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ITEM 1 – COVER PAGE  
 

(Form ADV, Part 2A – Company Brochure) 

 

March 27, 2023 

 

Broadshore Capital Partners, LLC 

11755 Wilshire Blvd., Suite 1350 

Los Angeles, California 90025 

(800) 261-4481 

Website: https://broadshore.com  

 

 

This brochure provides information about the qualifications and business practices of Broadshore Capital Partners, 

LLC (“Broadshore” or the “Company”). If you have any questions about the contents of this brochure, please contact 

us at (800) 261-4481. The information in this brochure has not been approved or verified by the United States 

Securities and Exchange Commission (“SEC”) or by any state securities authority. 

Additional information about Broadshore Capital Partners, LLC is also available on the SEC’s website at 

www.adviserinfo.sec.gov. 

Registration as an investment adviser with the SEC does not imply a certain level of skill or training.

https://broadshore.com/
http://www.adviserinfo.sec.gov/
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ITEM 2 – MATERIAL CHANGES SINCE LAST ANNUAL UPDATE OF THIS 

BROCHURE 
This brochure dated March 27, 2023, has been prepared by Broadshore as an amendment to the 

prior version of its brochure. Since the previous Form ADV annual updating amendment filed on 

March 14, 2022, the following material change has occurred: 

• Effective April 2022, Brad Howe assumed the role of sole Chief Executive Officer (“CEO”) 

and Chairman of Broadshore’s Investment Committee. Bleecker Seaman is no longer a 

Co-CEO or affiliated with Broadshore.  
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ITEM 4 – ADVISORY BUSINESS 
Broadshore Capital Partners, LLC (“Broadshore” or the “Company”) is a limited liability company 

organized in the state of Delaware. Broadshore is a real estate investment management firm. The 

investment management business currently operated by Broadshore started in 1989 by Lowe 

Enterprises, Inc. (“Lowe”). In 1991, Lowe formed Lowe Enterprises Investment Management, Inc. 

(“LEIM Inc.”), which was registered with the SEC as an investment advisor that same year. In 2003, 

Lowe Enterprises Investment Management, LLC succeeded to the business of LEIM Inc. and 

registered with the SEC as a successor registrant. In February 2019, as part of a restructuring and 

re-branding endeavor, Lowe Enterprises Investment Management, LLC became Broadshore.    

Our principal owner is Guardian Broadshore, LLC, which is an indirect subsidiary of The Guardian 

Life Insurance Company of America (“Guardian Life”). Guardian Life is a mutual insurance company 

and is owned by its policy holders. Broadshore’s management team also maintains just over nine 

percent ownership in the Company.  

Our business is limited to providing investment management and supervisory services to 

separately managed accounts, joint venture partners and other clients (each a “Client” and 

collectively the “Clients”) regarding all aspects of real estate related investments including the 

acquisition, financing, management and disposition of direct ownership of real estate, interests in 

limited partnerships and limited liability companies that own real estate and “Real Estate Debt” 

(as discussed and defined below). Our services include but are not limited to (1) real estate 

investment review, analysis and recommendation; (2) real estate asset management including (a) 

management of property acquisition and disposition, (b) review, analysis and recommendation of 

equity co-investment and debt financing, including recapitalization and restructuring advice, (c) 

selection and management of appraisal, audit, legal and tax advice in respect of Clients’ 

investments and (d) review, analysis and approval of capital improvements, major tenant 

selection, asset repositioning and disposition; and (3) supervision of property management 

services, real estate leasing services, and real estate brokerage services provided by unrelated 

persons. 

In addition, we provide advice to Clients regarding the acquisition and/or origination of senior and 

junior mortgage notes, including “mezzanine” debt, loan portfolios and other debt investments 

secured by real estate or by entities that own or control real estate, together with “preferred 

equity” investments in privately-placed partnerships or limited liability companies that hold 

operating real estate assets or real estate assets upon which improvements are planned to be 

constructed (collectively referred to as “Real Estate Debt” in this brochure). 

We do not provide advice with respect to any type of publicly traded securities. 

We provide our investment management services only to Clients who have elected, individually or 

through other advisers, to allocate a portion of their overall investment portfolio to real estate 

related investments. Clients are permitted to impose restrictions on investing in certain types of 

real estate related investments. These restrictions may be based on geography, use type, price and 

other factors meeting the Client’s specific investment and risk parameters. These restrictions are 

typically agreed to at the time of entering into or renewing the investment management or joint 
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venture agreement, or at other times if the agreement provides for more frequent changes. Some 

Clients retain full discretion over the selection of their real estate related investments. In that case, 

we make recommendations based on the investment parameters that the Client communicates to 

us from time to time, with the Client retaining the ultimate decision of whether the investment is 

made or disposed of. 

We do not participate in wrap fee programs. 

As of December 31, 2022, we manage the following amount of Client assets: 

Discretionary basis:   $0 
Non-discretionary basis:   $1,280,171,711 

ITEM 5 – FEES AND COMPENSATION 
For real estate advisory services encompassing acquisition, management and disposition of real 

estate and real estate-related assets, we typically charge an acquisition fee, asset management 

fee, loan administration and/or servicing fee, property management fee and/or construction 

management fee computed as a percentage of income, revenue, appraised value, total investment 

dollars committed, outstanding principal balance of debt investments, percentage of construction 

costs or total cost basis of the assets acquired or managed. We are typically entitled to receive 

incentive fees or a profits-only interest in certain investment-related partnerships determined with 

respect to the appreciation of the underlying real estate related investment. We frequently also 

charge a disposition fee relating to the sale or other disposition of a real estate related investment. 

We do not have a standard fee schedule, and all fees are negotiable. All fees are negotiated 

separately with Clients and depend upon the services to be provided to the Client. When we act 

as a sponsor of and/or adviser to an investment-related partnership, our fees are contained in the 

pertinent partnership or limited liability company documents and/or offering materials or other 

operating documents. In some instances, we negotiate the fees we will charge investment-related 

partnerships or limited liability companies with the prospective investors in these entities. 

Generally, we deduct fees from Clients’ assets, although in negotiating our fees with Clients, Clients 

may select whether to allow us to deduct fees from their assets or to be billed for fees incurred. 

Asset management fees are payable monthly or quarterly in arrears. Incentive fees are payable in 

arrears in accordance with schedules negotiated with Clients or pursuant to the terms of the 

investment management or joint venture agreement, limited liability company agreements or 

partnership agreements (individually or collectively, as applicable, the “Operative Documents”) for 

the particular Client. All other compensation is payable upon receipt of the services rendered. 

As a Client, all fees that you will pay to us will be described in the Operative Documents that we 

have negotiated with you. These often include administrative fees and travel and due diligence 

costs, as outlined within the respective operating documents. However, you may pay other types 

of fees or expenses to third parties in connection with our investment management services. We 

deduct these fees and expenses from your account, if permitted by the Operative Documents. 

These often include, but are not limited to, the following: 
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• Real estate brokerage fees and commissions 

• Loan fees and commissions 

• Bank and custodial fees 

• Escrow fees 

• Legal fees 

• Loan servicing fees 

• Loan administration fees 

• Tax preparation fees 

• Fees for third party accountants 

• Fees for third party auditors 

• Fees for valuation services 

• Fees for third-party due diligence consultants  

All Clients will incur real estate brokerage fees or commissions when real estate-related 

investments are sold or otherwise disposed of from their accounts if a broker is used for the 

transaction, or loan fees or commissions when financing is obtained that is secured by their real 

estate related investments. For a further discussion of Broadshore’s brokerage practices, please 

refer to “Item 12 – Brokerage Practices” below.  

None of our fees must be paid in advance. 

None of our employees or any other supervised persons accept or receive direct compensation for 

the sale of securities or other investment products. 

ITEM 6 – PERFORMANCE-BASED FEES AND SIDE-BY-SIDE 

MANAGEMENT 
We generally charge both performance-based fees and asset-based fees from Client accounts. 

Performance-based fees are fees based on a share of excess capital return over one or more 

investment return hurdles of the assets of the Client and are also known as “incentive fees” or 

“promotes.” These can also take the form of a profits-only interest in a Client that is a partnership 

or limited liability company.  

Because all fees are negotiated separately with each Client (see “Item 5 – Fees and 

Compensation”), we manage accounts for various Clients who  have agreed to pay us different 

kinds and/or rates of fees, including performance-based fees, asset management fees, loan 

administration fees and other fees on different bases. This has the potential to cause a  conflict of 

interest  by creating an incentive to favor accounts for which we receive greater fees by 

recommending real estate related investments to Clients who pay us higher fees over Clients who 

pay us lower fees. We address this conflict through the application of a rotation system, 

established through our Allocation of Investment Opportunities Policy. Opportunities that satisfy 

the investment criteria of more than one Client are allocated among our Clients on a sequential 

basis subject to their required investment parameters, unless a Client has a pre-existing priority 

right of allocation to the particular asset type or asset class in question. Once an asset is allocated 
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to a Client, the Client’s name is placed at the end of the rotation list. The record of assets allocated 

through the rotation system is available annually to all Clients upon request. 

Neither we nor our related persons are prohibited from engaging, directly or indirectly, in any 

other business or from possessing interests in any other business venture or ventures, including 

businesses and ventures involved in the acquisition, development, ownership, management, 

leasing or sale of real estate assets. Guardian Life, our Clients, and all of their respective affiliates, 

own interests in and manage many other real estate related investments that may have one or 

more investment objectives similar to the investment objectives of other Clients and prospective 

clients. As detailed above, we believe that our Allocation of Investment Opportunities Policy 

reduces the risk of conflicts of interest amongst Clients, the Company, and related persons and 

helps prevent the Company from inappropriately favoring one type of account over another. 

Furthermore, Broadshore has policies in place to ensure that all Clients are treated fairly and 

equitably regardless of their performance-based fee structure.  

ITEM 7 – TYPES OF CLIENTS 
We generally provide investment advice to institutional Clients only, including government 

entities, pension plans, corporations and insurance companies. We have sponsored and provided 

investment advice to real estate investment-related partnerships whose investors include 

institutional investors and high-net worth individuals.  

ITEM 8 – METHODS OF ANALYSIS, INVESTMENT STRATEGIES AND RISK 

OF LOSS 

METHODS OF ANALYSIS 

Our methods of analysis of real estate related investments cover all aspects of project feasibility, 

financial structure and market analysis at the tenant/customer level and at the investment market 

level. Special emphasis is given to the investment’s anticipated holding period and an evaluation 

of the investment’s risks and its projected returns.  

Investment analysis is conducted by our internal staff, and by the staff of affiliates who receive 

information about real estate related investment opportunities. The information on which 

analyses are based is obtained from (1) real estate brokers and sellers of the real estate related 

investment opportunities, and is verified through on-site investigations by our staff, (2) industry 

sources, (3) government reports, and (4) certain third-party consultants and/or service providers 

who assist with due diligence efforts, servicing and management. Our analysis of a given real estate 

related investment opportunity includes a comprehensive due diligence asset review, the 

preparation of a formal investment recommendation, and approval/disapproval by our Investment 

Committee. 
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INVESTMENT STRATEGIES 

We generally pursue a “value-added” strategy for real estate related investments consisting of 

improved properties, and both a moderate risk and an opportunistic risk strategy for Real Estate 

Debt (see “Item 4 – Advisory Business”). We seek opportunities in all types of real estate, although 

we focus primarily on investments in commercial office, industrial, retail and multifamily 

residential real estate and in hospitality-oriented real estate, with the preferred transaction size 

exceeding $15 million for real estate equity and $10 million for Real Estate Debt. 

IMPROVED REAL ESTATE 

Our value-added strategy for improved real estate related investments is a moderate risk strategy. 

Through the value-added strategy, we select opportunities to improve the value of acquired assets 

through revenue growth strategies, reducing expenses, enhancing operational efficiencies, and 

making capital improvements. For example, with commercial office, industrial and multifamily 

residential real estate assets, we may seek net income growth through the replacement of below-

market tenancies, refurbishing public and tenant areas or retrofitting operating/mechanical 

systems. For hospitality properties, profit growth may be enhanced by generating higher income 

per available room through cost reductions, operational restructuring, market repositioning, and 

capital programs to enhance the asset’s attractiveness to its customer base. Most real estate 

related investments are expected to be held over intermediate terms of approximately 3 to 6 

years. We may also selectively pursue a “core” or “core plus” strategy that seeks opportunities 

providing current income and low-to-modest gains through appreciation. All real estate related 

investments involve risk of loss that Clients should be prepared to bear. Please see “Risks for All 

Types of Real Estate Related Investments” below for a further discussion of some of these risks. 

REAL ESTATE DEBT 

We generally pursue two investment strategies for Real Estate Debt. The first is an opportunistic 

strategy that focuses primarily on acquiring Real Estate Debt at a discount to par that is secured 

by income-producing commercial real estate. Real Estate Debt acquired through this strategy is 

usually acquired at discounts to its face value with the intention to facilitate a profitable exit via 

payoff or restructure. It may be necessary, however, to exercise the debt holder’s remedies against 

the defaulted issuer, which may culminate in ultimately acquiring ownership or control of the 

underlying real estate asset. The second investment strategy is focuses primarily on originating 

junior or senior Real Estate Debt from owners of real estate projects that are well-designed and 

located in strong markets. Real Estate Debt originated through this strategy is intended to be held 

to maturity, generally providing some current income and, in the case of junior debt, a possible 

share of the appreciation of the underlying real estate. 

A significant risk related to all Real Estate Debt is the lack of meaningful control over the underlying 

real estate asset. If the holder of Real Estate Debt inappropriately exercises control over the 

management and policies of the debtor, the Real Estate Debt may become subordinated or 

disallowed in a bankruptcy, and under some circumstances, the holder of the Real Estate Debt 

could be liable to the debtor or the debtor’s other creditors for its actions in acquiring and 

exercising control of the underlying real estate asset. Furthermore, under certain circumstances, 

payments made to holders of the Real Estate Debt may be reclaimed if the payments are later 

determined to have been a fraudulent conveyance or a preferential payment under concepts of 



Broadshore Capital Partners, LLC – Company Brochure  March 2023 

6 

 

applicable bankruptcy laws or state insolvency laws. All real estate related investments, including 

Real Estate Debt, involve risk of loss that Clients should be prepared to bear. Please see “Risks for 

All Types of Real Estate Related Investments” below for a further discussion of some of these risks. 

NON-DISCRETIONARY CLIENTS MAY TAILOR INVESTMENT STRATEGIES 

Our Clients have not granted us full discretion to make real estate related investments on their 

behalf, and as such, the Clients retain the power to modify the investment strategies we employ 

in making our recommendations. This is most often accomplished by establishing specific 

guidelines for acceptable property types, geographic regions, amounts of debt financing, minimum 

occupancy levels and the relationship of the asset value to its replacement cost. 

RISKS FOR ALL TYPES OF REAL ESTATE RELATED INVESTMENTS 

All real estate related investments are subject to a variety of inherent risks that may have an 

adverse impact on the values of, and returns (if any), from such investments. These include, 

amongst other risks, the general economic climate, local real estate conditions, geographic or 

market concentration, availability of financing and hedging products, competition from other 

properties, supply and demand, bankruptcy and other credit risks of tenants or other relevant 

parties, zoning laws, difficulty in valuation, environmental liabilities, energy prices, title risks, the 

ongoing need for capital improvements, patent or latent defects in improvements, fluctuations in 

interest rates, natural catastrophes, global pandemics, war, terrorism, vandalism, and squatting or 

holding over, risk of uninsurable losses, breach of contract relating to real estate, and the quality 

and strategy of third party operators, managers, servicers or controlling parties and/or the ability 

to control the individuals who manage the properties in question, and government regulations. In 

addition, real estate related investments incur the burdens of ownership of real property 

generally, which include the paying of operating expenses and property taxes and maintaining the 

property and its improvements. 

ILLIQUIDITY 

Real estate related investments tend to be highly illiquid which creates a risk that a Client may not 

be able to dispose of an investment in sufficient time to realize cash proceeds that may be needed 

for other purposes. Illiquidity may result from the absence of an established market for the 

investments, as well as legal or contractual impediments such as the imposition of prepayment 

restrictions or penalties through asset-level debt financing. 

USE OF DEBT FINANCING 
Some real estate related investments utilize a leveraged capital structure, in which case a third 

party would be entitled to cash flow generated by the investments prior to the Client receiving a 

return. Fluctuations in interest rates may adversely affect the ability to successfully acquire 

investments and may also adversely affect the performance of a Client’s investments. Use of 

borrowed funds to leverage acquisitions involves a high degree of financial risk and can exaggerate 

the effect of any increase or decrease in value of an investment and will increase the exposure of 

the investments to adverse economic factors, such as fluctuations in interest rates, downturns in 

the local economies in which the investments are located or the deterioration in the physical 

condition of the investments. 
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UNINSURED AND UNINSURABLE LOSSES 
Prior to acquiring a real estate related investment, we require that commercial general liability, 

fire, and extended coverage insurance for the property be obtained in amounts customarily 

obtained for similar properties in the same general area. Some losses, however, may be either 

uninsurable or not economically insurable. Should an uninsured loss occur, the Client could lose 

its investment in a property as well as its anticipated income from that property. In addition, there 

are certain types of losses, generally of a catastrophic nature, resulting from, for example, 

earthquakes, floods, hurricanes, nuclear contamination and terrorist acts, which may be 

uninsurable or not economically insurable. Inflation, changes in building codes and ordinances, 

environmental considerations, provisions in loan documents encumbering the property pledged 

as collateral for loans, and other factors also might make it economically impractical to use 

insurance proceeds to replace improvements on a property if it is damaged or destroyed. Under 

such circumstances, the insurance proceeds received, if any, might not be adequate to restore the 

investment with respect to the affected property. 

ENVIRONMENTAL HAZARDS 
Claims based on environmental problems associated with real estate related investments may 

create a risk of loss to a Client. Under various federal, state and local environmental laws, 

ordinances and regulations, a current or previous owner or operator of real estate may be liable 

for the costs of removal or remediation of hazardous or toxic substances on, under or in the 

property. These laws often impose liability whether or not the owner or operator knew of, or was 

responsible for, the presence of the hazardous or toxic substances. In addition, the presence of 

hazardous or toxic substances, or the failure to remediate the property properly, may adversely 

affect the owner’s ability to borrow using the property as collateral. Persons who arrange for the 

disposal or treatment of hazardous or toxic substances also may be liable for the costs of removal 

or remediation of these substances at the disposal or treatment facility, whether or not the facility 

is or ever was owned or operated by the person who made these arrangements. Certain 

environmental laws and common law principles may be used to impose liability for the release of 

asbestos-containing materials (“ACMs”) into the air and third parties may seek recovery from 

owners or operators of real properties for personal injuries associated with exposure to released 

ACMs. Thus, a Client who acquires a real estate related investment may be potentially liable for 

these costs if this sort of liability were to arise in connection with the ownership of its assets. 

TERRORISM 
Through our investment strategies, we tend to select real estate related investments located in or 

near major metropolitan areas of the United States. Real estate in these areas could be subject to 

future acts of terrorism. Future terrorist attacks and the anticipation of any such attacks could 

have an adverse impact on the U.S. financial and insurance markets and economy. These adverse 

impacts may directly adversely impact a Client’s real estate related investment, though, for 

example, a decline in leasing demand, the increased cost of security and other measures to protect 

structures and occupants, governmental restrictions on travel, cancellation of hotel meetings and 

room reservations, a decline in hotel revenues from restaurant and catering activities, and the 

reduction in the availability of insurance at reasonable rates or at all. It is not possible to predict 

the severity of the effect that such future events would have on the U.S. financial and insurance 

markets and economy or a Client’s real estate related investment. 
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GOVERNMENTAL REGULATION 
Laws and regulations can significantly affect the ability to develop, finance or improve real estate 

related investments. They can also affect operating costs for real estate related investments. These 

may include growth moratoriums, rent control laws, eviction moratoriums, laws intended to 

reduce the environmental impact of property operations, requiring retrofitting or replacement of 

major systems and components to reduce energy consumption, restrictions on physical expansion 

and limitations on customer or tenant traffic and parking. Laws such as the Americans with 

Disabilities Act of 1990 require public accommodations to meet certain federal requirements 

related to access and use by disabled persons. Many hotel investments may be affected by this 

law and its regulations requiring modifications to public and employee areas, and guest rooms. In 

addition, changes in building or zoning codes and ordinances at the state and local level can further 

increase these operating costs. Broadshore may be required to incur significant costs to comply 

with any future changes in such laws or regulations. Furthermore, noncompliance with the existing 

or future laws and regulations to which the Clients’ properties are subject could result in 

substantial capital expenditures to bring the properties into compliance, as well as the imposition 

of fines or an award of damages to private litigants, which might adversely affect the Clients.  

BENCHMARK RATES - THE LONDON INTERBANK OFFERED RATE (LIBOR) 

TRANSITION   
The London Inter-Bank Offered Rate (“LIBOR”) has historically been used as a reference rate for 

loans and other instruments, which means it is the base on which relevant interest rates are 

determined. Many financial instruments use or may use a floating rate based on LIBOR. However, 

in 2017, the UK Financial Conduct Authority (“FCA”) announced its intention to cease compelling 

banks to provide the quotations needed to sustain LIBOR after 2021.  As a result, most LIBOR 

settings, including USD LIBOR and GBP (or Sterling) LIBOR, are slated for discontinuation from and 

after June 30, 2023. Additionally, global regulators have announced that, with limited exceptions, 

no new LIBOR-based contracts should be entered into after 2021. The imminent transition process 

related to the cessation of a variety of interbank offered rates (IBORs), of which LIBOR is the most-

widely used by global financial markets, will require companies to adopt and implement 

alternative overnight risk-free rates (RFRs) as a replacement to the existing benchmarks. The 

transition away from LIBOR and actions by regulators have resulted in the establishment of 

alternative reference rates to LIBOR (such as the Secured Overnight Financing Rate (“SOFR”) or the 

Bloomberg Short-Term Bank Yield Index). As a result, Broadshore is in the process of transitioning 

all floating rate loans (for which it is a lender) that do not mature prior to June 2023 to SOFR and 

will continue to examine the available alternative reference rates to replace the existing key IBOR 

benchmarks on an ongoing basis. Additionally, as of January 1, 2022, all new loan floating rate 

originations for the Company are based on SOFR.  SOFR is derived from rates on overnight US 

Treasury repurchase transactions and does not reflect credit risk as the underlying transactions 

are secured by U.S. Treasury securities. In contrast, LIBOR is designed to reflect the credit risk of 

banks. SOFR is generally considered the most likely alternative reference rate to replace LIBOR for 

U.S. dollar transactions generally. SOFR and other RFRs could behave differently in various 

economic, credit, or market conditions compared to LIBOR. The effect of any changes to or 

discontinuation of LIBOR on a Client account will vary depending on (1) to what extent a Client 

holds investments that reference LIBOR, (2) the terms for how these existing investments 

transition to an alternate reference rate, (3) whether, how, and when industry participants 
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develop and widely adopt a new reference rate for both legacy and new securities, and (4) the 

composition, characteristics, and behavior of newly adopted reference rate. The transition process 

could also result in, among other things, increased volatility or illiquidity in markets for instruments 

that currently rely on LIBOR and result in a change to the value of certain instruments held by 

Clients as well as the cost of borrowing for Broadshore and its Clients, subject to the specific 

transition plan of each lender. The imminent discontinuation of LIBOR could have an impact on the 

Company and may present a risk for other market participants, including issuers of asset-backed 

securities, and affect a variety of instruments, such as loans, notes, bonds, mortgage and asset-

backed securities, interest rate swaps and a variety of derivatives and complex securities. In 

addition, the unavailability of LIBOR may affect the value, liquidity or return on certain existing 

loans and investments and result in additional costs in connection with closing out positions and 

entering into new trades and agreements as well as impact the value of floating rate instruments 

previously based on LIBOR. Such effects could lead to increased costs and adversely impact the 

Clients’ liquidity, results of operations, or financial condition as well as present operational 

complexities which may require significant IT system changes.  

CUSTODIAL RISK 
Broadshore is required to maintain certain Client assets at a qualified custodian. A custodian will 

have custody of Client assets, including securities, cash, distributions and rights accruing to a 

Client’s securities accounts. The Clients may incur a loss on securities and funds held in custody in 

the event of a custodian’s or sub-custodian’s insolvency, negligence, fraud, poor administration 

or inadequate recordkeeping.  Additionally, the Company’s and Clients’ operations could be 

impacted by the custodian’s insolvency in that there may be a delay in trade settlement, delivery 

of securities, etc.   If the custodian holds cash on behalf of a Client account, the Client may be an 

unsecured creditor in the event of the insolvency of the custodian. Establishing multiple custodial 

relationships or minimizing cash held per Client could mitigate custodial risk in the event of a 

bank failure. 

 

UNCERTAINTY IN THE U.S. AND GLOBAL FINANCIAL MARKETS 
Similar to the upheavals in the United States and global financial markets that began in 2008 

illustrated, the recent banking crisis has the possibility of extraordinary and unprecedented 

uncertainty and instability in such markets. There can be no assurances that conditions in the 

global financial markets will not adversely affect one or more of a Client’s portfolio investments, 

its access to capital or leverage, or its overall performance.   

 

BANK DEPOSIT RISK 
Deposits maintained at an FDIC-insured bank are covered up to $250,000 per depositor, per 

insured bank, for each account ownership category, in the event of a bank failure. Any deposits 

over $250,000 in cash at a single bank may be lost in the event the bank fails.  Any deposit in 

excess of the maximum amount insured by the FDIC is an uninsured deposit. Diversifying banking 

relationships or minimizing cash balances could serve to minimize the potential uncertainty and 

destabilizing effect on the Company’s operations because of concern regarding the financial 

viability of a single banking institution.  
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COUNTERPARTY RISK  
Broadshore and its Clients could be subject to credit and liquidity risk with respect to their 

counterparties. Exposure to credit and liquidity risk from counterparties can occur through a 

wide range of activities when dealing with, including but not limited to, service providers, banks, 

brokers, insurance providers, trading counterparties, portfolio companies, prospective portfolio 

companies, or other entities. Should a counterparty become bankrupt or otherwise fail to 

perform its obligations under a contract due to financial difficulties, there could be significant 

delays in obtaining any or limited recovery under a contract in a bankruptcy court or other 

reorganization proceeding.  The lack of any independent evaluation of such counterparties’ 

financial capabilities, and the absence of a regulated market to facilitate settlement or provide 

access to capital will increase the potential for losses by the Company and its Clients, especially 

during unusually adverse market conditions. 

CYBERSECURITY THREATS    
We may face cybersecurity threats to gain unauthorized access to sensitive information, including, 

without limitation, information regarding the Clients’ investment activities, or to render data or 

systems unusable, which could result in significant losses. If such events were to materialize, they 

could lead to losses of sensitive information or capabilities essential to Clients and/or a real estate 

related investment’s operations and could have a material adverse effect on their reputations, 

financial positions, results of operations, or cash flows, and also could lead to financial losses from 

remedial actions, loss of business, or potential liability, or could lead to the disclosure of Clients’ 

personal information. Cybersecurity attacks are evolving and include, but are not limited to (i) 

malicious software, (ii) attempts to gain unauthorized access to data, (iii) other electronic security 

breaches that could lead to disruptions in critical systems, unauthorized release of confidential or 

otherwise protected information and corruption of data, and (iv) phishing emails to collect 

sensitive information or impersonate authorized persons of Broadshore with the intention to 

defraud and gain unauthorized access to funds. Our controls and procedures, business continuity 

systems, and data security systems could prove to be inadequate. These problems may arise in 

both our or a real estate related investment’s internally developed systems and the systems of 

third-party service providers. As further detailed in “Item 10 – Other Financial Industry Activities 

and Affiliations,” Guardian Life provides a number of shared services to the Company, including 

information technology infrastructure and management. These systems may face the same 

cybersecurity threats as noted above.    

FORCE MAJEURE RISK 
Broadshore’s strategies and investments on behalf of its Clients are subject to the adverse impacts 

of force majeure events (i.e., events beyond the Company’s control, including acts of God, fire, 

flood, earthquakes, outbreaks of an infectious disease, pandemic or any other serious public health 

concern, war, terrorism, labor strikes, and/or other circumstances resulting in property damage, 

network interruption, and/or prolonged power outages). Some force majeure events could 

adversely affect the Company’s ability to perform its obligations until it is able to remedy the force 

majeure event. In addition, the losses to the Clients resulting from such force majeure event could 

be considerable. Certain force majeure events (such as war or an outbreak of an infectious disease 

that becomes a global pandemic, as referenced below) could also have a broader negative impact 

on the world economy and international business activity generally. In particular, such events 
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could materially and adversely impact the value and performance of the Clients, and their ability 

to achieve their investment objectives. Additionally, the operations of the Clients and their 

respective managers could be significantly impacted, or even temporarily or permanently halted, 

as a result of required office closures, government quarantine measures, voluntary and 

precautionary restrictions on travel or meetings and other factors related to the force majeure 

event. Any one or any combination of the foregoing may therefore adversely affect performance. 

Furthermore, if a force majeure event is determined to have occurred, a counterparty to a Client 

or portfolio investment may be relieved of its obligations under certain contracts to which it is a 

party. If it is determined that a force majeure event has not occurred, the Clients could also be 

required to meet their contractual obligations, despite potential constraints on their operations 

and/or financial stability. 

EPIDEMIC OR PANDEMIC OUTBREAK 

An epidemic or pandemic outbreak and reactions to such an outbreak, in particular the recent 

global outbreak of the novel coronavirus (“COVID-19”),  causes uncertainty in markets and 

businesses, including Broadshore’s business and the Clients’ real estate related investments, and 

often adversely affect the performance of the global economy, including causing market volatility, 

market and business uncertainty and closures, supply chain and travel interruptions, the need for 

employees and vendors to work at external locations, and extensive absences. Broadshore has 

policies and procedures to address known situations, but because a large epidemic or pandemic 

outbreak, such as COVID-19, creates significant market and business uncertainties and disruptions, 

not all events that could affect Broadshore’s business and/or the markets can be determined and 

addressed in advance. 

BUSINESS CONTINUITY AND DISASTER RECOVERY RISKS 

 Broadshore or the Clients’ investments may be vulnerable to disruption in the case of catastrophic 

events such as fires, natural disasters, terrorist attacks, or other circumstances resulting in 

property damage, network interruption, and/or prolonged power outages.  Although Broadshore 

has implemented measures to manage risks relating to these types of events and adopted a 

Business Continuity and Transition Plan to allow for the continuity of specific business processes 

in the event of an incident that renders facilities, computer systems, and/or telecommunications 

inoperable or inaccessible, there can be no assurances that all contingencies can be planned for. 

These risks of loss can be substantial and could have a material adverse effect on Broadshore and 

the Clients’ investments. 

ITEM 9 – DISCIPLINARY INFORMATION 
Broadshore has no legal or disciplinary events to disclose under this section. 

ITEM 10 – OTHER FINANCIAL INDUSTRY ACTIVITIES AND AFFILIATIONS 
Guardian Life provides certain centralized services to Broadshore pursuant to a shared services 

arrangement. These services include information technology infrastructure and management, 

human resources and benefits administration, insurance relationship management, legal services 

and compliance services. None of these costs are borne by Clients, but the availability of these 
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services is material to the operation of our business. It would be difficult for us to continue our 

business or perform investment management services in the absence of these relationships. 

Nevertheless, we believe that the terms and conditions of our shared services arrangement with 

Guardian Life are sufficient for the continued operation of our business as presently conducted. 

Guardian Life also co-invests alongside Broadshore in certain joint-venture investments, including 

for the purpose of providing capital for GP co-investments. Furthermore, certain employees and 

officers of Guardian Life serve as Broadshore officers, investment committee members and/or 

directors on Broadshore’s Board of Directors. These personnel have conflicts of interest over the 

amount of time they spend on Guardian’s activities and the activities of the Company.  Any such 

conflict of interest could have a material adverse effect on Broadshore. Broadshore shall ensure 

that such personnel allocate their time to the Company’s activities in a manner that is consistent 

with the Company’s fiduciary duty to its Clients and investors. Furthermore, if such conflicts are 

identified, the  Chief Compliance Officer (“CCO”), with the assistance of the Company’s legal 

counsel and/or regulatory consultants (as needed), shall oversee the consideration of the 

conflicted matter and appropriate disclosure to existing and potential Clients and shall have 

authority to administer any controls put in place in an effort to mitigate such conflicts. 

ITEM 11 – CODE OF ETHICS, PARTICIPATION IN CLIENT TRANSACTIONS 

AND PERSONAL TRADING 
Code of Ethics 
Broadshore has adopted policies and procedures constituting its Code of Ethics (the “Code”) which 
require, among other things, adherence by us and our supervised persons to standards of business 
conduct, fiduciary duties, compliance with federal securities laws (including insider trading 
prohibitions), and reporting violations of the Code. The Code also sets standards of care and 
responsibility, proscribes means of avoiding conflicts of interest and requires furnishing reports in 
appropriate circumstances and in accordance with the Investment Advisers Act of 1940, as 
amended (the “Advisers Act”), including Rule 204A-1 thereunder and set forth certain restrictions 
on activities, such as personal trading and receipt of gifts and entertainment, political contributions 
and other employee activities which could give rise to conflicts of interest.  Below is a brief 
summary of key provisions of the Code. A copy of our Code of Ethics will be provided to any Client 
or prospective client upon request. 
 
Personal Trading 
In order to avoid conflicts of interest and to comply with our legal and regulatory obligations, the 
Code places restrictions on personal trading in accounts over which Broadshore employees, and 
certain immediate family members of such employees, have investment discretion or personal 
trading accounts in which they have a beneficial interest. In particular, the Code prohibits 
purchasing or selling securities that appear on the Company’s Restricted List without prior CCO 
approval and requires that certain other transactions and private investments also be pre-
approved by the CCO. Furthermore, employees are also required to periodically report their 
personal securities transactions and account holdings to the CCO.  
 
Participation or Interest in Client Transactions 
For administrative convenience, and at the request of Clients, we at times act as the general 

partner or managing member of a limited partnership or limited liability company in which the 

Client is the sole limited partner or other member. These entities are formed to invest directly or 

indirectly in real estate related investments for the benefit of the Client. Our compensation from 
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our relationship with these entities is generally no different from the compensation we would have 

received if we had entered into an investment management relationship directly with the Client. 

No Clients, other than the Client for whose benefit the entity was formed, are solicited to invest in 

such entity. 

ITEM 12 – BROKERAGE PRACTICES 
Broadshore generally does not make recommendations for investments by the Clients in public 

securities, as most investments are in privately negotiated real estate-related transactions. As 

such, Broadshore neither recommends broker-dealers to Clients nor receives referrals from a 

broker-dealer or third-party. Furthermore, Broadshore does not engage in directed brokerage.    

We do not receive soft dollar benefits. 

We do not aggregate the purchase or sale of real estate related investments for various Client 

accounts. Real estate related investments are generally considered unique and are not generally 

bought or sold in the real estate market on an aggregated basis from or to different sellers and 

buyers, unlike most securities which are fungible and may provide savings when purchases or sales 

are aggregated. 

ITEM 13 – REVIEW OF ACCOUNTS 
Clients’ accounts are reviewed not less frequently than quarterly. Reviews are conducted through 

our portfolio and asset review process in which the performance of all Clients’ assets is reviewed 

and evaluated on an ongoing basis. Broadshore’s Investment Committee also meets on a bi-weekly 

basis, or more frequently, as determined to be necessary by the Investment Committee members 

to, amongst other items, (i) evaluate the acquisition or disposition of Client assets, (ii) evaluate 

certain significant expenditures, (iii) evaluate the financing and refinancing of Client assets, (iv) 

evaluate the pledging of Client or real estate assets  in connection with an acquisition, financing or 

refinancing of Client assets, or (v) assess the allocation of investment opportunities (via the 

Allocation Committee). Reviews are supervised by the Chief Executive Officer, Chief Operating 

Officer, Chief Performance Officer or the Chief Financial Officer, as applicable, and are conducted 

by Broadshore personnel. As noted above, reviews may also occur upon the acquisition, sale, 

financing or significant capital expenditure for a real estate related investment, or upon tenant 

activity, significant income or expense events, or unforeseen market activity. 

Clients receive at least quarterly and annual written reports on account activity and operations. 

Each report is customized to the requirements of the Client and is governed by the Operative 

Documents for such Client. Clients may request specialized reports upon written request. 

ITEM 14 – CLIENT REFERRALS AND OTHER COMPENSATION 
Broadshore does not currently engage placement agents. Should Broadshore engage a placement 

agent to solicit prospective clients in the future, such arrangement will adhere to the requirements 

set forth in Rule 206(4)-3 of the Advisers Act, and Clients will not incur higher fees due to this or 

any other referral compensation arrangements.  



Broadshore Capital Partners, LLC – Company Brochure  March 2023 

14 

 

ITEM 15 – CUSTODY 
As required by Rule 206(4)-2 under the Advisers Act (the “Custody Rule”), Broadshore has 

contracted with an independent public accountant to conduct an annual surprise examination of 

Client funds and securities. 

Clients that receive account statements from a qualified custodian or bank should carefully review 

those statements and compare to the statements they receive from Broadshore. 

ITEM 16 – INVESTMENT DISCRETION 

We accept non-discretionary authority to manage Clients’ real estate related investments. Clients 

generally limit this authority by establishing guidelines for acceptable property types, geographic 

regions, amounts of debt financing, minimum occupancy levels and the relationship of the asset 

value to its replacement cost. 

ITEM 17 – VOTING CLIENT SECURITIES 
We do not acquire securities for Client accounts for which proxies are solicited. Our business is 

limited to providing investment management and supervisory services to Clients who desire to 

acquire real estate related investments. The extent and nature of our power and authority over 

real estate related investments acquired for Clients is contained in the Operative Documents for 

such Client, or in the Client’s limited partnership agreement or limited liability company 

agreement. If a Client invests in a real estate related investment over which we do not have the 

power to control management and the investment management agreement does not specify the 

terms and conditions under which we may exercise voting control on behalf of the Client, we will 

seek direction from the Client and act in accordance with its direction. To protect Clients against a 

breach of Broadshore’s duties to them, on any occasion when a proxy vote presents a conflict of 

interest, the CCO will present any purported conflict of interest to the Company’s Investment 

Committee for consultation on the matter and conduct a conflict analysis and document the 

matter accordingly. Clients may obtain information from us about how we voted, together with a 

copy of our voting policies and procedures, at any time upon request.  

ITEM 18 – FINANCIAL INFORMATION 
We do not require or solicit prepayment of more than $1,200 in fees per Client, six months or more 

in advance. Broadshore is not aware of any financial condition that is reasonably likely to impair 

our ability to meet contractual and fiduciary commitments to Clients and we have not been the 

subject of a bankruptcy proceeding. 
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