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A MESSAGE FROM THE CEO:
STARTING THE NEW YEAR STRONG

Over four decades of mixed-use real estate development success.
That’s what Participant Capital was founded on. For over 40 years we’ve
built a network of relationships that continues to lead to some of the
best opportunities in the market. Leveraging Royal Palm Company’s
track record in developing properties gives us a great advantage when
it comes to determining which projects to pursue, which projects to
avoid and allows us to take on opportunities other companies would
never have access to.
And at Participant Capital, we use that expertise and experience to open the ground floor of
real estate investing to everyone. Not just the big guys.
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While our passion is on display in all of our funded projects, it’s even more clear in the funds
we’ve created. As our investments reshape the skylines of cities and communities, we’re also
changing the landscape of investing itself. Giving everyone tangible, alternative investment
opportunities that once were only available to institutions. We do this with the confidence of
our record, our past experience and with complete transparency.
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A Message
From The Ceo:
Daniel Kodsi

Why
Development?

Participant Capital
Growth Fund, LP

Product +
Geographic
Diversification

Income Diversification
+
Development Growth

2018 was a remarkable year for Participant Capital, and I am grateful for my amazing team,
trusted partners and all our investors who helped give us tremendous momentum moving
into the new year.
And 2019 is filled with even more opportunities.
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Miami Worldcenter
Project

Dania Beach
Multifamily Rental

Miromar Lakes
Residences

Daniel Kodsi
CEO of Participant Capital
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DIVERSIFY WITH DEVELOPMENT

PARTICIPANT CAPITAL GROWTH FUND, LP

Participant Capital is building a better way to invest in real estate. And everyone’s invited.
Born from the success of Royal Palm Company’s visionary mixed-use developments, we now offer every
investor an opportunity to own something bigger than just a stock. Something more tangible than just a
bond. A way for every man and woman to participate in an innovative alternative investment they can see,
feel and touch. Our funds are tailored. Our funds are focused on the future. And best of all, our funds are
transparent. So you can see exactly what your money is creating.

Participant Capital Growth Fund, LP (“the Fund”), successfully initiated its first capital formation and
deployment efforts paving the way for a successful 2019. We made much progress in our first fiscal year of
operations and passed significant milestones, including the following:

Deployed capital across two projects and secured a legal interest in four ventures.
The fund’s joint venture interests include the development of over 753 units and 3 million of buildable
square feet [2], positioning the fund to deliver on its goal of developing a diverse portfolio of real estate
projects for the benefit of its investors, in a relatively short time frame.

CREATED TO CREATE WEALTH
Success is about building towards the future, not resting on what’s been done. That’s why at Participant
Capital our funds only finance new opportunities based on real world demand. In fact, our team of experts
and analysts look far into the future at development trends, market conditions, population patterns and
every bit of data to determine where the next big thing will be. It’s not about finding just another project to
finance. It’s about finding the perfect fit and allowing investors to get in on the ground floor knowing that
when we choose to fund a project, it will definitely be completed. Our hands-on approach gives us a great
advantage, and our investor a great return.

COMPLETELY TRANSPARENT
We deliver real results that you can see, and you’ll see exactly how we get there. We use outside auditors
to ensure that every penny spent is spent as it should be. We hold ourselves 100% accountable to all of our
investors, financial partners, contractors and the communities we serve.

Within the fund’s acquisitions, there has been significant advancement in the project’s status, paving
the way for multiple projects to break ground and start construction in 2019:

MIAMI WORLDCENTER / CONDO HOTEL

·
·

The approximately 1.5-acre site was secured under a final purchase and sale agreement.
In the pre-development phase, architectural plans and drawings are being developed for city review.

FLORIDA PARK RESIDENCES / RENTAL

·
·
·

Secured under a purchase and sale agreement.
Architectural design and site plans have been completed.
Civil and Architectural plans have been completed and preliminarily reviewed by
the city of Dania Beach, FL. Final city approval is expected to occur in March 2019.

ST. PETERSBURG / LAND ASSEMBLAGE

·
·
40-year leader in corporate, fiduciary
and fund administration. 800
staff worldwide. Named “Global
Outperformer” in 2018 for hedge fund
and private equity fund administration.

Leading valuation advisory firm
founded in 1932. Appraisal services
trusted to comply with state and
federal requirements involving
guidelines across 11 governing bodies.

www.tridenttrust.com

www.marshall-stevens.com

One of the largest U.S. accounting
firms. Audit, accounting, advisory,
consulting, and tax services. 1,500
employees and 180 partners across
the country.

A major land parcel has been placed and secured under contract.
Several other key sites are in the final negotiation stage and are expected to be secured
under a purchase and sale agreement in early 2019.

MIROMAR LAKES / BEACH & GOLF CLUB

·
·

www.eisneramper.com

Initial design and architectural drawings are complete.
Expected to be secured under a formal joint venture agreement
with the land seller in the first quarter of 2019.

2. This figure represents the sum of Miami Worldcenter Condo Hotel, Dania Beach Rental and St. Petersburg Land Assemblage
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PRODUCT DIVERSIFICATION

INCOME DIVERSIFICATION

RETAIL
60,000SF
HOTEL
83,600SF

RETAIL / 11%
$50,000,000
MULTIFAMILY
240,000SF

RESIDENTIAL / 15%
$70,250,000

HOTEL / 29%
$132,500,000

We believe in developing projects that have real world demand, which allows us to build through all market
conditions. We consistently evaluate the trends in both development type and location, while leveraging our
background in mixed-use to open opportunities others organizations wouldn’t be able to handle.

NATIONAL POPULATION DENSITY

NATIONAL MEDIAN ASKING RENT FOR VACANT FOR RENT UNITS
DOLLARS ($)

PLANNED SQUARE FT

PLANNED ASSET VALUES

UNDER DEVELOPMENT

CONDO-HOTEL
162,000SF

UNDER DEVELOPMENT

RESIDENTIAL
170,000SF

MULTIFAMILY / 19%
$90,500,000

CONDO-HOTEL / 26%
$116,500,000

GEOGRAPHIC DIVERSIFICATION

DEVELOPMENT GROWTH

Diverse developments target some
of Florida’s most prestigious, highgrowth communities. Commercial,
rental and residential properties
answer specific market needs—and
diversify the portfolio’s product mix.

TOURISM GROWTH

Florida is the 3rd most populous state at 20 million people
and grew by 1.8% in 2016, more than twice that of the national
rate of 0.7%.

Over 120 million tourists
Visited last year

= 1 Million People

FLORIDA POPULATION GROWTH

1,000 people per day relocate to
the state of Florida
ST. PETERSBURG, FL
Mixed-Use

DANIA BEACH, FL
Multifamily

MIROMAR LAKES, FL
Residential

Miami International Airport is the
2nd leading international gateway
south of New York

MIAMI, FL
Mixed-Use / Hotel
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MIAMI WORLDCENTER / PROJECT
ARTIST CONCEPTUAL RENDERING. DEVELOPER MAY CHANGE WIHTOUT NOTICE.

PROJECT TIMELINE

ARTIST CONCEPTUAL RENDERING. DEVELOPER MAY CHANGE WIHTOUT NOTICE.

1

YEAR 1

YEAR 2 + YEAR 3

YEAR 4

PRE-DEVELOPMENT

CONSTRUCTION

COMPLETION

DESIGN + CITY APPROVALS

SITEWORK + VERTICAL DEVELOPMENT

STABILIZATION, REFINANCE, SALE

TARGETED PROJECT RETURNS*

EQUITY MULTIPLE

2.33x

An estimated snapshot of the overall profitability of a property.

IRR

27.4%

Anticipated returns on an investor’s money over investment duration.

The striking architecture of Miami Worldcenter has gracefully transformed the downtown skyline while giving
Miami its true epicenter. Placed at the heart of everything the city has to offer, including sports, entertainment,
art, museums, shopping and dining, this truly redefines luxury. Prospective residents may select from a range
of fine interior touches to complement dramatic views of the city. Retail and hotel units are connected by paved
boulevards for brisk shopping or a lazy stroll.

INVESTMENT DURATION

4.0YRS

The expected length from first investment through final liquidity.

*The target performance information and projects presented herein represent gross returns to the fund and do not include management
or performance fees. Information is deemed to be accurate, but accuracy is not guaranteed and actual returns may vary.

PROJECT DETAIL

SITE DATA

Site Location
Downtown Miami

PROJECT DATA

Site Address
1010 NE 2nd Ave.
Miami, FL 33132

Project Type
Mixed-Use
High Rise

Building Height
700’

4

57.3%
240

200

23.9%

8

Lot Size
2.3 Acres
(93,456 Sq. Ft.)

Lot Dimensions
120’ X 304’

Frontage
120’ on 1st Ave.

Zoning
CD2 - Commercial
High Density

Gross Sq. Ft.
465,000

Sellable Sq. Ft.
306,000

18.8%
Total
Capitalization
$209M

Total Gross
Revenue
$305.9M
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TYPES OF UNITS
HOTEL ROOMS
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RESIDENCES

EQUITY

SALES & DEPOSITS

LOAN
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DANIA BEACH / RENTAL
ARTIST CONCEPTUAL RENDERING. DEVELOPER MAY CHANGE WIHTOUT NOTICE.

PROJECT TIMELINE
YEAR 1

YEAR 2 + YEAR 3

YEAR 4

PRE-DEVELOPMENT

CONSTRUCTION

COMPLETION

DESIGN + CITY APPROVALS

SITEWORK + VERTICAL DEVELOPMENT

STABILIZATION, REFINANCE, SALE

TARGETED PROJECT RETURNS*

EQUITY MULTIPLE

1.85x

An estimated snapshot of the overall profitability of a property.

IRR
Anticipated returns on an investor’s money over investment duration.

Dania Beach is nestled between Miami and Fort Lauderdale, yet has its own unique South Florida charm. With
the city’s economy growing at 3.68%, and a record number of new residents calling Dania Beach home, the
need for family housing is greater than ever. This mixed-use, multifamily project will cater to the growing ranks
of local professionals, putting them at the heart of everything this up-and-coming town has to offer. Whether
it’s being a short walking distance to beaches, having access to world-renowned restaurants or enjoying retail
stores directly on property, every resident will feel like royalty.

INVESTMENT DURATION

21.5%
3.5YRS

The expected length from first investment through final liquidity.

*The target performance information and projects presented herein represent gross returns to the fund and do not include management
or performance fees. Information is deemed to be accurate, but accuracy is not guaranteed and actual returns may vary.

PROJECT DETAIL

SITE DATA
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PROJECT DATA

Site Location
Dania Beach, FL

Site Address
560 East Dania
Beach Blvd. Dania
Beach, FL 33004

Project Type
Multifamily

Building Height
98’

Lot Size
4.3 Acres
(187,308 Sq. Ft.)

Lot Dimensions
400’ X 600’

Gross Sq. Ft.
480,000

Net Leasable
239,672 Sq. Ft.

Frontage
400’

Zoning
Mixed-Use Planned
Development

81

32

78%

178
22%

Total
Capitalization
$65M

Total Gross
Revenue
$89.8M
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TYPES OF UNITS
STUDIOS
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EQUITY
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ST. PETERSBURG / LAND ASSEMBLAGE
ARTIST CONCEPTUAL RENDERING. DEVELOPER MAY CHANGE WITHOUT NOTICE.

PROJECT TIMELINE

ASSEMBLAGE

YEAR 1

YEAR 2 + YEAR 3
UPZONING

YEAR 4
EXIT

ACQUIRE LAND

ZONING APPROVALS

PREDEVELOPMENT / LAND SALES

LAND ASSEMBLAGE BOUNDS

A large-scale land assemblage located in the growing city of St. Petersburg provides the opportunity to assemble
60 separate lots, into one master-planned project. Currently comprised of individually owned industrial and
low-density properties, assembling the area under common ownership will allow for a mass redevelopment of
the area and potential up-zoning.

SITE DATA
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NEIGHBORHOOD DATA

Site Location
St. Petersburg, FL

Site Address
N/A

Lot Size
47.3 Acres
(2,060,388 Sq. Ft.)

Lot Dimensions
N/A

Frontage
5500 FT

Zoning
Industrial

Located in close proximity to the Innovation District, an
opportunity zone with upcoming Marine Biology and highereducation facilities, the assemblage is in a prime area of
redevelopment which is backed by both city and local officials.

ST. PETERSBURG, FL

Home to world-class museums, Major League Baseball and a
professional soccer team, St Petersburg is a metropolis of arts
and entertainment anchored by the major industries of health
care, life science, financial services, specialty manufacturing
and tourism.
St Petersburg is a thriving city with a strong backdrop of
improving desirability and market fundamentals as a leader of
population and job growth in the state of Florida
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MIROMAR LAKES / BEACH & GOLF CLUB
ARTIST CONCEPTUAL RENDERING. DEVELOPER MAY CHANGE WITHOUT NOTICE.

PROJECT TIMELINE
YEAR 1

YEAR 2 + YEAR 3

YEAR 4

PRE-DEVELOPMENT

CONSTRUCTION

COMPLETION

DESIGN + CITY APPROVALS

SITEWORK + VERTICAL DEVELOPMENT

STABILIZATION, REFINANCE, SALE

TARGETED PROJECT RETURNS*

EQUITY MULTIPLE

1.45x

An estimated snapshot of the overall profitability of a property.

IRR
Anticipated returns on an investor’s money over investment duration.

Project funding begins Q1, 2019.
An award-winning fusion of architecture, waterfront homes, five-star resort style amenities and a vibrant lifestyle.
Water-ski, swim, sail, kayak or fish on the 700 acre freshwater lake, play golf on the Arthur Hills “signature”
championship golf course, hone your tennis skills, enjoy a luxurious treatment at the full-service European style
wellness spa, or simply relax in the dreamy beachside cabanas on our three miles of private white sand beach.

INVESTMENT DURATION

24.0%
3.0YRS

The expected length from first investment through final liquidity.

*The target performance information and projects presented herein represent gross returns to the fund and do not include management
or performance fees. Information is deemed to be accurate, but accuracy is not guaranteed and actual returns may vary.

PROJECT DETAIL

SITE DATA
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PROJECT DATA

Site Location
Estero, FL

Site Address
10160 Miromar Lakes
Blvd. Miromar Lakes,
FL 33913

Project Type
Luxury Condo
Single Family

Building Height
60’

Lot Size
90 Acres
(3,920,400 Sq. Ft.)

Lot Dimensions
2,100’ X 7,000’

Gross Sq. Ft.
250,000

Sellable Sq. Ft.
170,000

Frontage
N/A

Zoning
Mixed-Use Planned
Development

Total
Capitalization
$78.1M

Project Net
Income
$89.4M
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72

18.2%

13

58.8%

CAPITAL STACK

TYPES OF UNITS
CONDOMINIUMS
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23%

VILLAS

LOAN

SALES & DEPOSITS

EQUITY
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Get In On The

GROUND FLOOR

IMPORTANT INFORMATION
This document does not constitute an offer to sell or solicitation of an offer to buy securities. Any such offer will be made only by means of the Private Placement Memorandum (“PPM”) of the
Participant Capital Growth Fund, L.P. (the “Partnership”), and will be subject to the terms and conditions contained therein. Please refer to the PPM for a detailed discussion of the fees, terms
and risks associated with an investment in the Partnership. Interests in the Partnership are offered only pursuant to the terms of the PPM.
Investing in the Partnership involves significant risks not associated with other investment vehicles and is suitable only for persons of adequate financial means who have no need for liquidity.
There can be no assurances or guarantees that: (i) the Partnership’s investment strategy will prove successful, or (ii) investors will not lose all or a portion of their investment in the Partnership.
There is no secondary market in Units and none is expected to develop. Units may not be transferred or resold and an investor does not have a right to redeem Units except as permitted only with
the written consent of the Partnership’s general partner, Participant Capital US LLC, and under applicable federal and state securities laws. Investors should be aware that they will be required to
bear the financial risks of this investment for the entire term of the Partnership, which is a minimum of five years with the General Partner’s option to renew twice for one-year intervals.
An investor should consider the Partnership as a supplement to an overall investment program and should only invest if willing to undertake the risks involved. Investors who are subject to income
tax should be aware that an investment in the Partnership is likely (if the Partnership is successful) to create taxable income or tax liabilities in excess of cash distributions to pay such liabilities.
Past performance is no guarantee of future results. The Partnership has no previous operating history and will be entirely dependent on the abilities of the General Partner and the Partnership’s
investment manager. There can be no assurance that either investment-level or Partnership-level targeted returns will be realized or that periodic distributions will be made.
The Fund’s investments will be subject to the risks inherent in investments in and / or ownership in real estate assets. These risks include, but are not limited to, the burdens of ownership of real
property, adverse changes to general and local economic conditions, the supply and demand for properties, fluctuations in occupancy and rates, the financial resources of tenants, changes in
environmental and other laws and other variables as outlined in the PPM. The Partnership’s investments may also be adversely affected if the property managers employed by the Partnership
perform inadequately or are not adequately supervised by the Partnership.
Because the Partnership may participate in a limited number of investments, the aggregate Partnership returns may be adversely affected by the unfavorable performance of even a single
investment. In addition, the diversification of the Partnership’s investments could be even further limited to the extent the Partnership invests a significant portion of its capital in a transaction and
is unsuccessful in selling of that Investment. The real estate market can be relatively illiquid at times, which may limit the ability of the Partnership to sell an asset.
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