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Letter to Investors 
 

We are proud and grateful to report we had a very strong 2021.   

We increased the focus of our investment strategy.  We brought our first fund to a conclusion, taking 

STRAC Fund full cycle.  We launched our fifth fund, BMG Yield Fund II.  We made consistent quarterly 

distributions to our investors totaling more than $2.7 Million this year.   

We also returned original principal to all investors in STRAC Fund with a 9%-10% annual coupon over 7 

years.  On a cumulative basis, we have now surpassed $10 Million in capital paid out to our limited 

partners since inception. 

During 2021 we acquired 70 properties.  We now own 119 properties in 21 states.   

During the calendar year we have taken in $49 Million of new equity capital, across all of our managed 

funds, from 120 different investors. 

We have benefitted from a high degree of repeat investment from our limited partners.  We take great 

pride in our voluntary reinvestment rate, which remains above 67%.   

We believe this dynamic is the best reflection of the strength of our product, and of our consistency in 

placing investors’ interests first.  Nothing makes us prouder than receiving a call or email asking, “can we 

invest more?” 

We will continue to accept investment for as long as we can reliably provide our investors with the yield, 

stability and credit quality warranted by their hard-earned capital.  We believe your trust and 

confidence are sacred.  Preserving them is the priority of our culture as a team. 

We expect 2022 to rely on the same measured approach that has served our stakeholders for 7 years.  

We will continue to research and acquire defensive properties, with excellent fundamentals, at a 

discount to their long-term stabilized value. 

The pages that follow summarize operating results for 2021.  If you have questions, or would like us to 

put more capital to work, please reach out to one of the general partners. 

 

All the Best, 

   

W. John Oliver 
General Partner 

Michael A Brumagin 
General Partner 

S Peter Stark 
General Partner 
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Investment Strategy 

Niche Focus 
Battle Monument Group purchases defensive, single-tenant retail properties, with heavy emphasis on 

discount retailers.  Our Target Assets are primarily Dollar General (DG) stores located in secondary and 

tertiary markets in selected US states. 

For more than seven years we have analyzed single-tenant properties in a range of vertical markets, 

focused on credit-grade tenants, with defensive qualities.  We look for high yield, low risk, and long-

term stability within the market. 

Description of Market for Target Assets 
While there are more than 30,000 total properties in the rapidly-growing, discount-retail segment, our 

targeting focuses heavily on DG stores built prior to 2009, in 20 anchor states.  The table below shows 

the store count in these 20 states, in 2009, and in 2021.  These states accounted for nearly all of DG’s 

retail operations prior to 2009.   

 

State 
Store Count 

2009 
Store Count 

2021 

Texas 1,016 1626 

Georgia 502 963 

Florida 456 940 

North Carolina 510 916 

Ohio 486 903 

Tennessee 455 856 

Alabama 488 829 

Pennsylvania 409 826 

Illinois 330 610 

Louisiana 353 594 

Michigan 250 612 

Indiana 336 607 

Kentucky 330 616 

South Carolina 353 584 

Missouri 336 573 

Mississippi 286 563 

New York 238 524 

Oklahoma 289 480 

Arkansas 246 474 

Virginia 256 445 

Subtotal 7,925 14,541 

Source: 2009 through 2020 DG Annual Reports 

 

Asset Selection - Disciplined and Differentiated 

Site Inspections 
We believe stores with healthy sales, that provide substantial operating income to the parent company 

on a sustained basis, will perform well and remain in operation regardless of the economic cycle.  We 

have a rigorous inspection sequence, focused on measuring factors critical to long-term tenant stability 

– Store Profitability, Useful Life of Building, & Stable Local Consumer Pattern. 

We have found a pocket of 

inefficiency in pricing for 

established Dollar General 

(DG) properties.  They 

typically have fragmented 

ownership, and are priced 

below $1.0 Million at the 

unit level.  These Target 

Assets are at the heart of 

our acquisition strategy.  

Collectively the installed 

base of 8,000 stores in 20 

states, that fit our Targeting 

criteria, has a market value 

in excess of $6.0 Billion. 
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Unit Success 
Factors Measurement Techniques 

Store Profitability Time studies, vendor interviews, and local market observation reveal store stability.  
We acquire properties with profitable operations & obvious stability of 20+ years. 

Useful Life of 
Building 

Merchandising, store layout, signage, and prior maintenance of the building all 
indicate stability.  We acquire Target Assets with a remaining useful life of 40+ years, 
with normal repairs and maintenance. 

Stable Local 
Consumer Pattern 

Informal interviews with store vendors, banks, and residents give us insight into local 
trends.  We acquire Target Assets near schools, housing, jobs, and commercial activity.   

 

We have historically acquired fewer than 20% of properties we evaluate.    While this is not a metric of 

quality, we believe it reflects the discipline we assign to asset selection. 

Unit Economics 
Consumer retail markets are changing.  We believe our Target Assets are well suited to thrive despite 

these changes, and to withstand regular economic cycles.  Our Target Assets have 3 important 

advantages we favor: 

Profit “Machines” at the Unit Level – We like to think of these stores as walk-in vending machines.  

There is full time staff in place to manage key control, to deter theft, and to replenish inventory.  Store-

level fixed expenses for the tenant operating our Target Assets are typically below $250,000 per year.  

With gross margins of 30% to 31%, the unit level breakeven revenue for the tenant is as little as 

$800,000.   We typically buy properties among the strongest performers in the corporate portfolio.  We 

examine sales, gross margins, working capital, and contribution margins of each unit.  The result is a 

portfolio built with stores that have long-term stability. 

Resistance to Amazon Effect – Our Target Assets have a broad customer radius in excess of 2 miles.  The 

consumer pattern favors in & out convenience, with a standard SKU lineup (grocery, health and beauty, 

and convenience items).  This results in a high customer count (typically 400 unique transactions per 

day) with a low-ticket average (less than $11.00).  This pattern makes it prohibitively expensive to 

deliver goods by step-van, or by drone. 

Limited Competitive Entry Pressure - Large-format stores (i.e., Walmart) have higher working capital and 

operating expenses that make it less likely for them to enter the small markets where we focus.  We 

have found that even when they do, sales at Established DG stores remain consistent.  

Our Commitment is to Short-term Stability, with the Opportunity for Long-term Gains 

Aggregation Opportunity 
We believe the long-term efficient CAP rate for an organized pool of our Target Assets is below 6.0%.  

We see the opportunity to achieve a substantial gain in the value of our Target Assets, over several 

years, from aggregating $1.0 Billion or more of similar assets into an organized portfolio.   

In addition to the favorable yield (income stream) of our Target Assets, we expect the upstream capital 

markets to reward the difficult work of our steadily building an organized portfolio.  The properties we 

are acquiring have stabilized yield that resembles fixed income.  Their returns greatly exceed what is 

available in the market for corporate or municipal bonds, but they have a similar risk profile. 

We are buying properties for ~$800,000 today, with the belief they will be worth $1.0 Million or 

more, within an organized portfolio, in 5 to 7 years. 
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Battle Monument Group expects to continue to raise follow-on equity capital, and to aggregate Target 

Assets, after the current funds are fully subscribed.  We believe capital gains, in excess of preferred 

returns, may arise from CAP Rate compression when market factors provide favorable exit. 

 

Portfolio Growth 

Impact of 2021 Acquisitions. 
During 2021 our two active funds, BMG Yield Fund 2020 and Guidon Fund, acquired 70 new properties.  

The total purchased cost of the 70 properties was $60.5 Million.  One of the properties is tenanted to 

Family Dollar.  The remaining 69 are all Dollar General properties. 

The newly acquired properties are located in 14 different states, summarized in the table below. 

State 
Properties 

Acquired in 2021 

Alabama 8 

Arkansas 1 

Florida 10 

Georgia 1 

Iowa 1 

Illinois 1 

Kentucky 6 

Michigan 2 

Missouri 1 

Mississippi 14 

North Carolina 1 

Tennessee 2 

Texas 17 

Virginia 5 

Subtotal 70 

 

These properties have combined annual rental income of $4.9 Million.  The weighted average yield on 

the acquired properties is 8.2%.  Weighted average remaining lease term for the acquired properties 

was, at the time of purchase, 6.1 Years. 

The newly acquired properties included two portfolio acquisitions of 21 units and 44 units, in March and 

April respectively.  The weighted average cost of debt financing associated with all 70 newly acquired 

properties was 3.5%. 

Access to Capital 
Our investments rely on access to capital from two sources to support acquisitions.  We have Investors 

that participate through our private Funds.  These investors receive quarterly payments as a qualified 

distribution. 

In addition to capital from Investors, we rely on senior bank financing for leverage.  We have a syndicate 

of several lenders that have provided debt capital for our Properties.  During 2021 we entered into Term 

Loan agreements with five different lenders.  We expect to preserve existing lending partners where 

possible, and to layer on additional banking relationships at each stage of our growth.  We believe this 

approach gives us the greatest flexibility in our debt capital sourcing.   
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During 2021 our syndicate of lenders allowed us to acquire properties in 14 states.  We have lender 

coverage that will support growth of the portfolio without interruption, so long as we identify properties 

that meet our yield targets and required coverage ratios. 

Interest rates have declined substantially in the past twelve months.  We expect our cost for bank debt 

to remain at or below 3.5% for the balance of 2022, despite any increases to interest rates.    

Our average cost of senior debt related to commercial property acquisitions during 2021 was 3.51%.  

That represents a 14 basis-point decrease over 2020 (3.65%).  We expect to continue relying on access 

to capital through bank financing, to fund 50% of the purchase price of property acquisitions in the 

portfolio, for the foreseeable future.   

The use of Investor Capital in 2021, when 

blended with our debt capital, made our 

weighted average cost of capital (WACC) for 

acquisitions 4.38% for the 69 properties we 

acquired.  We expect our WACC to remain at 

a similar level during the coming year. 

In addition to the existing syndicate of lenders, during 2022 we anticipate closing on two credit facilities, 

described below, to support growth in the portfolio. 

The primary credit facility is a $55 Million line of credit with Wells Fargo (WF Facility).  The WF Facility is 

a 2-year credit line designated for acquisition of Dollar General and Family Dollar properties that fit 

within our criteria of Target Assets as part of BMG Yield Fund II.  The WF Facility is indexed to the 

Standard Overnight Funds Rate (SOFR), and has a variable interest rate presently at 2.4%.  

The secondary credit facility is a $10 Million line of credit with Cogent Bank (Cogent Facility).  The 

Cogent Facility is a 2-year revolving credit line designated for acquisition of properties by all other funds 

managed by Battle Monument Group and MARF Management.  The Cogent Facility is indexed to the US 

Prime Rate (Prime), and has a variable interest rate presently at 3.0%. 

Cap Rate Compression for Target Assets during 2021 
During 2021, we witnessed a rise by 15% - 30% in prices associated with our Target Assets.  Cap Rates 

for our Target Assets declined from a range, in 2020 and years prior, of 8.0% - 8.5%, to a range in 2021 

of 6.5% - 7.0% or lower.   

Our 2018 Investment Thesis described potential for our Target Assets to increase in value by 30% or 

more over several years.  We believed then (and maintain today) that the long-term value of our Target 

Assets will be based on yield expectations below 6%, provided they are in a well-organized portfolio. 

Our outlook today is that at least a portion of the 2021 compression in cap rates is temporary.  We 

believe it was exaggerated by 3 factors rooted in the short-run economic cycle: 

1. Massive increase in private capital supply driven by government stimulus. 
2. Prolonged low borrowing costs despite asset price inflation. 
3. Surges in demand within related categories, residential and multi-family real estate. 

The 2021 compression in yields validates our 2018 Investment Thesis to a degree.  However, we expect 

Cap Rates for our Target Assets to decline slightly this year.  We believe they will settle at yields closer to 

7.5% - 8.0%, by the end of 2022. 

Average Cost of Debt Capital – 3.51% 

Interim Yield paid on Investor Capital – 6.00% 

Weighted Average Cost of Capital (WACC) – 4.38% 
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Our strategy is unaffected by cyclical changes in asset prices.  We continue bargain hunting, buying 

assets at prices below their long-term expected value.  The compression we seek in Cap Rates will unfold 

over several years.  It will come from organizing a large pool of otherwise complex assets, with strong 

yield, long-term stability, and favorable credit characteristics. 

Based on our analysis, we believe our Target Assets are still being discounted in the market, and 

overlooked by institutions, despite their fundamental strength.  We have refined methods to evaluate, 

select, and acquire them at prices below long-term value, and to manage them in an organized portfolio. 

Operation of Multiple Distinct Funds 
We are now operating 4 distinct private real estate funds.  They are MM Associates Fund, BMG Yield 

Fund 2020, Guidon Fund, and BMG Yield Fund II.  The first two Funds were established in 2018 and 2020 

respectively, and are fully subscribed, closed to further investment.  The remaining two Funds were 

established in 2020 and 2021 respectively and are actively raising capital. 

The Funds have similar investment objectives, and are supported by a property management company 

called MARF Management (MARF).  MARF does not take title to any of the assets.  It is an operating 

company that employs staff, provides back office services, and administers the work of the landlord.  

MARF has a fee arrangement with each of the Funds. 

Recently, STRAC Fund (STRAC), which was established in 2015 as our first fund, sold off and liquidated its 

remaining properties.   Immediately after sale of the assets, we returned all invested capital to our 

investors and wound up the fund. 

MM Associates Fund (Associates Fund) is in its 5th year since inception, and holds 23 properties.  Those 

properties were all purchased between 2018 and 2020.  The statutory life of Associates Fund is 7 years.  

The first horizon of recapitalization for properties in Associates Fund is 2023.  We expect that properties 

in Associates Fund will remain yield-producing assets through the end of 2025. 

BMG Yield Fund 2020 (Yield 2020) is a $25 Million Fund that is fully subscribed and holds 77 properties.  

We began acquiring assets as part of Yield 2020 in the fall of 2020, and closed the Fund to further 

investment in June 2021.  The statutory life of Yield 2020 is 7 years from final investment.  We anticipate 

Yield 2020 will continue operating into 2028. 

Guidon Fund (Guidon) is a $10 Million Fund that is currently more than 60% subscribed, and holds 5 

properties.  We began acquiring assets as part of Guidon in the fall of 2020.  We expect Guidon will not 

be fully subscribed until July of 2022, and will continue to acquire Target Assets until that time.  We 

expect that Guidon will continue operating into 2029. 

BMG Yield Fund II (Yield II) is a $50 Million Fund that is currently 20% subscribed, and holds 6 properties.  

We began acquiring assets as part of Yield II in the fall of 2021.  We expect Yield II will be fully 

subscribed in early 2023, and will continue to acquire Target Assets until all invested capital is deployed 

during 2023.  We expect Yield II will continue operating into 2030. 
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BMG Management and Delaware Statutory Trust (DST) 
BMG Management LLC (BMG Management) is a closely held sponsor organization.  We established BMG 

Management for the purpose of investing several properties into a Delaware Statutory Trust that is 

currently in development.  At year end 2021 BMG Management held 14 properties, of which we expect 

8 will be part of the DST.  We anticipate publication of our first DST offering in February 2022. 

Other Significant Events in 2021 
During 2021 we wound up our first fund (STRAC) and paid out all investor capital at targeted yields over 

the 7 years of our first fund’s existence.  We have since wound down the operations of Battle 

Monument Partners, LLC, the entity that established STRAC Fund.  The entity is now a wholly owned 

subsidiary of our property management company, MARF Management LLC. 

In October 2021, we had one of our properties, acquired in 2017 by STRAC Fund, “go dark” when its 

tenant, Dollar General, consolidated three nearby stores into a single location.  This decision came 

despite the operating strength of the unit we owned, located in Batesburg, South Carolina.  That 

property is currently listed for sale, and is owned by one of the active funds.  The loss of rents associated 

with the Batesburg property has not had an impact on yield payment for current investors. 

During the 4th Quarter of 2021 we began working with our legal team to develop a Delaware Statutory 

Trust to support portfolio investment by 1031 Exchange investors that wish to defer capital gains tax 

effects. 

During 2021 we contributed $20,000 to several charitable organizations that support Veterans and their 

families.  Among them are Johnny Mac Soldiers Fund, Joint Service Special Operations Fund, Stonewall 

Sports, World TEAM, and Families of the Wounded Fund.   

Those donations did not dilute the principal basis, or yield, paid to our investors.  Our contributions to 

charities remain modest, but are important to our team.  We expect our donor behavior will increase 

each year as we continue to grow, and as we produce capital gains from the sale of properties.   

Objectives for 2022 
We have surpassed 100 properties, with solid proof of concept, and demonstrated solvency over 26 

consecutive quarters. 

The next stage of our business will be focused on steady growth.  We have adequate staff on hand to 

support capital intake from investors and to administer our funds.  We will add 3 to 5 staff members to 

focus on new asset acquisitions and property management in 2022.   

Our “bread and butter” remains single asset purchases.  We continue to measure unit-level factors for 

each property during due diligence.  We anticipate 2022 will bring growth in the overall portfolio to 

surpass 180 properties. 

We expect BMG Yield Fund II to be fully subscribed sometime in the next 12 to 15 months (est. during 

Q1 2023).  Should that occur sooner, we are prepared to establish a follow-on Fund, subject to market 

conditions, to accommodate additional investors.   

A DST is a pooled asset fund, domiciled in Delaware, that is designed to permit investment of 

“Exchange Funds” from “Relinquished Assets” that qualify for deferral of capital gains under IRS 

Rule 1031.  For more information about investing in a DST sponsored by Battle Monument Group, 

please contact one of the General Partners. 
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We expect our first DST to be available to 1031 Exchange Investors and Cash Investors in February of 

2022.  We anticipate the DST will be fully subscribed within 90 days of first offering.  Should that occur 

as expected, we will make plans to develop a follow-on DST prior to the end of 2022. 

During the remainder of 2022 we will be focused on the following Objectives: 

1. Acquire 60 additional Target Assets valued at roughly $60 Million. 
2. Deploy existing capital, while raising an additional $40 Million from 50 or more investors 

through our active Funds. 
3. Continue paying consistent quarterly yield to investors, and surpass $14 Million in cumulative 

capital paid out. 
4. Continue to make modest contributions to veteran charities, with the intention to increase them 

as we grow. 
 

Financial Results from Operations 
(See preliminary financial results from operations for each of the 4 Funds in the tables below) 
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2021 Consolidated1 Income – Associates Fund, Yield Fund 2020, Guidon Fund, Yield Fund II, BMG MGT 

The financial results presented below are internally prepared and preliminary in nature.  We will make 

compiled financials available upon completion.   

 

Income from Property Operations Associates Yield 2020 Guidon Yield II BMG MGT 

Rental Income $1,400,956  $3,638,142  $214,107  $0  $321,262  

Tenant CAM Contributions $67,927  $179,820  $2,033  $0  $10,886  

Insurance Claims $18,856  $4,221  $0  $0  $0  

Property Tax Reimbursement $208,125  $45,398  $15,856  $0  $7,952  

Other Income  $4,234  $1,000  $0  $0  $4,023  

Total Income from Property Operations $1,700,097  $3,868,580  $231,996  $0  $344,123  

 
     

Operating Expenses from Properties      

Routine Maintenance & Repair $127,249  $188,340  $17,989  $0  $12,226  

Unit Level Professional Fees $0  $1,917  $6,402  $0  $11,667  

Insurance Premiums $5,004  $14,665  $1,751  $0  $3,125  

Property Taxes $259,792  $761,964  $25,798  $0  $118,808  

Management Fees $144,931  $728,152  $35,733  $0  $32,498  

Total Operating Expense Properties $536,975  $1,695,038  $87,673  $0  $178,323  

 
     

Contribution from Property Operations $1,163,122  $2,173,542  $144,323  $0  $165,801  

      

Indirect Expense / G&A Associates Yield 2020 Guidon Yield II BMG MGT 

Accounting Fees $29,362  $6,792  $6,792  $3,823  $0  

Bank Charges and Fees $379  $1,633  $982  $300  $490  

License and permits $14,308  $19,138  $13,640  $10,000  $10,000  

Legal Fees $0  $89,706  $0  $0  $6,600  

Interest Expense - Senior Bank Debt $390,822  $887,745  $60,198  $0  $0  

Mortgage Collar (SWAP) Payments $60,998  $0  $0  $0  $0  

Amortization Expense $45,458  $53,596  $13,251  $0  $0  

Depreciation $308,049  $1,351,987  $108,527  $0  $20,575  

Total Indirect Expense / G&A $849,375  $2,410,598  $203,389  $14,123  $37,665  

      

Net Ordinary Income $313,747  ($237,055) ($59,065) ($14,123) $128,135  

      

Depreciation & Amortization Addback $353,506  $1,405,584  $121,778  $0  $20,575  

Adjusted Income from Fund Operations $667,254  $1,168,528  $62,712  ($14,123) $148,711  

 
1 The financial results from operations for all 5 Funds are presented as consolidated financials for illustration only.  
Each of the 5 Funds is a distinct entity with discrete ownership, tax treatment, and operating results. 
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2021 Consolidated2 Balance Sheet – Associates, Yield 2020, Guidon, Yield II, BMG MGT 

The financial results presented below are internally prepared and preliminary in nature.  We will make 

compiled financials available upon completion.   

Fund Properties – 1/1/2021 23  2  3 0  0  

Acquisitions (Dispositions) 0 75  2  8  8  

Fund Properties – 12/31/2022 23  77  5  8 8 
      

Current Assets Associates Yield 2020 Guidon Yield II BMG MGT 

Checking / Savings Accounts $18,043  $4,861,259  $1,143,117  $8,591,126  $4,579,942  

Earnest Deposits $19,277  $0  $73,503  $25,000  $0  

Prepaid Items $12,390  $21,581  $10,742  $8,333  $16,751  

Security Deposits $0  $0  $0  $0  $2,390  

Total Current Assets $49,709  $4,882,840  $1,227,362  $8,624,459  $4,599,082  

Capital Assets      
Buildings, Land, Improvements $15,194,775  $60,824,507  $5,352,566  $0  $10,832,509  

Accumulated Depreciation ($1,824,262) ($1,358,866) ($110,662) $0  ($20,575) 

Total Capital Assets $13,370,512  $59,465,640  $5,241,904  $0  $10,811,934  

Intangible Assets      
Closing & Transaction Costs $699,071  $2,333,604  $271,318  $0  $0  

Accumulated Amortization ($102,874) ($28,614) ($13,680) $0  $0  

Total Intangible Assets $596,197  $2,304,991  $257,638  $0  $0  

Total Fixed Assets $13,966,709  $61,770,631  $5,499,543  $0  $10,811,934  

Total Other Assets $169,778  $734,337  $980,040  ($15,000) $0  

TOTAL ASSETS $14,186,197  $67,387,808  $7,706,944  $8,609,459  $15,411,016  

      
LIABLITIES & EQUITY      
          Current Liabilities      

 Associates Yield 2020 Guidon Yield II BMG MGT 

Accounts Payable $80,234  $632,620  $10,458  $17,439  ($1,146,336) 

Distributions Payable $31,033  $322,380  ($36,579) ($31,525) ($180,000) 

Prepaid Rent $14,408  ($7,617) ($4,717) $0  $0  

Total Current Liabilities $125,674  $947,383  ($30,838) ($14,086) ($1,326,336) 

      
Long Term Liabilities      

Mortgages (Senior Term Loans) $9,839,572  $39,198,897  $2,601,248  $0  $0  

Total Long-Term Liabilities $9,839,572  $39,198,897  $2,601,248  $0  $0  

Total Liabilities $9,965,247  $40,146,280  $2,570,411  ($14,086) ($1,326,336) 

      
Equity      

Qualified Member Distributions ($778,444) ($1,606,167) ($113,905) $71,477  $82,667  

Class B (Common) Members Equity $100,000  $100,000  $100,000  $100,000  $1,500,000  

Class A (Preferred) Members Equity $5,478,787  $28,988,000  $5,205,241  $8,457,858  $15,000,000  

Retained Earnings ($903,129) ($22,669) ($6,896) $0  $0  

Net Income $323,736  ($217,636) ($47,906) ($5,789) $154,685  

Total Equity $4,220,950  $27,241,528  $5,136,534  $8,623,545  $16,737,352  

TOTAL LIABILITIES & EQUITY $14,186,197  $67,387,808  $7,706,944  $8,609,459  $15,411,016  

 

 
2 The financial results from operations for all 5 Funds are presented as consolidated financials for illustration only.  
Each of the 5 Funds is a distinct entity with discrete ownership, tax treatment, and operating results. 


