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MORRISON STREET DEBT OPPORTUNITIES FUND, L.P. 

SUPPLEMENT TO PRIVATE PLACEMENT MEMORANDUM  
October 13, 2016 

 
 

This Supplement to the Confidential Private Placement Memorandum (the “Supplement”) of 
Morrison Street Debt Opportunities Fund, L.P. (the “Fund”) amends and supplements certain 
information contained in the Confidential Private Placement Memorandum of the Fund dated 
September 4, 2015 (the “Initial PPM”).  The General Partner has revised certain terms of the 
offering of the Fund as described herein.  Capitalized terms not defined herein shall have the 
same meanings as set forth in the Initial PPM. 

This Supplement and the information contained herein may not be reproduced or distributed, nor 
may its contents be disclosed, to persons who are not directly involved with the prospective 
investor’s decision regarding the purchase of Interests without the prior written consent of the 
General Partner.   

Prospective Limited Partners should read this Supplement together with the Initial PPM.  Please 
contact the General Partner with any questions or concerns related to the terms described herein.   

This Supplement forms part of, should be read in conjunction with, the Initial PPM.  The Initial 
PPM remains in full force and effect except to the extent that any of its provisions are expressly 
or implicitly altered by this Supplement. To the extent there is any conflict between information 
contained in this Supplement and information contained in the Initial PPM, the information in 
this Supplement supersedes and replaces the information contained in the Initial PPM. Please 
retain this Supplement together with the Initial PPM for future reference. 

 

Amendment to the Partnership Agreement 

 
The General Partner has made an amendment to the Limited Partnership Agreement.  The 

Fund has changed the amount of the Fund’s aggregate Capital Commitments that can be invested in 
any single Investment from $10 million to $13 million.  Any Investment larger than $10 million shall 
have a minimum underwritten internal rate of return of 11%, as determined by the General Partner in 
its sole discretion.  The PPM references this maximum investment amount on pages 47 and 55.   

 
 
 

 

Placement Agent 
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The Manager has entered into a letter agreement with Accord Capital Partners LLC (the 
“Placement Agent”).  The Placement Agent has agreed to advise the Manager in connection with 
the offering and to market the limited partnership interests (the “Interests”) of the Fund.  Until 
the offering has terminated, the Manager (and not the Fund) will pay the Placement Agent a 
minimum of $20,000 per month or up to 1.75% (“Placement Fee”) of all capital commitments in 
excess of $100,000,000.  The Placement Fee shall not be payable with respect to certain 
subscriptions including subscriptions by the General Partner, certain public pension funds and 
certain limited partners admitted prior to December 31, 2015.  Any fees or expense 
reimbursements due to the Placement Agent pursuant to the Placement Agreement will be paid 
by the Manager and not the Fund (other than reimbursement for certain organizational expenses  
incurred by the Placement Agent that are payable by the Fund pursuant to the Partnership 
Agreement, subject to limitations therein).  

 

First Close 
 

The initial admission of investors to the Fund occurred on October 1, 2015.  Through 
October 1, 2016, the Fund has received and accepted capital commitments aggregating 
$142,379,000, including a capital commitment of $2,179,000 from the General Partner.   
 

 

Investment Update 

Through October 1, 2016, the Fund has completed sixteen investments.  These investments were 
made through MSDO Holdings, LLC, a Delaware limited liability company having the Fund and 
MSDO REIT, Inc. (the “MSDO REIT”) as its members.  MSDO REIT is a subsidiary of the 
Fund. 

Holiday Inn Express SFO South.  In November 2015, the Fund closed on a $4.0 million 
mezzanine investment to capitalize the acquisition of the Holiday Inn Express SFO South, a 146 
room hotel building located in Burlingame, California.  The acquisition was financed with a $23 
million UBS first mortgage, $4.0 million of mezzanine debt from the Fund and $4.55 million of 
sponsor equity.  The Fund mezzanine loan is a non-recourse, co-terminus 10 year term with a 
13.50% fixed rate of interest and prepayment is allowed subject to yield maintenance in years 1 
through 6, with a declining prepayment fee in years 7 through 10.  The total loan to value ratio 
was 80% at closing. 

Welbic Industrial Portfolio.  In December 2015, the Fund closed on a $4.5 million 
mezzanine investment to refinance a 23 building portfolio of industrial/flex properties located in 
Chicago, Illinois.  The refinancing included a $48.8 million Wells Fargo first mortgage loan, 
$4.5 million in mezzanine debt from the Fund, and $2.2 million of sponsor equity.  The Fund 
mezzanine loan is non-recourse with a co-terminus 10 year term, an 11.00% fixed rate of interest 
and prepayment is allowed subject to yield maintenance.  The total loan to value ratio was 72.7% 
at closing.  
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Venture One Industrial Portfolio.  In December 2015, the Fund closed on a $4.5 million 
mezzanine investment to acquire an 18 building portfolio of industrial properties located in 
Chicago, Illinois.  The acquisition was facilitated with a $44.2 million Wells Fargo first 
mortgage loan and $4.5 million in mezzanine debt from the Fund.  The Fund mezzanine loan is 
non-recourse with a co-terminus 10 year term, an 11.00% fixed rate of interest and prepayment is 
allowed subject to yield maintenance.  The total loan to value ratio was 80.4% at closing. 

2200 Fletcher Avenue Office.  In February 2016, the Fund closed on a $4.7 million 
mezzanine loan for the purpose of facilitating the acquisition a 216,867 square foot B+ office 
building located in Fort Lee, New Jersey. The acquisition was facilitated with a $33.8 million 
Citigroup first mortgage loan and $4.7 million in mezzanine debt from the Fund.  The Fund’s 
mezzanine loan is non-recourse with a co-terminus 10 year term, a 12.00% fixed rate of interest 
and prepayment is allowed subject to yield maintenance.  The total loan to value ratio was 73% 
at closing. 

Congressional North Shopping Center.  In May 2016, the Fund closed on a $4.5 million B 
note for the purpose refinancing a 179,925 square foot shopping center and an adjacent 52,631 
square foot medical office building located in Rockville, Maryland. The refinancing included a 
$58.75 million Natixis first mortgage loan and $4.5 million in B note from the Fund.  The Fund’s 
B note is non-recourse with a co-terminus 10 year term, a 10.75% fixed rate of interest and 
prepayment is allowed subject to defeasance.  The total loan to value ratio was 69.4% at closing. 

Regent Medical Office Portfolio.  In May 2016, the Fund closed on a $10.0 million 
mezzanine loan to capitalize the refinancing of a portfolio of 12 medical/office buildings and 
one industrial warehouse, locations include northern New Jersey, suburban New York City and 
southern Florida. The refinancing included an $81.5 million Natixis first mortgage loan and 
$10.0 million in mezzanine debt from the Fund.  The Fund’s mezzanine loan is non-recourse 
with a co-terminus 5 year term, a 13.00% fixed rate of interest and prepayment is allowed subject 
to yield maintenance.  The total loan to value ratio was 74% at closing. 

Robert Morris Center.  In June 2016, the Fund closed on a $7.83 million mezzanine loan 
to capitalize the acquisition of two office buildings in downtown Chicago with a combined 
square footage of 487,022. The acquisition was facilitated with a $47.76 million Citigroup first 
mortgage loan and $7.83 million in mezzanine debt from the Fund.  The Fund’s mezzanine loan 
is non-recourse with a co-terminus 10 year term, a 12.00% fixed rate of interest and prepayment 
is allowed subject to yield maintenance (90 day open period at the end of the term).  The total 
loan to value ratio was 75% at closing. 

Poydras Center.  In June 2016, the Fund closed on a $4.40 million mezzanine loan for the 
purpose refinancing a 453,255 square foot class A office tower located in downtown New 
Orleans, Louisiana. The refinancing included a $38.3 million JP Morgan first mortgage loan and 
$4.40 million mezzanine loan from the Fund.  The Fund’s mezzanine loan is non-recourse with a 
co-terminus 10 year term, an 11.90% fixed rate of interest and prepayment is allowed subject to 
defeasance.  The total loan to value ratio was 80% at closing. 

Hilton Alexandria Old Town. In July 2016, the Fund closed on a $9.31 million mezzanine 
loan to refinance a 252 room, full service hotel in Alexandria, Virginia. The refinancing included 
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a $70.2 million Deutsche Bank first mortgage loan and $9.31 million in mezzanine debt from the 
Fund.  The Fund’s mezzanine loan is non-recourse with a co-terminus 2 year term with 3 one-
year extensions, a 10.12% fixed rate of interest and prepayment is allowed subject to one year of 
yield maintenance and par thereafter.  The total loan to value ratio was 70% at closing. 

White Marsh Portfolio.  In August 2016, the Fund closed on a $2.50 million mezzanine 
loan to capitalize the acquisition of a portfolio of class B office buildings leased to a mixture of 
office, medical and retail uses. The portfolio consists of two properties, a total of five buildings 
and 121,556 square feet located in White Marsh and Nottingham, Maryland. The acquisition 
was facilitated with an $11.5 million UBS first mortgage loan and $2.5 million in mezzanine 
debt from the Fund.  The Fund’s mezzanine loan is non-recourse with a co-terminus 10 year 
term, a 12.25% fixed rate of interest and prepayment is allowed subject to yield maintenance.  
The total loan to value ratio was 85.9% at closing. 

Renaissance Apartments.  In August 2016, the Fund closed on a $7.0 million preferred 
equity investment for the purpose of acquiring a 138-unit multifamily property in Santa Rosa, 
California. The acquisition was facilitated with a $28 million Bank of America first mortgage 
loan and $7.0 million in preferred equity from the Fund.  The Fund’s preferred equity is non-
recourse with a co-terminus 60 month term, an 11.0% floating rate of interest and prepayment is 
allowed subject to minimum multiple of 1.22x if paid by month 24 otherwise the minimum 
multiple is 1.325x.  The total loan to value ratio was 74.9% at closing. 

Congressional North Shopping Center.  In September 2016, the Fund closed on a $4.5 
million mezzanine loan for the purpose refinancing a 179,925 square foot shopping center and 
an adjacent 52,631 square foot medical office building located in Rockville, Maryland. The 
refinancing included a $63.25 million Natixis first mortgage loan and $5.075 million mezzanine 
loan from the Fund.  The Fund’s mezzanine loan is non-recourse with a co-terminus 112 month 
term, an 11.50% fixed rate of interest and prepayment is allowed subject to yield maintenance 
through term and open to prepay in the last 90 days.  The total loan to value ratio was 75% at 
closing. 

909 Poydras.  In September 2016, the Fund closed on a $4.5 million mezzanine loan for 
the purpose refinancing a 545,157 square foot class A office tower located in downtown New 
Orleans, Louisiana. The refinancing included a $45.5 million Natixis first mortgage loan and 
$4.5 million mezzanine loan from the Fund.  The Fund’s mezzanine loan is non-recourse with a 
co-terminus 10 year term, a 12.00% fixed rate of interest and prepayment is allowed subject to 
yield maintenance.  The total loan to value ratio was 68.4% at closing. 

Crate & Barrel Headquarters.  In September 2016, the Fund closed on a $4.57 million 
mezzanine loan for the purpose refinancing a 167,843 square foot headquarters of Crate & 
Barrel located in Northbrook, Illinois. The refinancing included a $21.65 million Natixis first 
mortgage loan and $4.57 million mezzanine loan from the Fund.  The Fund’s mezzanine loan is 
non-recourse with a maturity date of October 2025, a 10.50% fixed rate of interest and 
prepayment is allowed subject to defeasance.  The total loan to value ratio was 65.5% at closing. 

PNC Center.  In September 2016, the Fund closed on a $8.84 million mezzanine loan for 
the purpose of acquiring a 636,538 square foot class A office building in downtown 
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Indianapolis, Indiana. The acquisition was facilitated with a $58.26 million JP Morgan first 
mortgage loan and $8.84 million mezzanine loan from the Fund.  The Fund’s mezzanine loan is 
non-recourse with a co-terminus 10 year term, an 11.00% fixed rate of interest and prepayment is 
allowed subject to defeasance.  The total loan to value ratio was 80.2% at closing. 

100 East Wisconsin.  In September 2016, the Fund closed on a $10.0 million mezzanine 
loan for the purpose of acquiring a 435,620 square foot class A office tower in downtown 
Milwaukee, Wisconsin. The acquisition was facilitated with a $53.8 million JP Morgan first 
mortgage loan and $10.0 million mezzanine loan from the Fund.  The Fund’s mezzanine loan is 
non-recourse with a co-terminus 10 year term, an 11.00% fixed rate of interest and prepayment is 
allowed subject to defeasance.  The total loan to value ratio was 80.8% at closing. 

 

Affiliate Fees 

In the event the Fund forecloses on a loan or otherwise takes control of an asset, Norris, 
Beggs & Simpson Financial Services may (but not necessarily will) be retained by the Fund to 
provide financing for the underlying asset (where the Fund or a subsidiary is a borrower).  Fees 
for any such services will be equal to competitive market rates as determined by the Manager 
and subject to review by the advisory committee.  See “Potential Conflicts of Interest.” 

MSDO REIT 
The Fund intends to own substantially all of its investments through a subsidiary, MSDO REIT, 
a Maryland corporation that has elected to be taxed as a real estate investment trust.  In order to 
comply with certain tax requirements, MSDO REIT has issued 125 preferred shares in MSDO 
REIT for $1,000 each to 125 individual investors.  Each share has an annual dividend of 12.5%.  
Governance of MSDO REIT is controlled by the Fund. 

 

Credit Facility 

The Fund has increased a credit facility from Umpqua Bank from the amount of $20,000,000 to 
$25,000,000 to facilitate the Fund’s acquisition of assets.  This facility is secured, in part, by a 
pledge of the Capital Commitments of the Limited Partners.   

 

THIS INFORMATION SUPPLEMENTS, AND TO THE EXTENT INCONSISTENT 
THEREWITH, REPLACES, THE INFORMATION CONTAINED IN THE INITIAL PPM. 


