ALAMO TEMPE HOLDINGS, LLC
This is not a solicitation. Qualified investors will be
provided a Private Placement Memorandum (PPM).

ALAMO TEMPE
HOLDINGS, LLC

”Best Theater
Ever”
Time Magazine

The Alamo Drafthouse was founded in Austin, TX by Tim and Karrie
League, who were driven by a simple passion for watching movies and
enjoying food and beer. Within its first year the venue was playing host
to film premieres, visiting filmmakers, and even caught the eye of
Quentin Tarantino, who began hosting legendary 5 day marathon
screenings of classic exploitation titles from his personal collection.
Over the years, the original Colorado Street location became a
laboratory for more innovative programming and events, and the
Leagues began opening more theaters throughout Austin, this time as
small multiplexes that would play a fresh mix of top Hollywood product
and indie fare.
Today the Alamo is expanding and opening both company-owned and
franchised locations across the U.S. Currently there are theaters
throughout Texas in Austin, Houston, San Antonio, New Braunfels,
Dallas, Lubbock and El Paso. Theaters across the country include
Winchester, VA, Yonkers, NY, Phonenix, AZ, Kansas City, MO, Denver,
CO, and Ashburn, VA. Plans are underway to open in several additional
markets in the coming years!
Each Alamo Drafthouse location today is still managed with the same loving care to every detail of the experience, and all of the theaters in the
network share in nationally produced signature programming and special
events that have been inspired by those first experiments with
alternative content that the Leagues developed in their original theater
on Colorado Street.

Drafthouse Locations*
Austin

Laredo

Raleigh

Charlottesville

Los Angeles

San Antonio

Corpus Christi

Lubbock

San Francisco

Dallas/Ft. Worth

New Braunfels

Springfield

Denver

New York City

Winchester

El Paso

Northern Virginia

Yonkers

Houston

Omaha

Kansas City

Phoenix

* Some locations are franchises.

Information from www.drafthouse.com

”Best Theater
in America”
Entertainment
Weekly

pg. 1

(Cont’d.)

Craig Paschich served as President, Vice President of Operations, Chief Operations Officer and Chief
Development Office for the Alamo Drafthouse Corporation. Mr. Paschich has been instrumental in
creating the franchising model for Alamo Drafthouse. After a number of years, he decided to become a
franchisee himself and obtained the franchise rights for Arizona. Craig and his wife Kim Paschich own
Paschich Alamo Holdings, LLC. They both have experience with franchise operations. Craig was the
Vice President of Operations for Johnny Carino’s Italian Restaurants for 8 ½ years. He oversaw
company and franchise operations. While Craig was with Carino’s, they grew from 6 locations to 191.
Craig was also part of a franchise group with Cheddars Casual Café.
Kim Paschich has been in the restaurant industry for 26 years. She served 7 years with the Engel
Management Services group and 13 years with Brinker International supporting the brand of Chili’s,
Johnny Carino’s and Kona Ranch Steak House. She provided support for Brinker International’s
Franchise partners in 13 different countries throughout Europe, Asia, Australia and the Middle East.
She has assisted in over 100 restaurant openings throughout the world.
The Alamo Drafthouse Tempe location will be the second Alamo Drafthouse location to open in the
Phoenix area for Paschich Alamo Holdings, LLC. The first location opened in December 2016 in
Chandler Arizona, a suburb of Phoenix. Mr. Paschich believes that the greater Phoenix area can
support as many as 5 Alamo Drafthouse locations. The Chandler location is in operation, the Tempe
location is currently under construction and construction will begin later this year on the Gilbert location.

Alamo Draft House Chandler
opened in December 2016.
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LOCATION
The Alamo Tempe franchised location will be a new building located at the intersection of
Baseline Road and Lakeshore Drive in Tempe, Arizona. A 35,470 gross square feet two story
building with a mezzanine. The building will feature 7 screens, a large commercial kitchen to
service the restaurant, bar area as well as table service in each auditorium. The restaurant will
also feature an outdoor patio for dining and drinks. Paschich Alamo Holdings has signed a 15year lease with two 5 year options to renew. The base lease rate will increase 10% in year 6
and 2% every year after. The lease includes a 6-month rent free period. There is the intention
that sometime after year 6 the building will be sold when market conditions are favorable.
The project is part of the Baseline Rd & Lake Country Village project and is a beautiful new
retail development in the heart of Tempe, AZ. This 48,500 SF retail development is in a dense
urban area home to Arizona State University, which boasts more than 60,000 students, State
Farm Headquarters, Lifelock, University of Phoenix, Avnet, First Solar, Chicago Cubs Spring
Training Facility and many more. This project is designed using natural materials and
incorporating them with modern design elements. The project was designed to create
connectivity to surrounding multi-family homes creating a mixed-use environment. Completion
is slated for the first quarter of 2018. The design build general contractor is LGE Design Build
of Phoenix.

“Coolest Movie Theater in the
World.” - Wired Magazine
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ABOUT LGE
LGE Design Build has built a solid reputation as one of Arizona’s Top
Design Build General Contractors over the past 20 years. LGE’s
management team collaborates with clients to develop a lasting
impression and create award-winning design through their unique LGE
Process. From concept, architecture and all the details of construction
through interior design and completion, LGE is there every step of the
way to transform vision into reality. With more than 18 million square
feet and 800 projects of experience, LGE builds for success.
David R. Sellers founded LGE Design Build in 1994 with the idea of
streamlining the design and construction process with a “single source”
controlling the upfront design, specification detailing, city review /
approval process and all the details of construction. What started with a
handful of smaller industrial buildings throughout the Phoenix area has
turned into vertically integrated design, and a construction company with
projects ranging from under $1 million to over $30 million in value. LGE
is consistently ranked among the best general contractors in the
Southwest and is the only larger-scale commercial general contractor in
Arizona that has both design and construction under the same roof. As
we head into the future, we remain true to the values set forth by our
company’s founder and continue to grow in project scope, project size
and our companies’ abilities.

Building
Business
since 1994

“

”We transform
vision into
reality.”
David E. Sellers

www.LGEDesignBuild.com
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PROPERTY INFORMATION

TOTAL INVESTMENT

$14,850,000

ADDRESS

Baseline Road & Lakeshore Drive, Tempe
Arizona

LAND AREA

111,525 SF

NEW BUILDING

35,188 SF

SIGNED 15-YEAR LEASE
RENTAL RATE
TRIPLE NET CHARGES
ONE TENANT
LEASE TERM

$1,304,975, Rent increases 10% year 6
and 2% every year after
$128,375 (1/2 covered by ATHLLC
through year 6)
Alamo Drafthouse
15-year lease with two 5 year renewals

FRONT VIEW
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AERIAL RENDERINGS
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PARTNERSHIP
Our Partners
The Alamo Tempe Holdings, LLC project will partner with Paschich Holdings, EC Ventures and Black
Ink Development Holdings (Black Ink et.al). Black Ink DH invests capital on behalf of institutional
investors, family estates, and high net worth individuals. We are focusing on long-term real estate
investments keeping properties for a minimum of 5-10 years. Our partners will look for a return of
capital, quarterly cash flow, and maximum returns at the disposition of the project. This development
project will have the added benefit of already having 100% stabilization with a long-term lease
agreement. This Alamo Tempe project targets above market, cash-on-cash returns.

INTIAL PARTNER CONTRIBUTIONS
Alamo Tempe Holdings is offering investors the opportunity to be part of this development project. We
are looking for minimum contributions of $230,000. We will work with our partners to raise $5,750,000.
Comerica Bank will provide financing for the project. Building is planned to start in June of 2017 and
scheduled for completion and occupancy in the first quarter of 2018. The LGE Design/Build firm in
Phoenix will manage construction and build out.
Black Ink Development Holdings, LLC will act as the asset manager and property manager. Limited
partners will not be asked to sign on the debt thus limiting the risk to their initial contribution. Equity
partners will receive a 6% annual dividend return on initial investment and will split profits from the
future sale on an 80% to equity investors and 20% Black Ink et.al. The goal is to sell the property after
the rent increases by 10% in month 66 and then with subsequent increases of 2% every year going
forward until the end of the 15-year lease. Market conditions will determine the ultimate timing of the
sale.

INVESTMENT SCHEDULE PER UNIT
NOW

OCTOBER

TOTAL

$120,000

$110,000

$230,000
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MANAGEMENT
Alamo Tempe Holdings, LLC will be managed by Black Ink
Development Holdings, LLC
Black Ink DH will act as the asset manager for the Alamo Tempe Holdings. Duties will include
but not limited to the following:
• Collecting rent, managing revenues, expenses and distributing dividends.
• Providing construction, completion and all relevant updates pertaining to the operations of
the project.
• Yearly distribution of all relevant tax information such as K-1s.

Who is Black Ink Development Holdings, LLC.?
A Texas based partnership entity formed to create, build, purchase, manage and sell
commercial real estate projects and strategic business partnerships. The company is a
partnership between Ernest Cunningham and Thomas Stallard.
ERNEST CUNNINGHAM
Currently the CEO of Globalgig, Ernest was also the Founder and
CEO of One Source Networks, one of Inc. Magazine’s Top 10 Fastest
Growing Companies which grew from $0 to $100 million run rate in eight
years before being acquired by GTT Communications, Inc. (NYSE: GTT)
in 2015 for $186 million. Previously Ernest held senior executive
positions with Broadwing and Level 3 Communications. Ernest has been
investing in real estate since 1999 and now spearheads a multimillion dollar
real estate holding and management company.

THOMAS STALLARD
Thomas was the managing principal of The Champion Group, a Finra
Registered Broker Dealer, during his 14-year tenure, he was involved with the
funding over $500 million and more than 150 joint ventures in the oil and gas
market. These projects involved companies like Marathon Petroleum (NYSE,
MPC), Houston Energy and Dominion Resources (NYSE, D). Previously he
held management positions with Transworld Systems, Inc. for 7 years.
Thomas also owns a real estate holding and management company.

“Finding good partners is the key to success in anything:
in business, in marriage and, especially, in investing”.
Robert Kiyosaki
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Tempe Overview
Tempe, also known as Ferry during the territorial times
of Arizona, is located in Maricopa County, AZ. In 2010
the Census Bureau report a population of 161,719.
Tempe’s thriving economy is comprised of over 16,800
businesses and a workforce of 150,000 people. Home to
Arizona State University which has enrollment of 82,000
students. To serve the needs of the growing student
community, there are over 73,000 housing units
throughout Tempe. Core industries include: Finance,
Insurance, Real Estate, Defense, Aerospace,
Engineering, Nanotechnology, Information Technology,
Web Marketing and Manufacturing.
The city is the headquarters of Insight Enterprises
(Fortune 500), Limelight Networks, LifeLock, First Solar,
the Salt River Project, Circle K, Fulton Homes, Mobile
Mini, State Farm Insurance (Regional Headquarters) and
Edward Jones Investments (Regional Headquarters).

Tempe has a lively mixture of history,
shopping, culture, dining, nightlife,
sports, and special events to satisfy
just about anyone.

Phoenix Overview
With a metro population of over 4.5 million, Phoenix is
home to Arizona State University and numerous high
tech and telecommunications companies making up its
primary industry. Phoenix is also the sixth largest city in
the United States with a population of over 1.6 million.
The Phoenix Sky Harbor International Airport serves
more than 40 million passengers annually.
Also known for its warm climate during this winter,
Phoenix benefits greatly from seasonal tourism and
recreation especially in the golf industry with over 200
golf courses. Annually, more than 22 million people visit
the Phoenix metro area due in large part to its consistent
ranks among the top cities un the number of Five
Diamond and Five Star resorts.
Phoenix Economy
The Metro Phoenix job market has continued to show
signs of improvement, having added nearly 64,000 jobs
year-over-year through June of 2016. During that same
time period, the unemployment rate decreased 40 basis
points, dropping to 4.8%. Of the jobs created, 12,550
were within the manufacturing, construction, natural
resources & mining, transportation, warehousing &
utilities and wholesale traders with over 8,550 being in
the retail trade sector.

Sixth largest city in the United States.
More than 22 million people visit the
Phoenix metro area each year.
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MEDIA CONTACT:
Josh Coddington
C: 480.415-4644 | O: 602.495.6481

jcoddington@phoenixchamber.com

FOR IMMEDIATE RELEASE:
May 25, 2017
PHOENIX – Phoenix has overtaken Philadelphia as the fifth largest U.S. city according to population estimates released today by
the United States Census Bureau. Phoenix, with 1.6 million people, also had the largest numeric population increase of any city,
adding more than 32,000 – about 88 people per day – between 2015 and 2016.
“This great news shows the power of collaborative efforts between the business and education communities and political leaders to
create an attractive place for families to thrive and companies to grow,” said Todd Sanders, president and CEO of the Greater
Phoenix Chamber of Commerce. “Considering also that Maricopa County was just named the nation’s fastest growing county, this
highlights the absolute necessity for us to continue our multi-faceted efforts to train the workforce, help businesses expand and grow
the economy.”
The Chamber grows the economy through its collaborative Phoenix Forward initiative in partnership with the Arizona Commerce
Authority, city of Phoenix and Maricopa County. The initiative strengthens the region’s competitive edge, connects businesses to
vital resources, gathers industry intelligence, influences public policy and promotes the region as an economic hub. The Greater
Phoenix Chamber Foundation’s five industry-specific workforce collaboratives serve to connect business leaders and education
providers to better align workforce needs.
Jennifer Mellor, vice president of economic development for the Greater Phoenix Chamber of Commerce, says Phoenix’s
population isn’t just growing, it is also diverse and young with an average age of 33.
“Phoenix is a great place to be new, where all types of people can get involved,” Mellor said. “People choose where to live based on
community culture, and Phoenix offers something for everyone including several recreation options, major sports teams, robust arts
districts and a healthy, vibrant community.”
Mellor adds that population growth and the subsequent increase in workforce helps expand Arizona’s economy.
“Phoenix’s population growth has led to major corporate expansions in Phoenix and throughout Maricopa County as companies
follow availability of qualified talent. These expansions diversify our economy,” Mellor said. “The growth in IT, health care,
advanced manufacturing and entrepreneurship are putting Phoenix’s innovation economy on the map.”

About the Greater Phoenix Chamber of Commerce
Representing 2,400 businesses across the Greater Phoenix region, the Greater Phoenix Chamber of Commerce promotes
regional prosperity by serving as a catalyst for economic vitality and strong communities. The Chamber pursues this mission
by collaborating with business, political and community leaders to grow the regional talent pool, create a regional approach
to economic development and drive a pro-Arizona agenda.

www.phoenixchamber.com

pg. 10
pg. 1

pg. 11
pg. 1

Cash flow may not allow payment of dividends. Cap rates are based on historical ranges and do not
indicate a prediction of future results.
Sales assumptions based on a sales price in year 7.
Sales assumptions based on a sales price in year 7.
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Sales assumptions based on a sales price in year 7.
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Sales assumptions based on a sales price in year 7.
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RISK FACTORS (SUMMARY)*
GENERAL
The purchase of Membership Interest involves certain risk and is suitable only for persons of substantial financial
means who have no need for liquidity in their investment and who can bear the risk of potential loss of their
investment. Anyone considering an investment in membership interest should carefully consider the following risk
factors among other risks described herein.
General Risk of Real Ownership
The investment of the company will be subject to the risk generally associated with the ownership of real property,
including; uncertainty of cash flow to meet fixed and other obligations; adverse changes in local market conditions,
population trends, neighborhood values, community conditions, general economic conditions, local employment
condition, interest rates, and real estate tax rates; changes in fiscal policies; and uninsured losses and other risk
that are beyond the control of the Manager and the Company. There can be no assurance of profitable operations
for the Company because the cost of owning the Properties may exceed the income produced. This may be due to
the fact that certain expenses related to real estate and its development and ownership, such as property taxes,
utility costs, maintenance cost and insurance, tend to increase over time and are largely beyond the control of the
owner.
Insurance is required by the lender to be obtained to cover most casualty losses and general liability arising from the
Properties. However, the costs of such insurance generally may be higher based on losses and other insurance
trends. No insurance will be available to cover cash deficits from ongoing operations. In addition, there are certain
types of losses (generally of catastrophic in nature), which are either uninsurable or not economically insurable.
Also, legislation, effective November 26, 2002, requires all property/casualty insurers doing business in the United
States to make terrorism coverage available, and provides a federal risk-sharing program to spread the financial risk
of the coverage, but questions remain as to the kinds of potential terrorist acts that are covered and as to the pricing
of the coverage.
In addition, real estate investments are relatively illiquid. Accordingly, if the Properties prove to be unprofitable, it
may be difficult to sell the Properties and ongoing losses could affect the success of the Company.
Financing Risks
It is contemplated that the acquisition of the Properties will be financed in substantial part by borrowing, which
increases the exposure to loss. Principal and interest payments on indebtedness will have to be made regardless of
the sufficiency of cash flow from the Properties. There is no assurance that replacement financing will be available
on favorable terms.
The investment of the Company may be impaired by a smaller decline in value, if mortgage payments are not made
when due, the Properties may be lost (and the investment of the Company therein rendered valueless) as a result of
foreclosure by the mortgagee(s). A foreclosure may also have substantial adverse economic and tax consequences
for the Investors.
Purchase of Membership Interest should be considered a long-term investment.
Limited Transferability and Illiquidity of Membership Interest
Transfer of Membership Interests is subject to significant restrictions. The Membership Interest will not be registered
under the Securities Act by reason of specific exemptions under the provision of that act, which depend, in part,
upon the agreement of the purchasers not to transfer their Membership Interest except under certain circumstances.
Sale or other transfers of the Membership Interests may be made only in compliance with the Securities Act,
applicable states’ securities laws and certain limitations set forth in Company’s limited liability company agreement.
The Membership Interests will be “restricted securities” within the meaning of Rule 144 (even if a trading market
existed) would be available.
*These risk factors do not replace the disclosures contained in the PPM and
should not be considered as exclusive.
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Risk Factors Cont’d.
Because of these restrictions and the absence of a public market for the Membership Interests, an Investor may be
unable to liquidate his, her or its investment even though his, her or its personal financial circumstances would make
liquidation advisable or desirable. The Membership Interest will not be readily acceptable as collateral for loans.
Moreover, even if an investor were able to dispose of his/her or its Membership Interests, adverse tax
consequences could result.
Substantial Reliance on Key Personnel
The Company will place substantial reliance on the knowledge and experience and the continued services of Black
Ink Development Holdings.
The Company’s future success depends in large parts upon the efforts of the Key personnel. The loss of services of
the Key Personnel adversely affect the results of operations and financial condition of the Company.
Financial Forecasts
Certain estimated costs, revenue and projections of operations are contained herein. Because of estimates and
projections are based on a number of assumptions and are subject to significant uncertainties and contingencies,
many of which will be beyond the Company’s control, there is no assurance that they will be realized and actual
results may vary significantly from those shown. Prospective Investors should conduct their own investigation and
independent assessment of the estimates, projections, and other information set forth herein.
Newly Organized Entities
The Company and the Manager are newly organized and have no operating history or financial statements from
which Investors may evaluate the likelihood of successful performance of the Company.
While affiliates of the Company and the Manager have made investments consistent with the strategies to be
employed by the Company, the number of such investments has been limited and the performance of such
investments is not indicative of the results to be obtained from the Company’s investment in the Properties.
In addition, the Manager does not have substantial capital. In the event the Manager suffers unanticipated liabilities,
the Manager may not be able to satisfy such liabilities out of its resources.
Limitation on Participation in Management
Investors have no right to participate in the management of the Company or to otherwise participate in making
decision that may materially affect that value of their investments.
Conflicts of Interest
Manager and Members are involved in various business activities which could distract or interfere with the company
and business. Affiliates of the Manager will provide services to the company which may be more expensive than
other service providers.
Tax Matters
The investors will be required to take into account their allocable shares of company income, gain, loss and
deduction for any taxable year ending within the tax year of the Company without regard to whether the investors
receive any distribution from the Company. The investors may thus have to report their allocable shares of any
Company taxable income without receiving sufficient cash distributions to pay the tax attributable to such taxable
income.
The Company’s Manager intends to have the Company treated as a partnership for federal tax purposes. Whether
the Company will be treated as a partnership under the various state and local laws that may apply to investors will
depend on the specific laws of each jurisdiction.
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Risk Factors Cont’d.
Section 469 of the Internal Revenue Code of 1986, as amended (the “Code”), disallows losses from passive
activities engaged by partnership. A “passive activity” is defined as any activity which involves the conduct of a trade
or business in which the taxpayer does not materially participate, and any rental activity is, subject to limited
exceptions, treated as a passive activity. It is believed that the income and loss of the Company will be income and
loss from a passive activity for all investors that are subject to Section 469 of the Code, and, as such, investors may
have significant limitations on their ability to offset allocable losses from the Company against other income. Losses
which exceed risk will be re-allocated to other members.
Prospective investors should consult with their tax advisors as to whether an investment in the Company might
create or increase alternative minimum tax liability.
Tax matters relating to the Company and to the transactions described in this investment memorandum are complex
and are subject to varying interpretations. Moreover, the effect of existing income tax laws and possible changes in
such laws will vary with the particular circumstances of each investor. No opinion as the tax consequences of an
investment in the Company has been made or will be made by the Company. Each prospective investor is strongly
urged to consult with and rely upon his, her or its own legal, tax and accounting advisors with respect to the possible
tax consequences (including federal, state, local, and foreign tax consequences) of an investment in the Company.
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NET WORTH PROFILE

Contact
Address
1870 W. Bitters Road, Ste. 103
San Antonio, TX 78248

Phone number
Office: 210-639-2989

Email
Ernest Cunningham

Ernest@blackinkus.com

Thomas Stallard

Thomas@blackinkus.com

Website
www.blackinkus.com
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