Property; and

 � the possibility of environmental risks related to the Property.


