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Filed pursuant to 424(b)(3)
Registration No. 333-255376

- BLACK CREEK GROUP

Black Creek Industrial REIT IV
$5,000,000,000 Maximum Offering

Black Creek Industrial REIT IV Inc. was formed to make investments in income producing real estate assets consisting primarily of institutional-quality bulk distribution, light industrial
and last-mile distribution facilities and other industrial properties that are leased to creditworthy corporate customers. We are externally managed by Ares Commercial Real Estate Management LLC, or
the “Advisor,” a subsidiary of Ares Management Corporation, or “Ares.” We have elected to be taxed as a real estate investment trust, or “REIT,” for U.S. federal income tax purposes, commencing
with the taxable year ended December 31, 2017 and we intend to continue to operate in accordance with the requirements for qualification as a REIT. We are offering on a continuous basis up to
$3,750,000,000 in shares of our common stock in our primary offering and up to $1,250,000,000 in shares of our common stock to be issued pursuant to our distribution reinvestment plan, in any
combination of Class T shares, Class W shares and Class I shares. The share classes have different upfront selling commissions, dealer manager fees and distribution fees.

Each class of shares of our common stock will be sold at the “transaction price,” plus applicable upfront selling commissions and dealer manager fees. The “transaction price” generally
will be equal to the net asset value, or “NAV,” per share of our common stock most recently disclosed by us, however, we may offer shares at a price that we believe reflects the NAV per share of such
stock more appropriately than the most recently disclosed NAV per share, including by updating a previously disclosed transaction price, in cases where we believe there has been a material change
(positive or negative) to our NAV per share relative to the most recently disclosed NAV per share. Accordingly, the offering price per share for each class of our common stock will vary. Subject to
certain exceptions, you must initially invest at least $2,000 in Class T shares and Class W shares of our common stock and $1,000,000 in Class I shares of our common stock. This is a best efforts
offering, which means that Black Creek Capital Markets, LLC, or the “Dealer Manager,” the underwriter of this offering and an entity related to the Advisor, will use its best efforts but is not required
to sell any specific amount of shares. We reserve the right to reallocate the shares of our common stock in accordance with federal securities laws between the primary offering and the distribution
reinvestment plan.

Although we do not intend to list our shares of common stock for trading on an exchange or other trading market, in an effort to provide our stockholders with liquidity in respect of their
investment in our shares, we have adopted a share redemption program whereby, subject to certain limitations, stockholders may request on a monthly basis that we redeem all or any portion of their
shares. We may choose to redeem all, some or none of the shares that have been requested to be redeemed at the end of any particular month, in our discretion, not to exceed any limitations in the share
redemption program. The redemption price per share for each class of common stock will equal the transaction price, subject to applicable reduction for early redemption.

We are an “emerging growth company” under the federal securities laws and will be subject to reduced public company reporting requirements. Investing in shares of our
common stock involves a high degree of risk. You should purchase shares only if you can afford a complete loss of your investment. See “Risk Factors” beginning on page 51. These risks
include, among others:

There is no assurance that we will be able to achieve our investment objectives. We have experienced net loss, as defined by generally accepted accounting principles, or

“GAAP.”

There is no public trading market for shares of our common stock, and we do not anticipate that there will be a public trading market for our shares, so redemption of shares by us
will likely be the only way to dispose of your shares. Our share redemption program will provide you with the opportunity to request that we redeem your shares on a monthly
basis, but we are not obligated to redeem any shares and may choose to redeem only some, or even none, of the shares that have been requested to be redeemed in any

particular month, in our discretion. In addition, redemptions will be subject to available liquidity and other significant restrictions. Further, our board of directors may modify,
suspend or terminate our share redemption program if it deems such action to be in our best interest and the best interest of our stockholders. As a result, our shares should be

considered as having only limited liquidity and at times may be illiquid.

A portion of the proceeds received in this offering is expected to be used to satisfy redemption requests. Using the proceeds from this offering for redemptions will reduce the net

proceeds available to retire debt or acquire properties, which may result in reduced liquidity and profitability or restrict our ability to grow our NAV.

The transaction price may not accurately represent the value of our assets at any given time and the actual value of your investment may be substantially less. The transaction
price generally will be based on our most recently disclosed monthly NAV of each class of common stock (subject to material changes as described above) and will not be based
on any public trading market. In addition, the transaction price may not represent our enterprise value and may not accurately reflect the actual prices at which our assets could be
liquidated on any given day, the value a third party would pay for all or substantially all of our shares, or the price at which our shares would trade on a national stock exchange.

Further, our board of directors may amend our NAV procedures from time to time.

This is a “blind pool” offering; you will not have the opportunity to evaluate all of the investments we will make before we make them.

This is a “best efforts” offering and if we are unable to raise substantial funds, then we will be more limited in our investments.

We may change our investment policies without stockholder notice or consent, which could result in investments that are different from those described in this prospectus.

Some of our executive officers, directors and other key personnel are also officers, directors, managers, key personnel and/or holders of an ownership interest in the Advisor, the
Dealer Manager, and/or other entities related to the Ares real estate group, the sponsor of this offering. We refer to the Ares real estate group as the “Sponsor” or “AREG.” As a
result of these interests, they face conflicts of interest, including but not limited to conflicts arising from time constraints, allocation of investment and leasing opportunities, and
the fact that certain of the compensation the Advisor will receive for services rendered to us is based on our NAV, the procedures for which the Advisor assists our board of
directors in developing, overseeing, implementing and coordinating. We expect to compete with certain vehicles sponsored or advised by affiliates of the Sponsor for investments

and certain of those entities may be given priority with respect to certain investment opportunities.

The amount of distributions we may make is uncertain. Distributions have been and may continue to be paid from sources other than cash flow from operations, including,
without limitation, from borrowings, the sale of assets, or offering proceeds. The use of these sources for distributions may decrease the amount of cash we have available for new

investments, share redemptions and other corporate purposes, and could reduce your overall return.

If we fail to qualify as a REIT, it would adversely affect our operations and our ability to make distributions to our stockholders.

Neither the Securities and Exchange Commission nor any state securities commission has approved or disapproved of these securities or determined if this prospectus is
truthful or complete, or determined whether the offering can be sold to any or all purchasers in compliance with existing or future suitability or conduct standards. In addition, the
Attorney General of the State of New York has not passed on or endorsed the merits of this offering. Any representation to the contrary is a criminal offense. The use of forecasts in this
offering is prohibited. Any representation to the contrary and any predictions, written or oral, as to the amount or certainty of any present or future cash benefit or tax consequence which
may flow from an investment in our common stock is not permitted.
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UPFRONT SELLING

COMMISSIONS AND PROCEEDS TO
PRICE TO DEALER MANAGER COMPANY, BEFORE
PUBLIC(1)(3) FEES(2)(3) EXPENSES(4)
Primary Offering
Per Class T Share of Common Stock $ 11.0672  $ 0.4980 $ 10.5692
Per Class W Share of Common Stock $ 10.5692 $ — 3 10.5692
Per Class I Share of Common Stock $ 10.5692  $ — 8 10.5692
Total Maximum(5) $ 3,750,000,000 $ 109,687,500 $ 3,640,312,500
Distribution Reinvestment Plan Offering
Per Class T, W or I Share of Common Stock $ 10.5692 $ — 10.5692
Total Maximum B 1,250,000,000 S — 3 1,250,000,000
Total Maximum Offering(2) B 5,000,000,000 S 109,687,500 _$ 4.890,312,500

(1
2

Assumes we sell $3.75 billion in the primary offering and $1.25 billion pursuant to our distribution reinvestment plan.

The table assumes that with respect to gross proceeds of the primary offering, 65% is from the sale of Class T shares, 10% is from the sale of Class W shares and 25% is from the sale of

Class I shares. The number of shares sold and relative proportions in which the classes of shares are sold are uncertain and may differ significantly from this assumption. For Class T

shares sold in the primary offering, investors will pay upfront selling commissions of up to 2.0%, and upfront dealer manager fees of up to 2.5%, of the offering price, however, such

amounts may vary at certain participating broker dealers, provided that the sum does not exceed 4.5% of the offering price. In addition to upfront selling commissions and dealer

manager fees presented in this table, subject to Financial Industry Regulatory Authority, Inc., or “FINRA,” limitations on underwriting compensation, we will pay our Dealer Manager

certain ongoing distribution fees. See “Plan of Distribution.”

& The price per share shown is the transaction price, which is equal to each class’s NAV per share as of June 30, 2021, plus applicable upfront selling commissions and dealer manager
fees. As disclosed in this prospectus, we expect to determine the NAV per share on a monthly basis.

(C)

(5)

Proceeds are calculated before deducting organization and offering expenses payable by us.
We reserve the right to reallocate the shares of common stock between the primary offering and our distribution reinvestment plan.

The date of this prospectus is August 4, 2021.
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HOW TO SUBSCRIBE

Investors who meet the suitability standards described herein may purchase shares of our common
stock. See “Suitability Standards” and “Plan of Distribution” below for the suitability standards. Investors
seeking to purchase shares of our common stock should proceed as follows:

e Read this entire prospectus and any appendices and supplements accompanying this
prospectus.

e Complete the execution copy of the subscription agreement. A specimen copy of the
subscription agreement, including instructions for completing it, is included in this prospectus
as Appendix A. The subscription agreement includes representations covering, among other
things, suitability.

e Deliver a check or submit a wire transfer for the full purchase price of the shares of our
common stock being subscribed for along with the completed subscription agreement to the
soliciting broker dealer. Your check should be made payable, or wire transfer directed, to
“Black Creek Industrial REIT IV Inc.,” and the completed subscription agreement, along with
the check or wire transfer, should be delivered to Black Creek Group, PO Box 219079, Kansas
City, Missouri 64121-9079 or sent overnight to Black Creek Group, c/o DST Systems, Inc.,
430 W. 7th Street, Suite 219079, Kansas City, Missouri, 64105. After you have satisfied the
applicable minimum purchase requirement of $2,000 for Class T shares and Class W shares or
$1,000,000 for Class I shares (unless waived by the Company), additional purchases must be
in increments of $500, except for purchases made pursuant to our distribution reinvestment
plan. By executing the subscription agreement and paying the total purchase price for the
shares of our common stock subscribed for, each investor attests that he meets the suitability
standards as stated in the subscription agreement and agrees to be bound by all of its terms.

Certain participating broker dealers may require supplementary disclosure materials or additional
forms or documentation. You should consult with your financial professional when purchasing shares.
Subscriptions will be effective only upon our acceptance, and we reserve the right to reject any subscription
in whole or in part. We are not permitted to accept a subscription for shares of our common stock until at
least five business days after the date you receive a final prospectus. See “Plan of Distribution” for
additional information regarding subscriptions for shares of our common stock in this offering.

A sale of the shares to a subscriber may not be completed until at least five business days after the
subscriber receives our final prospectus. Subscriptions to purchase our common stock may be made on an
ongoing basis, but investors may only purchase our common stock pursuant to accepted subscription orders
as of the first calendar day of each month (based on the most recently disclosed transaction price), and to be
accepted, a subscription request must be made with a completed and executed subscription agreement in
good order and payment of the full purchase price of our common stock being subscribed at least five
business days prior to the first calendar day of the month (unless waived by the Dealer Manager or
otherwise agreed to between the Dealer Manager and the applicable participating broker dealer).

For example, if you wish to subscribe for shares of our common stock in October, your
subscription request must be received in good order at least five business days before November 1.
Generally, the offering price per share will equal the transaction price of the applicable class as of the last
calendar day of September, plus applicable upfront selling commissions and dealer manager fees. If
accepted, your subscription will be effective on the first calendar day of November.

Completed subscription requests will not be accepted by us before the later of (i) two business days
before the first calendar day of each month and (ii) three business days after we make the transaction price
(including any subsequent revised transaction price in the circumstances described below) publicly
available by posting it on our website at www.bcindustrialiv.com and filing a prospectus supplement with
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the Securities and Exchange Commission, or the “SEC,” (or in certain cases after we have delivered notice
of such price directly to subscribers as discussed below). Subscribers are not committed to purchase shares
at the time their subscription orders are submitted and any subscription may be canceled at any time before
the time it has been accepted as described in the previous sentence. As a result, you will have a minimum of
three business days after the transaction price for that month has been disclosed to withdraw

i
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your request before you are committed to purchase the shares. Generally, you will not be provided with
direct notice of the transaction price when it becomes available. Therefore, if you wish to know the
transaction price prior to your subscription being accepted you must check our website or our filings with
the SEC prior to the time your subscription is accepted.

However, if the transaction price is not made available on or before the eighth business day before
the first calendar day of the month (which is six business days before the earliest date we may accept
subscriptions), or a previously disclosed transaction price for that month is changed, then we will provide
notice of such transaction price (and the first day on which we may accept subscriptions) directly to
subscribing investors when such transaction price is made available. In such cases, you will have at least
three business days from delivery of such notice before your subscription is accepted.

If for any reason we reject the subscription, or if the subscription request is canceled before it is
accepted or withdrawn as described below, we will return the subscription funds, without interest (unless we
reject your subscription because we fail to achieve the higher minimum offering applicable for residents of
your state, if any, prior to the termination of this offering) or deduction, within ten business days after such
rejection, cancellation or withdrawal.

An approved trustee must process and forward to us subscriptions made through individual
retirement accounts, or “IRAs,” Keogh plans and 401(k) plans. In the case of investments through IRAs,
Keogh plans and 401(k) plans, we will send the confirmation and notice of our acceptance to the trustee.
Shares of our common stock purchased by a fiduciary or custodial account will be registered in the name of
the fiduciary account and not in the name of the beneficiary. If you place an order to buy shares and your
payment is not received and collected, your purchase may be canceled and you could be liable for any
losses or fees we have incurred.

You have the option of placing a transfer on death, or “TOD,” designation on your shares
purchased in this offering. A TOD designation transfers the ownership of the shares to your designated
beneficiary upon your death. This designation may only be made by individuals, not entities, who are the
sole or joint owners with right to survivorship of the shares. If you would like to place a TOD designation
on your shares, you must check the TOD box on the subscription agreement and you must complete and
return our TOD form, which you may obtain from your financial professional, in order to effect the
designation.

i
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SUITABILITY STANDARDS

The shares of common stock we are offering are suitable only for a person of adequate financial
means, who desires a long-term investment and who will not need immediate liquidity from their
investment. We do not expect to have a public market for shares of our common stock, which means that it
may be difficult for you to sell your shares. On a limited basis, you may be able to have your shares
redeemed through our share redemption program, and in the future we may also consider various forms of
additional liquidity. You should not buy shares of our common stock if you need to sell them immediately
or if you will need to sell them quickly in the future.

The Sponsor and each participating broker dealer and each other person selling shares in this
offering shall make every reasonable effort to determine that the purchase of shares of our common stock is
a suitable and appropriate investment for each investor based on information provided by the investor
concerning the investor’s financial situation and investment objectives. In consideration of these factors, we
have established suitability standards for initial stockholders and subsequent transferees. These suitability
standards require that a purchaser of shares of our common stock have either:

e A net worth (excluding the value of an investor’s home, furnishings and automobiles) of at
least $250,000; or

e A gross annual income of at least $70,000 and a net worth (excluding the value of an
investor’s home, furnishings and automobiles) of at least $70,000.

The minimum purchase amount that we will accept for shares of our Class T shares and Class W
shares is $2,000, except in certain states as described below. The minimum initial investment that we will
accept for our Class I shares is $1,000,000 unless waived by the Company. In order to satisfy the minimum
purchase requirements for retirement plans, unless otherwise prohibited by state law, a husband and wife
may jointly contribute funds from their separate IRAs, provided that each such contribution is made in
increments of $500. You should note that an investment in shares of our common stock will not, in itself,
create a retirement plan and that, in order to create a retirement plan, you must comply with all applicable
provisions of the Internal Revenue Code of 1986, as amended, or the “Code.”

The minimum initial purchase amount that we will accept for shares of our Class T shares and
Class W shares from New York residents is $2,500, except for IRAs, which must purchase a minimum of
$2,000.

Purchases of shares of our common stock pursuant to our distribution reinvestment plan may be in
amounts less than set forth above and are not required to be made in increments of $500.

Unless you are transferring all of your shares of our common stock, you may not transfer your
shares in a manner that causes you or your transferee to own fewer than the number of shares required to
meet the minimum purchase requirements described above, except for the following transfers without
consideration: transfers by gift, transfers by inheritance, intrafamily transfers, family dissolutions, transfers
to affiliates and transfers by operation of law. These minimum purchase requirements are applicable until
shares of our common stock are listed on a national securities exchange, and these requirements may make
it more difficult for you to sell your shares.

Several states have established suitability standards different from those we have outlined above.
Shares of our common stock will be sold only to investors in these states who meet the special suitability
standards set forth below.

Alabama—In addition to the suitability requirements noted above, this investment will only be
sold to Alabama residents that have a liquid net worth of at least 10 times their investment in this program
and its affiliates.
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Idaho—A resident of Idaho must have either (i) a liquid net worth of $85,000 and annual gross
income of $85,000 or (ii) a liquid net worth of $300,000. Additionally, an Idaho investor’s total investment
in us shall not exceed 10% of his or her liquid net worth. Liquid net worth is defined as that portion of net
worth consisting of cash, cash equivalents and readily marketable securities.

il
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Towa—An Iowa investor must have either: (i) a minimum net worth of $300,000 (exclusive of
home, auto and furnishings); or (ii) a minimum annual gross income of $70,000 and a net worth of
$100,000 (exclusive of home, auto and furnishings). In addition, an investor’s total investment in our shares
or any of our affiliates, and the shares of any other non-exchange traded REIT, cannot exceed 10% of the
Iowa resident’s liquid net worth. “Liquid net worth” for purposes of this investment shall consist of cash,
cash-equivalents and readily marketable securities.

Kansas—In addition to the suitability standards noted above, it is recommended by the Office of
the Kansas Securities Commissioner that Kansas investors limit their aggregate investment in the securities
of us and other similar programs to not more than 10% of their liquid net worth. For these purposes, liquid
net worth shall be defined as that portion of total net worth (total assets minus liabilities) that is comprised
of cash, cash equivalents and readily marketable securities, as determined in conformity with U.S. generally
accepted accounting principles.

Kentucky—In addition to our suitability requirements, no Kentucky resident shall invest more
than 10% of his or her liquid net worth (cash, cash equivalents and readily marketable securities) in our
shares or the shares of our affiliates’ non-publicly traded real estate investment trusts.

Maine—In addition to our suitability requirements, the Maine Office of Securities recommends
that an investor’s aggregate investment in this offering and similar direct participation investments may not
exceed 10% of the investor’s liquid net worth. For this purpose, “liquid net worth” is that portion of net
worth (total assets minus total liabilities) which consists of cash, cash equivalents and readily marketable
securities.

Massachusetts—In addition to our suitability requirements, Massachusetts investors may not
invest more than 10% of their liquid net worth in us and other illiquid direct participation programs. For this
purpose, “liquid net worth” is that portion of an investor’s net worth (total assets minus total liabilities)
which consists of cash, cash equivalents and readily marketable securities.

Missouri—In addition to our suitability requirements, an investor’s investment in us may not
exceed 10% of the investor’s liquid net worth.

Nebraska—In addition to our suitability requirements, Nebraska investors must limit their
aggregate investment in this offering and in the securities of other non-publicly traded real estate investment
trusts (REITs) to 10% of such investor’s net worth (exclusive of home, home furnishings, and automobiles.)
Investors who are accredited investors as defined in Regulation D under the Securities Act of 1933, as
amended, are not subject to the foregoing investment concentration limit.

New Jersey—New Jersey investors must have either, (a) a minimum liquid net worth of at least
$100,000 and a minimum annual gross income of not less than $85,000, or (b) a minimum liquid net worth
of at least $350,000. For these purposes, “liquid net worth” is defined as that portion of net worth (total
assets exclusive of home, home furnishings, and automobiles, minus total liabilities) that consists of cash,
cash equivalents and readily marketable securities. In addition, a New Jersey investor’s investment in us,
our affiliates, and other non-publicly traded direct investment programs (including real estate investment
trusts, business development companies, oil and gas programs, equipment leasing programs and commodity
pools, but excluding unregistered, federally and state exempt private offerings) may not exceed ten percent
(10%) of his or her liquid net worth.

New Mexico—In addition to our suitability requirements, an investor’s investment in us, our
affiliates and other public, non-traded real estate programs may not exceed 10% of such investor’s liquid net
worth. For this purpose, “liquid net worth” is that portion of net worth (total assets minus total liabilities)
which consists of cash, cash equivalents and readily marketable securities.
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North Dakota—In addition to our suitability requirements, North Dakota investors must represent
that, in addition to the suitability standards stated above, they have a net worth of at least ten times their
investment in this offering.

Ohio—In addition to our suitability requirements, an Ohio investor’s investment in us, our
affiliates and other non-traded real estate investment programs may not exceed 10% of such investor’s
liquid net worth. For these purposes,

v
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“liquid net worth” is defined as that portion of net worth (total assets exclusive of home, home furnishings,
and automobiles minus total liabilities) that is comprised of cash, cash equivalents, and readily marketable
securities.

Oregon—In addition to our suitability requirements, an Oregon investor must have a net worth of
at least ten times such investor’s investment in our shares and those of our affiliates.

Pennsylvania—In addition to our suitability requirements, an investor’s investment in us may not
exceed 10% of the investor’s net worth (exclusive of home, furnishings and automobiles).

Puerto Rico—In addition to our suitability requirements, Puerto Rico investors may not invest
more than 10% of their liquid net worth in us, our affiliates, and in other non-traded REITs. For these
purposes, “liquid net worth” is defined as that portion of net worth (total assets exclusive of primary
residence, home furnishings, and automobiles minus total liabilities) consisting of cash, cash equivalents,
and readily marketable securities.

Tennessee—In addition to our suitability requirements, Tennessee residents’ investment must not
exceed ten percent (10%) of their liquid net worth (excluding the value of an investor’s home, furnishings
and automobiles).

Vermont—Accredited investors (within the meaning of Federal securities laws) who are residents
of Vermont may invest freely in this offering. In addition to the suitability standards described above, non-
accredited Vermont investors may not purchase an amount in this offering that exceeds 10% of the
investor’s liquid net worth. For these purposes, “liquid net worth” is defined as an investor’s total assets
(not including home, home furnishings, or automobiles) minus total liabilities.

In the case of sales to fiduciary accounts, these suitability standards must be met by the fiduciary
account, by the person who directly or indirectly supplied the funds for the purchase of the shares of our
common stock or by the beneficiary of the account. These suitability standards are intended to help ensure
that, given the long-term nature of an investment in shares of our common stock, our investment objectives
and the relative illiquidity of shares of our common stock, shares of our common stock are an appropriate
investment for those of you who become stockholders. Each participating broker dealer must make every
reasonable effort to determine that the purchase of shares of our common stock is a suitable and appropriate
investment for each stockholder based on information provided by the stockholder. Each participating
broker dealer is required to maintain for six years records of the information used to determine that an
investment in shares of our common stock is suitable and appropriate for a stockholder.

Determination of Suitability

In determining suitability, participating broker dealers who sell shares on our behalf may rely on,
among other things, relevant information provided by the prospective investors. Each prospective investor
should be aware that participating broker dealers are responsible for determining suitability and will be
relying on the information provided by prospective investors in making this determination. In making this
determination, participating broker dealers have a responsibility to ascertain that each prospective investor:

e meets the minimum income and net worth standards set forth under the “Suitability Standards”
section of this prospectus;

e can reasonably benefit from an investment in our shares based on the prospective investor’s
investment objectives and overall portfolio structure;

e s able to bear the economic risk of the investment based on the prospective investor’s net
worth and overall financial situation; and

e has apparent understanding of:
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e the fundamental risks of an investment in the shares;

e the risk that the prospective investor may lose his or her entire investment;
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e the lack of liquidity of the shares;
e the restrictions on transferability of the shares; and
e the tax consequences of an investment in the shares.

Participating broker dealers are responsible for making the determinations set forth above based
upon information relating to each prospective investor concerning his age, investment objectives,
investment experience, income, net worth, financial situation and other investments of the prospective
investor, as well as other pertinent factors. Each participating broker dealer is required to maintain records
of the information used to determine that an investment in shares is suitable and appropriate for an investor.
These records are required to be maintained for a period of at least six years.

Regulation Best Interest

On June 5, 2019, the SEC adopted Regulation Best Interest, which establishes a new standard of
conduct for broker dealers and natural persons who are associated persons of a broker dealer under the
Securities Exchange Act of 1934, as amended, that may be interpreted as a higher standard than suitability.
Broker dealers must comply with Regulation Best Interest. Regulation Best Interest includes the general
obligation that broker dealers shall act in the “best interest” of retail customers in making any
recommendation of any securities transaction or investment strategy, without putting the financial or other
interests of the broker dealer ahead of the retail customer. A retail customer is any natural person, or the
legal representative of such person, who receives a recommendation of any securities transaction or
investment strategy involving securities from a broker dealer and uses the recommendation primarily for
personal, family, or household purposes. The general obligation can be satisfied by the broker dealer’s
compliance with four specified component obligations: (i) provide certain required disclosure before or at
the time of the recommendation, about the recommendation and the relationship between the broker dealer
and the retail customer; (ii) exercise reasonable diligence, care, and skill in making the recommendation;
(iii) establish, maintain, and enforce written policies and procedures reasonably designed to address
conflicts of interest; and (iv) establish, maintain, and enforce written policies and procedures reasonably
designed to achieve compliance with Regulation Best Interest. Like existing suitability obligations, the
component obligations of Regulation Best Interest contain a quantitative standard. Such quantitative
standard may be more or less restrictive pursuant to Regulation Best Interest than under the suitability
standard. In addition to Regulation Best Interest, certain states, including Massachusetts, have adopted or
may adopt state-level standards that seek to further enhance the broker dealer standard of conduct to a
fiduciary standard for all broker dealer recommendations made to retail customers in their states. In
comparison to the standards of Regulation Best Interest, the Massachusetts fiduciary standard, for example,
requires broker dealers to adhere to the duties of utmost care and loyalty to customers. The Massachusetts
fiduciary standard requires a broker dealer to make recommendations without regard to the financial or any
other interest of any party other than the retail customer, and that broker dealers must make all reasonably
practicable efforts to avoid conflicts of interest, eliminate conflicts that cannot reasonably be avoided, and
mitigate conflicts that cannot reasonably be avoided or eliminated. In addition, broker dealers are required
to provide retail investors a brief customer relationship summary, or Form CRS, that summarizes for the
investor key information about the broker dealer. Form CRS is different from this prospectus, which
contains information regarding this offering and our company. The impact of Regulation Best Interest and
state fiduciary standards on broker dealers cannot be determined at this time, as no administrative or case
law exists under Regulation Best Interest and state fiduciary standards as of the date of this prospectus and
the full scope of its applicability is uncertain.

The potential impacts on the Company’s offering related to Regulation Best Interest are yet to be
determined. The Dealer Manager is registered with the SEC as a broker dealer. As part of the rulemaking
package, the Dealer Manager filed Form CRS with FINRA in June 2020. The Dealer Manager’s primary
business is the wholesale distribution of real estate investment trusts and private placements of real estate
related securities offered by its affiliated companies. Sales to retail customers are generally conducted on a
wholesale basis through other broker dealers, investment advisers and banks. In addition, the Dealer
Manager may sell to institutional investors and, on a limited basis, open accounts for employees of its
affiliates and certain of their household family members and certain other retail investors. The Dealer
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Manager does not sell securities directly to the general public and does not provide recommendations to any
retail investor. Regulation Best Interest applies to any other broker dealers that recommend our shares to
retail investors.

vi
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IMPORTANT INFORMATION ABOUT THIS PROSPECTUS

Please carefully read the information in this prospectus and any accompanying prospectus
supplements, which we refer to collectively as the prospectus. You should rely only on the information
contained in this prospectus and incorporated herein by reference. We have not authorized anyone to
provide you with different information. This prospectus may only be used where it is legal to sell these
securities. You should not assume that the information contained in this prospectus is accurate as of any
date later than the date hereof or such other dates as are stated herein or as of the respective dates of any
documents or other information incorporated herein by reference.

In addition to this prospectus, we may utilize certain sales material in connection with the offering
of shares of our common stock, although only when accompanied by or preceded by the delivery of this
prospectus. In certain jurisdictions, some or all of such sales material may not be available. This material
may include information relating to this offering, the past performance of the Advisor and its affiliates,
property brochures and articles and publications concerning real estate. In addition, the sales material may
contain certain quotes from various publications without obtaining the consent of the author or the
publication for use of the quoted material in the sales material.

The offering of shares of our common stock is made only by means of this prospectus. Although
the information contained in such sales material will not conflict with any of the information contained in
this prospectus, such material does not purport to be complete, and should not be considered a part of this
prospectus or the registration statement of which this prospectus is a part, or as incorporated by reference in
this prospectus or said registration statement or as forming the basis of the offering of the shares of our
common stock.

This prospectus is part of a registration statement that we filed with the SEC using a continuous
offering process. Periodically, as we make material investments or have other material developments, we
will provide a prospectus supplement that may add, update or change information contained in this
prospectus, including the information incorporated by reference. Any statement that we make in this
prospectus, including statements made in the information incorporated by reference, will be modified or
superseded by any inconsistent statement made by us in a subsequent prospectus supplement. The
registration statement we filed with the SEC includes exhibits that provide more detailed descriptions of the
matters discussed in this prospectus. You should read this prospectus, including the information
incorporated by reference, and the related exhibits filed with the SEC and any prospectus supplement,
together with additional information described below under “Additional Information.” In this prospectus,
we use the term “day” to refer to a calendar day, and we use the term “business day” to refer to each day
that the New York Stock Exchange is open for trading.

We will endeavor to take all reasonable actions to avoid interruptions in the continuous offering of
our shares of common stock. There can be no assurance, for example, that we will not need to suspend our
continuous offering while the SEC and, where required, state securities regulators, review amendments to
our registration statement until such filings are declared effective, if at all.

Pursuant to this prospectus, we will offer to the public all of the shares that we have registered. We
intend to conduct a continuous offering that will not have a predetermined duration, subject to continued
compliance with the rules and regulations of the SEC and applicable state laws. We intend to file a new
registration statement on Form S-11 with the SEC upon the expiration of the registration statement of which
this prospectus forms a part to register additional shares of common stock so that we may continuously
offer shares of common stock pursuant to Rule 415 under the Securities Act. In certain states, the
registration of this offering may continue for only one year following the most recent clearance by
applicable state authorities, after which we intend to renew the offering period through the expected
termination date of the offering. We will endeavor to take all reasonable actions, including making any
necessary filings with the SEC, to avoid interruptions in the continuous offering of shares of our common
stock. There can be no assurance, however, that we will not need to suspend our continuous offering while
the SEC and, where required, state securities regulators, review such filings. We reserve the right to
terminate this offering at any time.
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We conduct monthly valuations of our common stock. We expect that we will update our NAV per
share as of the last calendar day of each month. Our updated NAV per share will be (1) posted on our
website, www.bcindustrialiv.com, and (2) made available on our toll-free, automated telephone line,

(888) 310-9352. In addition, on a monthly basis, we will disclose in a prospectus or prospectus supplement
the principal valuation components of our NAV.

vii
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CAUTIONARY NOTE REGARDING FORWARD-LOOKING STATEMENTS

Statements included or incorporated by reference in this prospectus that are not historical facts
(including any statements concerning investment objectives, other plans and objectives of management for
future operations or economic performance or assumptions or forecasts related thereto) are forward-looking
statements. These statements are only predictions. We caution that forward-looking statements are not
guarantees. Actual events or our investments and results of operations could differ materially from those
expressed or implied in the forward-looking statements. Forward-looking statements are typically identified
using terms such as “may,” “will,” “should,” “expect,” “could,” “intend,” “plan,” “anticipate,” “estimate,”
“believe,” “continue,” “predict,” “potential” or the negative of such terms and other comparable
terminology.

29 ¢

29 ¢ 2 <

The forward-looking statements included or incorporated by reference herein are based upon our
current expectations, plans, estimates, assumptions and beliefs that involve numerous risks and
uncertainties. Assumptions relating to the foregoing involve judgments with respect to, among other things,
future economic, competitive and market conditions and future business decisions, all of which are difficult
or impossible to predict accurately and many of which are beyond our control. Although we believe that the
expectations reflected in such forward-looking statements are based on reasonable assumptions, our actual
results and performance could differ materially from those set forth in the forward-looking statements.
Factors that could have a material adverse effect on our operations and future prospects include, but are not
limited to:

e our ability to raise capital and effectively deploy the proceeds raised in this offering in
accordance with our investment strategy and objectives;

e the failure of properties to perform as we expect;

e risks associated with acquisitions, dispositions and development of properties;

e our failure to successfully integrate acquired properties and operations;

e the failure to successfully integrate Black Creek Group into the business, operations and
corporate culture of Ares, and to retain Black Creek Group personnel following Ares’
acquisition of Black Creek Group’s U.S. real estate investment advisory and distribution
business;

e unexpected delays or increased costs associated with any development projects;

e the availability of cash flows from operating activities for distributions and capital
expenditures;

e defaults on or non-renewal of leases by customers, lease renewals at lower than expected rent,
or failure to lease properties at all or on favorable rents and terms;

e difficulties in economic conditions generally and the real estate, debt, and securities markets
specifically, including those related to the COVID-19 pandemic;

e legislative or regulatory changes, including changes to the laws governing the taxation of
REITs;

e our failure to obtain, renew, or extend necessary financing or access the debt or equity
markets;

e conflicts of interest arising out of our relationships with the Sponsor, the Advisor, and their
affiliates;
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e risks associated with using debt to fund our business activities, including re-financing and
interest rate risks;

e increases in interest rates, operating costs, or greater than expected capital expenditures;

viii
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e changes to U.S. generally accepted accounting principles (“GAAP”); and
e our ability to continue to qualify as a REIT.

Any of the assumptions underlying forward-looking statements could prove to be inaccurate. You
are cautioned not to place undue reliance on any forward-looking statements included or incorporated by
reference in this prospectus. All forward-looking statements are made as of the date of this prospectus and
the risk that actual results will differ materially from the expectations expressed in this prospectus will
increase with the passage of time. Except as otherwise required by the federal securities laws, we undertake
no obligation to publicly update or revise any forward-looking statements after the date of this prospectus,
whether as a result of new information, future events, changed circumstances or any other reason. In light of
the significant uncertainties inherent in the forward-looking statements included or incorporated by
reference in this prospectus, including, without limitation, the risks described under “Risk Factors,” the
inclusion of such forward-looking statements should not be regarded as a representation by us or any other
person that the objectives and plans set forth in this prospectus will be achieved.

X

Copyright © 2021 www.secdatabase.com. All Rights Reserved.
Please Consider the Environment Before Printing This Document


https://www.secdatabase.com

Table of Contents

TABLE OF CONTENTS

PROSPECTUS SUMMARY

QUESTIONS AND ANSWERS ABOUT THIS OFFERING

RISK FACTORS

ESTIMATED USE OF PROCEEDS

INVESTMENT STRATEGY, OBJECTIVES AND POLICIES

INVESTMENTS IN REAL PROPERTIES, REAL ESTATE SECURITIES AND DEBT
RELATED INVESTMENTS

MANAGEMENT

THE ADVISOR AND THE ADVISORY AGREEMENT

MANAGEMENT COMPENSATION

THE OPERATING PARTNERSHIP AGREEMENT

CONFLICTS OF INTEREST

BENEFICIAL OWNERSHIP OF SHARES OF COMMON STOCK AND OP UNITS OF THE
OPERATING PARTNERSHIP

NET ASSET VALUE CALCULATION AND VALUATION PROCEDURES

SELECTED INFORMATION REGARDING OUR OPERATIONS

DESCRIPTION OF CAPITAL STOCK

MATERIAL U.S. FEDERAL INCOME TAX CONSIDERATIONS

ERISA CONSIDERATIONS

PLAN OF DISTRIBUTION

SUPPLEMENTAL SALES MATERIAL

LEGAL PROCEEDINGS

LEGAL MATTERS

EXPERTS

INCORPORATION BY REFERENCE

ADDITIONAL INFORMATION

APPENDIX A: FORM OF SUBSCRIPTION AGREEMENT

APPENDIX B: FOURTH AMENDED AND RESTATED DISTRIBUTION REINVESTMENT

PLAN

37
51
102
105

123

135
150
162
172
176

184

185
195
197
220
248
252
260
260
260
260
261
262
A-1

B-1

Copyright © 2021 www.secdatabase.com. All Rights Reserved.
Please Consider the Environment Before Printing This Document


https://www.secdatabase.com

Table of Contents

PROSPECTUS SUMMARY

This prospectus summary summarizes information contained elsewhere in this prospectus. Because
it is a summary, it may not contain all the information that is important to you. To fully understand this
offering, you should carefully read this entire prospectus, including the “Risk Factors.” References in this
prospectus to “us,” “we,” “our,” “BCI IV or “the Company” refer to Black Creek Industrial REIT
1V Inc. and its consolidated subsidiaries. References in this Prospectus to “the Advisor” and “the Sponsor”
refer to Ares Commercial Real Estate Management LLC and the Ares real estate group, respectively.
References in this prospectus to our “former advisor” and our ‘‘former sponsor” refer to BCI IV Advisors
LLC and BCI IV Advisors Group LLC, respectively.

Black Creek Industrial REIT IV Inc.

We were formed as a Maryland corporation to make investments in income-producing real estate
assets consisting primarily of institutional-quality bulk distribution, light industrial and last-mile
distribution facilities and other industrial properties that are leased to creditworthy corporate customers.
Creditworthiness does not necessarily mean that our customers will be investment grade, and, in fact, it is
anticipated that much of our portfolio will be comprised of non-rated and non-investment grade customers.
As of June 30, 2021, we directly owned and managed a real estate portfolio that included 93 industrial
buildings totaling approximately 19.7 million square feet located in 22 markets throughout the U.S., with
168 customers, and was 95.5% occupied (96.8% leased) with a weighted-average remaining lease term
(based on square feet) of approximately 4.9 years. The occupied rate reflects the square footage with a
paying customer in place. The leased rate includes the occupied square footage and additional square
footage with leases in place that have not yet commenced. As of June 30, 2021, our real estate portfolio
included:

e 90 industrial buildings totaling approximately 19.2 million square feet comprised our operating
portfolio, which includes stabilized properties, and was 97.1% occupied (97.3% leased) with a
weighted-average remaining lease term (based on square feet) of approximately 4.9 years; and

e Three industrial buildings totaling approximately 0.5 million square feet comprised our value-add
portfolio, which includes buildings acquired with the intention to reposition or redevelop, or
buildings recently completed which have not yet reached stabilization. We generally consider a
building to be stabilized on the earlier to occur of the first anniversary of a building’s shell
completion or a building achieving 90% occupancy.

Additionally, we owned and managed 25 buildings totaling approximately 5.5 million square feet
through our minority ownership interests in our joint venture partnership, as of June 30, 2021. In addition,
through our minority joint venture partnership, we owned and managed 10 buildings either under
construction or in the pre-construction phase totaling approximately 4.1 million square feet as of June 30,
2021. Our wholly-owned portfolio has an estimated aggregate weighted-average purchase price
capitalization rate of approximately 4.4% (4.6% excluding contractual free rent during a portion of the year
following acquisition of certain of the properties).

For a description of our investments, please see “Investments in Real Properties, Real Estate
Securities and Debt Related Investments.”
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We commenced our initial public offering on February 18, 2016, broke escrow on November 30,
2016 and commenced real estate operations on February 26, 2018. As of June 30, 2021, we had raised gross
proceeds of $2.1 billion from the sale of 196.5 million shares of our common stock through our prior public
offerings, including $61.4 million from the sale of 6.1 million shares of our common stock through our
distribution reinvestment plan.

We have elected to be taxed as a REIT for U.S. federal income tax purposes, commencing with our
taxable year ended December 31, 2017, and we intend to continue to operate in accordance with the
requirements for qualification as a REIT. Our office is located at 518 Seventeenth Street, 17th Floor,
Denver, Colorado 80202, and our main telephone number is (303) 339-3650.
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Ares and Black Creek Group

On July 1, 2021, Ares closed on the acquisition of the U.S. real estate investment advisory and
distribution business of Black Creek Group, or “Black Creek Group” or “BCG,” including our former
advisor, BCI IV Advisors LLC. As a result of the closing of the transaction, Ares Commercial Real Estate
Management LLC, became our advisor. Ares did not acquire our former sponsor, BCI IV Advisors Group
LLC, and we now consider the Ares real estate group, or “AREG,” to be our Sponsor.

We believe that Ares intends to continue to operate the business of Black Creek Group consistent
with past practice. The principals of Black Creek Group, the rest of the management team and our current
officers are expected to continue to serve in their roles with respect to our Company for the foreseeable
future, although certain Ares personnel are expected to join our board of directors and have joined the
Advisor’s management team and investment committee. Any changes to our board of directors or
investment policies will require approval of our board of directors. Although such changes may be made in
the future, no such changes have been approved at this time.

Black Creek Group is an experienced real estate investment management firm that, through its
affiliates and sponsored funds and companies, has acquired and/or developed more than $23.7 billion of
real estate assets through March 31, 2021. Over its more than 25-year history, Black Creek Group has
sponsored 24 investment platforms, including 18 institutional and six retail funds, and managed a diverse
spectrum of commercial real estate—including office, retail, multi-family and industrial. Black Creek
Group-sponsored companies have offered a range of investment solutions for both institutional and wealth
management channels.

Ares Management Corporation (NYSE: ARES) is a leading global alternative investment manager
with approximately $226.8 billion of assets under management (“AUM”) as of March 31, 2021, including
approximately $19.6 billion of AUM pro forma for the acquisition of Landmark Partners LLC, which
closed on June 2, 2021, and over 1,600 employees in over 25 offices in more than 10 countries.

Ares was built upon the fundamental principle that each of its investment groups benefits from
being part of the broader platform. Ares believes the synergies resulting from collaboration across the Ares
platform provide its professionals with more informed decision making as a result of shared industry
expertise, management relationships, and market insights, access to significant deal flow and a broader
opportunity set, and the ability to assess relative value. Since its inception in 1997, Ares has adhered to a
disciplined investment philosophy that focuses on delivering attractive risk-adjusted investment returns
through market cycles. Ares believes it creates value for its stakeholders not only through its investment
performance, but also by expanding its product offerings, enhancing its distribution channels, increasing its
global presence, investing in its noninvestment functions, securing strategic partnerships and completing
strategic acquisitions and portfolio purchases.
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Ares’ investment groups and AUM are described below:!

() ARES

Credit Private Equity Real Estate Strategic Initiatives
A leading participant in the non- One of the most consistent A leading participant in the Inclades the largest altemative investment
investment grade corporate credit | private squity managers i real estate squity markets managsr o the Asia-Pacific market and an
markets the U.S. with a growing and a growing direct lender emerging solutions provider o insurance
international presence clients in the US
; $151.1 billion™ $29.0 billion $17.2 billion $9.9 billion
= ; g : z T =
ﬁ{' Ll.q?ud C :e_da_l t_ orporate P:nare_ lt.qunr:. Real Estate Equity h;m. u?l Sifuations
TS Alrernative Credit Special Opportunities : i Secured Lending
s Real Estate Debe
£z Direct Lending Infrastructure and Power Insurance
i 200+ 20+ 40+ 10+
Ei: funds tunds funds funds
i1
g H 290+ 110+ 80+ 40+
Eé professicnals professionals professionals professions|s
=X =
- -
!E g U.S. & Europe U.S., Europs & China US. & Europe US. & Asin-Pacific
==k
g é 1,900+ C\'Hl.lj_\.‘]u.l?h - -!0"’ -C-.H.llp ares 220+ 85+
&t 94+ alternative credit S+ infrastructure and : ; c
oL : properties COmpanies 0 A
mvestinents power assets ) RE S

1 As of March 31, 2021, AUM amounts include funds managed by Ivy Hill Asset Management, L.P., a wholly owned portfolio
company of Ares Capital Corporation and a registered investment adviser.

Real Estate Group

AREG manages comprehensive equity and debt strategies, with $17.2 billion of AUM as of
March 31, 2021. With its experienced team, along with Ares’ expansive network of relationships, AREG
capitalizes on opportunities across both real estate equity and debt investing. AREG’s equity investments
focus on implementing hands-on value creation initiatives to mismanaged and capital-starved assets, as
well as new development, ultimately selling stabilized assets back into the market. AREG’s debt strategies
leverage the group’s diverse sources of capital to directly originate and manage commercial mortgage
investments on properties that range from stabilized to those requiring hands-on value creation. AREG has
achieved significant scale in a short period of time through various acquisitions and successful fundraising
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efforts. Today, the group provides investors access to its capabilities through several vehicles: U.S. and
European real estate equity commingled funds, U.S. real estate debt commingled funds, real estate equity
and real estate debt separately managed accounts, our Company, BCIX, DPF, DPF’s Delaware statutory
trust program, and a publicly traded commercial mortgage REIT, Ares Commercial Real Estate Corporation
(“ACRE”). The group’s activities are managed by dedicated equity and debt teams in the U.S. and Europe.
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Private Equity Group

Ares’ Private Equity Group has achieved compelling risk-adjusted investment returns for a loyal
and growing group of high profile limited partners and, as of March 31, 2021, had $29.0 billion of
AUM. Ares’ Private Equity Group broadly categorizes its investment activities into three strategies:
Corporate Private Equity, Special Opportunities and Infrastructure and Power. Ares’ private equity
professionals have a demonstrated ability to deploy flexible capital, which allows them to stay both active
and disciplined in various market environments. The group manages funds focused primarily on North
America and, to a lesser extent, Europe and China.

Credit Group

Ares’ Credit Group is one of the largest managers of credit strategies across the non-investment
grade credit universe, with $151.1 billion of AUM and over 200 funds as of March 31, 2021. The Credit
Group provides solutions for investors seeking to access a wide range of credit assets, including liquid
credit, alternative credit products and direct lending products. The Credit Group capitalizes on opportunities
across traded and non-traded corporate and consumer debt across the U.S. and European markets, providing
investors access to directly originated fixed and floating rate credit assets along with the ability to capitalize
on illiquidity premiums across the credit spectrum. Ares’ U.S. and European direct lending strategies are
among the largest in their respective markets. Ares is also a leading global manager of syndicated bank
loans.

Strategic Initiatives

Strategic Initiatives represents operating segments and strategic investments that seek to expand
Ares’ reach and its scale in new and existing global markets including Ares SSG as well as Ares Insurance
Solutions (“AIS™).

Ares SSG is a highly differentiated investment manager making credit, special situations and
private equity investments in the Asia-Pacific region. The team of over 30 investment professionals has an
extensive history of investing in Asian markets. Ares SSG benefits from having an on-the-ground presence
in offices across Asia Pacific and a comprehensive range of local market licenses and entities to provide
Ares’ clients with an extensive regional investment platform. Ares SSG has approximately $7.0 billion in
AUM across over 15 funds as of March 31, 2021 and primarily employs a direct origination model. Ares
SSG aims to provide flexible capital solutions to its investee companies and compelling risk-reward
investment opportunities to Ares’ investors.

AIS is Ares’ dedicated, in-house team that provides solutions to insurance clients, including asset
management, capital solutions and corporate development. Leveraging over 525 investment professionals
across the firm’s investment groups, AIS creates tailored investment solutions that meet the unique
objectives of Ares’ insurance clients. AIS strives to provide insurers with differentiated investment
solutions with attractive risk and capital adjusted return profiles that fit within regulatory, rating agency and
other counterparty guidelines. AIS is overseen by an experienced management team with direct insurance
industry experience in many areas directly applicable to AIS and Ares’ insurance company clients.
Members of the Ares team have previously held senior positions at leading insurers. AIS acts as the
dedicated investment manager, capital solutions and corporate development partner to Aspida Life Re Ltd.
(“Aspida”), an insurance company that focuses on the U.S. life and annuity insurance and reinsurance
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markets. In addition, AIS provides key strategic advantages to Aspida, including insurance investment
experience, differentiated asset origination, asset-liability and capital solutions and access to capital.

In addition to the primary business platforms, Ares has an experienced team of support
professionals in investor relations, marketing, accounting, finance, legal, compliance, operations,
technology, human resources and administration.

Class T Shares, Class W Shares and Class I Shares of Common Stock

We are offering Class T shares, Class W shares and Class I shares in this offering. The differences
in our share classes relate to the offering price per share, upfront selling commissions, upfront dealer
manager fees and ongoing distribution fees. Other than these differences, Class T shares, Class W shares
and Class I shares have identical rights

Copyright © 2021 www.secdatabase.com. All Rights Reserved.
Please Consider the Environment Before Printing This Document



https://www.secdatabase.com

Table of Contents

and privileges, including identical voting rights. As described below, you should consult with your financial
professional regarding the classes of common stock you may be eligible to purchase before making your
investment decision.

The table below summarizes the fees we generally expect to be payable to the Dealer Manager
with respect to the Class T shares, Class W shares and Class I shares in our offering and does not include
the other fees and expenses payable to the Advisor and its affiliates. The upfront selling commission and
dealer manager fee payable with respect to the Class T Shares sold in the primary offering are calculated as
a percentage of the offering price at the time of purchase of such shares. No upfront selling commissions,
dealer manager fees or distribution fees are paid with respect to any shares sold under our distribution
reinvestment plan. Subject to the FINRA limitation on underwriting compensation and certain other
limitations, the ongoing distribution fees payable with respect to Class T shares and Class W shares sold in
our primary offering is an annual amount equal to 0.85% of the NAV per Class T share of the NAV and
0.5% per Class W share, respectively.

Class T Class W Class 1

Upfront Selling Commission 2.0%  None None
Upfront Dealer Manager Fee 2.5%  None None
Ongoing Distribution Fee 0.85 % 0.5%  None

The ongoing distribution fees listed above are allocated on a class-specific basis and borne by all
holders of the applicable class. The allocation of ongoing distribution fees on a class-specific basis results
in different amounts of distributions being paid with respect to each class of shares. However, if no
distributions are authorized for a certain period, or if they are authorized in an amount less than the
allocation of class-specific fees with respect to such period, then pursuant to our valuation procedures, the
class-specific fee allocations may lower the NAV of a share class. Therefore, as a result of the different
ongoing fees allocable to each share class, each share class could have a different NAV per share over time.
If the NAV of each of our share classes is different, then changes to our assets and liabilities that are
allocable based on NAV may also be different for each class. See “Net Asset Value Calculation and
Valuation Procedures” and “Description of Capital Stock—Distributions” for more information.

We will cease paying the distribution fees with respect to individual Class T and Class W shares
when they are no longer outstanding, including as a result of conversion to Class I shares. Each Class T or
Class W share held within a stockholder’s account shall automatically and without any action on the part of
the holder thereof convert into a number of Class I shares at the Applicable Conversion Rate (as defined
below) on the earliest of (i) a listing of any shares of our common stock on a national securities exchange,
(i1) our merger or consolidation with or into another entity, or the sale or other disposition of all or
substantially all of our assets and (iii) the end of the month in which the Dealer Manager, in conjunction
with our transfer agent, determines that the total upfront selling commissions, upfront dealer manager fees
and ongoing distribution fees paid with respect to all shares of such class held by such stockholder within
such account (including shares purchased through a distribution reinvestment plan or received as stock
dividends) equals or exceeds 8.5% of the aggregate purchase price of all shares of such class held by such
stockholder within such account and purchased in a primary offering (i.e., an offering other than a
distribution reinvestment plan). We cannot predict if or when this will occur.
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In addition, after termination of a primary offering registered under the Securities Act of 1933, as
amended, or the “Securities Act,” each Class T or Class W share (i) sold in that primary offering, (ii) sold
under a distribution reinvestment plan, and (iii) received as a stock dividend with respect to such shares
sold in such primary offering or distribution reinvestment plan, shall automatically and without any action
on the part of the holder thereof convert into a number of Class I shares at the Applicable Conversion Rate,
at the end of the month in which we, with the assistance of the Dealer Manager, determine that that all
underwriting compensation paid or incurred with respect to the primary offering covered by that
registration statement from all sources, determined pursuant to the rules and guidance of FINRA, would be

in excess of 10% of the aggregate purchase price of all shares sold for our account through that primary
offering.

As used above, the “Applicable Conversion Rate” means (a) with respect to Class T shares, a ratio
whereby the numerator is the most recently disclosed monthly Class T NAV per share and the denominator

is the most recently disclosed monthly Class I NAV per share and (b) with respect to Class W shares, a ratio
whereby the numerator is the
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most recently disclosed monthly Class W NAV per share and the denominator is the most recently
disclosed monthly Class I NAV per share. For each class of shares, the NAV per share shall be calculated as
described in the most recent valuation procedures approved by our board of directors. Because we currently
expect to allocate ongoing distribution fees to our Class T and Class W shares through their distributions,
and not through their NAV per share, we currently expect the Applicable Conversion Rate to remain 1:1 for
our Class T and Class W shares. Stockholders will receive a transaction confirmation from the transfer
agent or their broker dealer, on behalf of the Company, that their Class T and/or Class W shares have been
converted into Class I shares.

Assuming a constant NAV per share of $10.2031, which is our NAV per share as of March 31,
2021, the maximum upfront selling commissions and dealer manager fees are paid with respect to Class T
shares and applicable distribution fees are paid with respect to Class T shares and Class W shares until the
8.5% total compensation limit described in “Plan of Distribution—Distribution Fees—Class T, Class W and
Class I Shares” is reached, we expect that a one-time $10,000 investment in shares of each class would be
subject to the following upfront selling commissions, dealer manager fees and distribution fees:

Maximum Total Commissions
Upfront Dealer Annual Distribution and Fees (Length of
Selling Manager Distribution Fees Over Life Time Over Which
Commissions Fees Fees of Investment They Are Paid)
Class T $ 200 $ 250 $ 81 $ 400 $850 (4.9 years)
Class W $ 0 S 0 $ 50§ 850 $850 (17 years)
Class I $ 0 $ 0 $ 0 $§ 0 $ 0

Certain participating broker dealers may offer discounts, which would reduce upfront selling
commissions and fees and would therefore increase the length of time required for selling commissions,
dealer manager fees and distribution fees to reach 8.5% of gross proceeds. See “Plan of
Distribution—Underwriting Compensation—Upfront Selling Commissions and Dealer Manager Fees.”

Our Class T shares, Class W shares and Class I shares are available for different categories of
investors. Class T shares are available to the general public. Class W shares are generally available for
purchase in this offering only (i) through fee-based programs, also known as wrap accounts, that provide
access to Class W shares, (ii) through participating broker dealers that have alternative fee arrangements
with their clients to provide access to Class W shares, (iii) through investment advisers that are registered
under the Investment Advisers Act of 1940 or applicable state law and direct clients to trade with a broker
dealer that offers Class W shares, (iv) through bank trust departments or any other organization or person
authorized to act in a fiduciary capacity for its clients or customers or (v) other categories of investors that
we name in an amendment or supplement to this prospectus. Class I shares are available for purchase in this
offering only (i) through fee-based programs, also known as wrap accounts, that provide access to Class I
shares, (ii) by institutional accounts as defined by FINRA Rule 4512(c), (iii) through bank-sponsored
collective trusts and bank-sponsored common trusts, (iv) by retirement plans (including a trustee or
custodian under any deferred compensation or pension or profit sharing plan or payroll deduction IRA
established for the benefit of the employees of any company), foundations or endowments, (v) through
certain financial intermediaries that are not otherwise registered with or as a broker dealer and that direct
clients to trade with a broker dealer that offers Class I shares, (vi) through investment advisers registered
under the Investment Advisers Act of 1940 or applicable state law that are also registered with or as a
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broker dealer, whose broker dealer does not receive any compensation from us or the Dealer Manager, (vii)
by our executive officers and directors and their immediate family members, as well as officers and
employees of the Advisor and the Dealer Manager and their immediate family members, officers and
employees of the Advisor’s product specialists or other affiliates of the Advisor and their immediate family
members, and, if approved by our board of directors, officers and employees of our joint venture partners
and their immediate family members, consultants and other service providers, (viii) by participating broker
dealers and their affiliates, including their officers, directors, employees, and registered representatives, as
well as the immediate family members of such persons, as defined by FINRA Rule 5130, (ix) through bank
trust departments or any other organization or person authorized to act as a fiduciary for its clients or
customers and (x) by any other categories of purchasers that we name in an amendment or supplement to
this prospectus. Before making your investment decision, please consult with your investment advisor
regarding your account type and the classes of common stock you may be eligible to purchase.
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If you are eligible to purchase all three classes of shares, then you should consider that Class I
shares have no upfront selling commissions, dealer manager fees or distribution fees. Such fees are
applicable to the other share classes and will reduce the NAV or distributions of the other share classes. If
you are eligible to purchase Class T and Class W shares but not Class I shares, then you should consider
that Class W shares have no upfront selling commissions or dealer manager fees and lower annual
distribution fees. Investors should also inquire with their broker dealer or financial representative about
what additional fees may be charged with respect to the share class under consideration or with respect to
the type of account in which the shares will be held, as that is also an important consideration when
selecting a share class.

If we redeem a portion, but not all of the Class T shares or Class W shares held in a stockholder’s
account, the total underwriting compensation limit and amount of underwriting compensation previously
paid will be prorated between the Class T shares or the Class W shares, as applicable, that were redeemed
and those Class T shares or Class W shares, respectively, that were retained in the account. Likewise, if a
portion of the Class T shares or the Class W shares in a stockholder’s account is sold or otherwise
transferred in a secondary transaction, the total underwriting compensation limit and amount of
underwriting compensation previously paid will be prorated between the Class T shares or the Class W
shares, as applicable, that were transferred and the Class T shares or Class W shares, respectively, that were
retained in the account.

Transaction Price

Each class of shares will be sold at the then-current transaction price, which generally will be
equal to the most recently disclosed monthly NAV per share for such class, plus applicable upfront selling
commissions and dealer manager fees. Although the transaction price will generally be based on the most
recently disclosed monthly NAV per share, the NAV per share of such stock as of the date on which your
purchase is settled may be significantly different. We may offer shares at a price that we believe reflects the
NAV per share of such stock more appropriately than the most recently disclosed monthly NAV per share,
including by updating a previously disclosed transaction price, in cases where we believe there has been a
material change (positive or negative) to our NAV per share relative to the most recently disclosed monthly
NAV per share. Each class of shares may have a different NAV per share because distribution fees differ
with respect to each class of shares.

We expect that any such update to the transaction price to reflect an adjustment to the monthly
NAV per share would be infrequent. Such an adjustment may be appropriate (either positive or negative) to
reflect the occurrence of an unexpected material property-specific event such as a termination or renewal of
a material lease, a material change in vacancies, an unanticipated structural or environmental event at a
property or a significant capital market event that may cause the value of a wholly-owned property or
properties to change by such a significant amount that the NAYV, if recalculated based on this event, is likely
to be materially different. For example, if a significant asset suffered catastrophic damage due to a natural
disaster after the most recent determination of the monthly NAV, we may determine to adjust the NAV.
Similarly, if the sole tenant at a significant asset renewed its lease subsequent to the determination of
the monthly NAV, but the monthly NAV had been determined assuming that the lease would not be
renewed, we may determine to adjust the NAV to reflect the renewal of the lease and the corresponding
rental income. Further, if there was a significant vacancy at a significant asset at the time the monthly NAV
had been determined and subsequent to the determination of the monthly NAV we leased the vacancy, we
may determine to adjust the NAV to reflect the rental income resulting from the vacancy having been
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leased. Such NAV adjustments also may be appropriate to reflect the occurrence of broader market-driven
events identified by the Advisor or the independent valuation firm which may impact more than a specific
property. For example, if a major trade embargo were announced that would significantly adversely impact
the ability to import goods, we may determine to adjust the NAV to reflect the estimated decrease in NAV
caused by an anticipated lower demand for industrial warehouses and distribution centers to store and
distribute imported goods. Further, rapidly changing market conditions or material events, such as, for
example, a stock market crash, may not be immediately reflected in the most recently-determined monthly
NAV and if we believe the NAV, if recalculated based on these events, is likely to be materially different,
we may determine that an adjustment is necessary to reflect the estimated impact on the NAV. In the event
that any such unexpected and extraordinary circumstances, a committee of the Advisor that oversees the
determination of the monthly NAV would evaluate the materiality and would make a recommendation to
the board of directors concerning any adjustment to the most
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recently-determined monthly NAV. The transaction price would only be adjusted upon the approval of a
majority of the board of directors, including a majority of the independent directors.

Net Asset Value Calculation and Valuation Procedures

Our board of directors, including a majority of our independent directors, has adopted valuation
procedures, as amended from time to time, that contain a comprehensive set of methodologies to be used in
connection with the calculation of our NAV. Our NAV is calculated monthly based on the net asset values
of our investments, the addition of any other assets and the deduction of any other liabilities. With the
approval of our board of directors, including a majority of our independent directors, we have engaged
Altus Group U.S. Inc., “Altus Group” or our “Independent Valuation Advisor”, a valuation firm, with
respect to providing monthly real property appraisals, reviewing annual third-party real property
appraisals, and helping us administer the real property valuation and review process. Estimates of the fair
values of certain of our other assets, debt, and other liabilities are determined by our Advisor or other
suitable pricing sources.

Our NAV per share is calculated as of the last calendar day of each month for each of our
outstanding classes of stock and is available generally within 15 calendar days after the end of the
applicable month. Our NAV per share is calculated by ALPS Fund Services, Inc., “ALPS” or “NAV
Accountant,” a third-party firm approved by our board of directors, including a majority of our independent
directors. Our board of directors, including a majority of our independent directors, may replace ALPS or
any other party involved in our valuation procedures with another party, including our Advisor, if it is
deemed appropriate to do so.

As a public company, we are required to issue financial statements generally based on historical
cost in accordance with GAAP. To calculate our NAV for the purpose of establishing a purchase and
redemption price for our shares, we have adopted policies and procedures, which adjust the values of
certain of our assets and liabilities from historical cost to fair value. NAV is not a measure used under
GAAP and the valuations of and certain adjustments made to our assets and liabilities used in the
determination of NAV differs from GAAP. As a result, our NAV should not be considered equivalent to
stockholders’ equity or any other GAAP measure. See "Net Asset Value Calculation and Valuation
Procedures" for more details regarding our NAV per share calculations.

Investment Objectives
Our primary investment objectives include the following:
e Preserving and protecting our stockholders’ capital contributions;
e Providing current income to our stockholders in the form of regular cash distributions; and

e Realizing capital appreciation in our NAV from active investment management and asset
management.

We cannot assure you that we will attain our investment objectives. Our charter places numerous
limitations on us with respect to the manner in which we may invest our funds. These limitations cannot be
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changed unless our charter is amended, which requires the approval of our stockholders. While we may
consider a liquidity event, which may provide an additional source of value through the realization of
capital appreciation, at any time in the future, we currently do not have a fixed time frame in which we
intend to undertake such consideration and we are not obligated by our charter or otherwise to effect a
liquidity event at any time.

We will supplement this prospectus during the offering period in connection with the acquisition
of any significant investments.

Investment Strategy
We are a pure play industrial REIT and intend to focus our investment activities on and use the

proceeds of this offering principally for building a national industrial warehouse operating company. Our
investment activities include
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the acquisition, development and/or financing of income-producing real estate assets consisting primarily of
institutional-quality bulk distribution, light industrial and last-mile distribution facilities and other industrial
properties that are leased to creditworthy corporate customers. Creditworthiness does not necessarily mean
that our customers will be investment grade, and, in fact, it is anticipated that much of our portfolio will be
comprised of non-rated and non-investment grade customers. We evaluate creditworthiness and financial
strength of prospective customers based on financial, operating and business plan information that is
provided to us by such prospective customers, as well as other market and economic information that is
generally publicly available. In general, we intend our investment strategy to adhere to the following core
principles:

e Careful selection of target markets and submarkets, with an intent to emphasize locations with
high barriers to entry, close proximity to large demographic bases and/or access to major
distribution infrastructure;

e Primary focus on highly functional, generic institutional-quality bulk distribution, light
industrial facilities and last-mile distribution facilities;

e Achievement of portfolio diversification in terms of markets, customers, industry exposure
and lease rollovers; and

e Emphasis on a mix of creditworthy national, regional and local customers.

For a description of highly functional, generic institutional-quality bulk distribution, light
industrial and last-mile distribution facilities, please see “Investment Strategy, Objectives and
Policies—Investment Strategy.”

Although our investment activities focus primarily on distribution warehouses and other industrial
properties, our charter and bylaws do not preclude us from investing in other types of commercial property
or real estate-related debt. However, we will not invest more than 25% of the net proceeds we receive from
the sale of shares of our common stock in this offering in other types of commercial property or real estate-
related debt. Our investment in any distribution warehouse, other industrial property, or other property type
will be based upon the best interests of our Company and our stockholders as determined by the Advisor
and our board of directors. Real estate assets in which we may invest may be acquired either directly by us
or through joint ventures or other co-ownership arrangements with affiliated or unaffiliated third parties,
and may include: (i) equity investments in commercial real property; (ii) mortgage, mezzanine,
construction, bridge and other loans related to real estate; and (iii) investments in other real estate-related
entities, including REITs, private real estate funds, real estate management companies, real estate
development companies and debt funds, both foreign and domestic. Subject to the 25% limitation described
above, we may invest in any of these asset classes, including those that present greater risk.

To the extent that we invest in real estate-related debt, our primary investments could include, but
are not limited to, originations of and participations in commercial mortgage loans secured by real estate,
B-notes, mezzanine loans and certain other types of debt-related investments that may help us reach our
diversification, liquidity and other investment objectives. With respect to investments in real estate-related
securities and other securities, while our primary goal in making such investments is to preserve liquidity in
support of our share redemption program, in the future we may change our objectives with respect to
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investments in real estate-related securities. Targeted securities investments may include, but are not limited
to, the following: (i) equity securities such as preferred stocks, common stocks and convertible preferred
securities of public or private real estate companies (including other REITs, real estate operating
companies, homebuilders and other real estate companies), (ii) debt securities issued by other real estate
companies, (iii) U.S. government and agency securities and (iv) certain other types of securities that may
help us reach our diversification, liquidity and other investment objectives.

We currently maintain, under normal operating circumstances and subject to any limitations and
requirements relating to our qualification as a REIT, an allocation to a number of sources of liquidity
including cash, cash equivalents (e.g. money market funds), other short-term investments, U.S. government
securities, agency securities, liquid real estate-related securities and undrawn amounts under our corporate
line of credit (“cash-related liquidity”) of 10% of our equity. We presently intend to maintain an allocation
to sources of cash-related liquidity other than undrawn amounts under our corporate line of credit of at least
5% of our equity, and will maintain an undrawn amount under our corporate

Copyright © 2021 www.secdatabase.com. All Rights Reserved.
Please Consider the Environment Before Printing This Document



https://www.secdatabase.com

Table of Contents

line of credit to cover any difference in our cash-related liquidity allocation, ensuring an allocation to cash-
related liquidity of 10% of our equity. Notwithstanding our intention to allocate 10% of our equity to cash-
related liquidity investments, the actual allocation percentage may from time to time be higher or lower due
to factors such as real estate market conditions, the amount of proceeds we raise in this offering, increased
redemption requests, the availability and relative attractiveness of other investment opportunities, an
increase in anticipated cash requirements, or other circumstances existing at the time we are making
investments, subject to any limitations or requirements relating to our qualification as a REIT. With respect
to investments in real estate-related securities and other securities, while our primary goal in making such
investments is to preserve liquidity in support of our share redemption program, in the future we may
change our objectives with respect to investments in real estate-related securities. Targeted securities
investments may include, but are not limited to, the following: (i) equity securities such as preferred stocks,
common stocks and convertible preferred securities of public or private real estate companies (including
other REITs, real estate operating companies, homebuilders and other real estate companies), (ii) debt
securities issued by other real estate companies, (iii) U.S. government and agency securities and (iv) certain
other types of securities that may help us reach our diversification, liquidity and other investment
objectives.

Leverage

We use financial leverage to provide additional funds to support our investment activities. We may
finance a portion of the purchase price of any real estate asset that we acquire with borrowings on short or
long-term basis from banks, institutional investors and other lenders. Such borrowings may be secured by a
mortgage or other security interest in some, or all, of our assets.

We calculate our leverage for reporting purposes as the outstanding principal balance of our
borrowings divided by the fair value of our real property plus our investment in unconsolidated joint
venture partnerships, cash and cash equivalents and debt-related investments (determined in accordance
with our valuation procedures). Based on this methodology, our leverage was 26.9% as of March 31, 2021,
as compared to 28.3% as of December 31, 2020. For purposes of determining the fair value of our real
property, we will include the fair value of the properties that are part of the DST Program (defined below)
due to the program’s master lease structure, including our purchase option. There are other methods of
calculating our overall leverage ratio that may differ from this methodology, such as the methodology used
in determining our compliance with corporate borrowing covenants. Our charter limits the aggregate
amount we may borrow to an amount not to exceed 300% of our net assets or up to 75% of the aggregate
cost of our real estate assets before non-cash reserves and depreciation, unless our board determines that a
higher level is appropriate. For these purposes, net assets are defined to be our total assets (other than
intangibles), valued at cost prior to deducting depreciation, reserves for bad debts and other non-cash
reserves, less total liabilities. Our current leverage target is between 50% and 60%. Although we intend to
maintain the targeted leverage ratio over the near term, we may change our target leverage ratio from time
to time. In addition, we may vary from our targeted leverage ratio from time to time, and there are no
assurances that we will maintain our targeted range or achieve any other leverage ratio that we may target
in the future. Our board of directors may from time to time modify our borrowing policy in light of then-
current economic conditions, the relative costs of debt and equity capital, the fair values of our properties,
general conditions in the market for debt and equity securities, growth and acquisition opportunities or
other factors.
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There is no public trading market for shares of our common stock. On a limited basis, you may be
able to have your shares redeemed through our share redemption program. While we may consider a
Liquidity Event at any time in the future, we currently do not have a fixed time frame in which we intend to
undertake such consideration and we are not obligated by our charter or otherwise to effect a Liquidity
Event at any time. There can be no assurance that we will ever pursue a Liquidity Event. We believe that
our structure as a non-exchange traded REIT that may continue to raise capital through a series of offerings
with no targeted liquidity window enhances the potential to achieve our investment objectives by allowing
us to acquire and manage our investment portfolio in a more flexible manner. We expect the structure to be
beneficial to your investment, as we will not be limited by a pre-determined operational period and the need
to provide a Liquidity Event at the end of that period. For purposes hereof, "Liquidity Event" includes, but
is not limited to: (i) a listing of our common stock on a national securities exchange; (ii) our sale, merger or
other transaction in which our stockholders either receive, or have the option to receive, cash, securities
redeemable for cash, and/or securities of a publicly traded company; and (iii) the sale of all or substantially
all of our assets where our stockholders either receive, or have the option to receive, cash or other
consideration.
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DST Program

We, through the Operating Partnership, have commenced a program to raise capital in private
placements exempt from registration under Section 506(b) of the Securities Act of 1933, as amended, or the
“Securities Act” through the sale of beneficial interests in specific Delaware statutory trusts holding real
properties, including properties currently indirectly owned by the Operating Partnership (the “DST
Program”).

Under the DST Program, each private placement will offer interests in one or more real properties
placed into one or more Delaware statutory trust(s) by the Operating Partnership or its affiliates (the “DST
Properties”). We anticipate that these interests may serve as replacement properties for investors seeking to
complete like kind exchange transactions under Section 1031 of the Code. Additionally, underlying
interests of properties that are sold to investors pursuant to such private placements will be leased back by
an indirect wholly owned subsidiary of the Operating Partnership on a long term basis of up to 29 years.
The lease agreements are expected to be fully guaranteed by the Operating Partnership. Additionally, the
Operating Partnership will retain a fair market value purchase option giving it the right, but not the
obligation, to acquire the beneficial interests in the Delaware statutory trusts from the investors at a later
time in exchange for OP Units.

We expect that the DST Program will give us the opportunity to expand and diversify our capital
raising and asset acquisition strategies by offering what we believe to be an attractive and unique
investment product for investors that may be seeking replacement properties to complete like kind
exchange transactions under Section 1031 of the Code. We expect to use the net proceeds of these private
placements to make investments in accordance with our investment strategy and policies, to provide
liquidity to our investors and for general corporate purposes (which may include repayment of our debt or
any other corporate purposes we deem appropriate). The specific amounts of the net proceeds that are used
for such purposes, and the priority of such uses, will depend on the amount and timing of receipts of such
proceeds and what we deem to be the best use of such proceeds at such time.

In connection with the DST Program, Black Creek Industrial Exchange LLC (“BCIX”), a wholly-
owned subsidiary of our taxable REIT subsidiary that is wholly-owned by the Operating Partnership, has
entered into a dealer manager agreement with our Dealer Manager. Pursuant to the dealer manager
agreement, the Dealer Manager agreed to conduct the private placements of up to $500 million of interests.
BC Industrial Exchange Manager LLC (the “DST Manager”), a wholly-owned subsidiary of our Operating
Partnership, will act, directly or through a wholly owned subsidiary, as the manager of each Delaware
statutory trust holding a DST Property, but has assigned all of its rights and obligations as manager
(including fees and reimbursements received) to BC Industrial Exchange Advisor LLC (the “DST
Advisor”), an affiliate of the Advisor.

Further, in connection with the DST Program, our affiliate, BCIX will maintain a loan program
and may, upon request, provide loans (the “DST Investor Loans” and, each individually, a “DST Investor
Loan”) to certain purchasers of the interests in the Delaware Statutory Trusts (the “DST Interests™) to
finance a portion of the purchase price payable upon their acquisition of such interests (the “Purchase
Price”). The DST Investor Loans will be made by a newly formed entity (the “BCIX Lender”), which will
be affiliated with us, the Operating Partnership and the DST Manager.
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Summary Risk Factors

An investment in shares of our common stock involves significant risks. See “Risk Factors”
beginning on page 51. These risks include, among others:

e There is no assurance that we will be able to achieve our investment objectives. We have
experienced net loss, as defined by GAAP.

e There is no public trading market for shares of our common stock, and we do not anticipate
that there will be a public trading market for our shares, so redemption of shares by us will
likely be the only way to dispose of your shares. Our share redemption program will provide
you with the opportunity to request that we redeem your shares on a monthly basis, but we are
not obligated to redeem any shares and may choose to redeem only some, or even none, of the
shares that have been requested to be redeemed in any
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particular month, in our discretion. In addition, redemptions will be subject to available
liquidity and other significant restrictions. Further, our board of directors may modify,
suspend or terminate our share redemption program if it deems such action to be in our best
interest and the best interest of our stockholders. As a result, our shares should be considered
as having only limited liquidity and at times may be illiquid, therefore you must be prepared
to hold your shares for an indefinite length of time.

e A portion of the proceeds received in this offering is expected to be used to satisfy redemption
requests. Using the proceeds from this offering for redemptions will reduce the net proceeds
available to retire debt or acquire additional properties, which may result in reduced liquidity
and profitability or restrict our ability to grow our NAV.

e The transaction price may not accurately represent the value of our assets at any given time
and the actual value of your investment may be substantially less. The transaction price
generally will be based on our most recently disclosed monthly NAV of each class of common
stock (subject to material changes) and will not be based on any public trading market.
Further, our board of directors may amend our NAV procedures from time to time. For
example, if you wish to subscribe for shares of our common stock in October, your
subscription request must be received in good order at least five business days before
November 1. Generally, the offering price per share would equal the transaction price of the
applicable class as of the last calendar day of September, plus applicable upfront selling
commissions and dealer manager fees. If accepted, your subscription would be effective on
the first calendar day of November. Conversely, if you wish to submit your shares for
redemption in October, your redemption request and required documentation must be received
in good order by 4:00 p.m. (Eastern time) on the second to last business day of October. If
accepted, your shares would be redeemed as of the last calendar day of October and,
generally, the redemption price would equal the transaction price of the applicable class as of
the last calendar day of September. Shares are subject to a 5.0% early redemption discount if
they have been outstanding for less than one year. This deduction is referred to as an Early
Redemption Deduction. In each of these cases, the NAV that is ultimately determined as of the
last day of October may be higher or lower than the NAV as of the last day of September used
for determining the transaction price. Therefore, the price at which you purchase shares may
be higher than the current NAV per share at the time of sale and the price at which you redeem
shares may be lower than the current NAV per share at the time of redemption.

e The transaction price may not represent our enterprise value and may not accurately reflect
the actual prices at which our assets could be liquidated on any given day, the value a third
party would pay for all or substantially all of our shares, or the price that our shares would
trade at on a national stock exchange. Further, it is possible that the annual appraisals of our
properties may not be spread evenly throughout the year, and rapidly changing market
conditions or material events may not be fully reflected in our monthly NAV. The resulting
potential disparity in our NAV may inure to the benefit of redeeming stockholders or non-
redeeming stockholders and new purchasers of our common stock, depending on whether our
published NAV per share for such class is overstated or understated.
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In connection with this offering, we incur fees and expenses which will decrease the amount
of cash we have available for operations and new investments. In the future we may conduct
other offerings of common stock (whether existing or new classes), preferred stock, debt
securities or of interests in our Operating Partnership. We may also amend the terms of this
offering. We may structure or amend such offerings to attract institutional investors or other
sources of capital. The costs of this offering and future offerings may negatively impact our
ability to pay distributions and your overall return.

Our NAV per share may suddenly change if the valuations of our properties materially change
from prior valuations or the actual operating results materially differ from what we originally
budgeted. For example, we expect to face lease expirations across our portfolio regularly, and
as we move further away from lease commencement toward the end of a lease term, the
valuation of the underlying property generally will be expected to drop, depending on the
likelihood of a renewal or a new lease on similar terms.
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e We may face challenges related to the integration of Black Creek Group into the business
operations and corporate culture of Ares, the allocation of corporate resources, and the
retention of Black Creek Group personnel, which could adversely impact our business and
reduce the synergies that we expect to benefit from as a result of the acquisition of Black
Creek Group’s U.S. real estate investment advisory and distribution business by Ares.

e Some of our executive officers, directors and other key personnel are also officers, directors,
managers, key personnel and/or holders of an ownership interest in the Advisor, the Dealer
Manager, and/or other entities related to the Sponsor. As a result, they face conflicts of
interest, including but not limited to conflicts arising from time constraints, allocation of
investment and leasing opportunities and the fact that certain of the compensation the Advisor
will receive for services rendered to us is based on our NAV, the procedures for which the
Advisor assists our board of directors in developing, overseeing, implementing and
coordinating. We expect to compete with certain affiliates of direct and indirect owners of the
Sponsor for investments and certain of those entities may be given priority with respect to
certain investment opportunities.

e This is a “blind pool” offering; you will not have the opportunity to evaluate all of the
investments we will make before we make them.

e This is a “best efforts” offering and if we are unable to raise substantial funds, then we will be
more limited in our investments.

e We may change our investment policies without stockholder notice or consent, which could
result in investments that are different from those described in this prospectus.

e The amount of distributions we may make is uncertain. Distributions have been and may
continue to be paid from sources other than cash flows from operating activities, including,
without limitation, from borrowings, the sale of assets or offering proceeds. Our distributions
may exceed our taxable income, which would represent a return of capital for tax purposes. A
return of capital is a return of your investment rather than a return of earnings or gains and
will be made after deductions of fees and expenses payable in connection with our offering.
Some or all of our future distributions may be paid from these sources as well as from the
sales of assets, cash resulting from a waiver or deferral of fees, and from our cash balances.
There is no limit on distributions that may be made from these sources, however, our Advisor
and its affiliates are under no obligation to defer or waive fees in order to support our
distributions. The use of these sources for distributions may decrease the amount of cash we
have available for new investments, share redemptions and other corporate purposes, and
could reduce your overall return.

e Ifwe fail to qualify as a REIT, it would adversely affect our operations and our ability to
make distributions to our stockholders.

e Our use of leverage, such as mortgage indebtedness and other borrowings, increases the risk
of loss on our investments.
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Compensation to the Advisor and its Affiliates

The Advisor and its affiliates receive compensation and fees for services related to this offering
and for the investment and management of our assets, subject to review and approval of a majority of our
board of directors, including a majority of the independent directors.

Set forth below is a summary of the fees and expenses we expect to pay these entities. The
estimated maximum amount that we may pay with respect to such fees and expenses is also set forth below
(to the extent it can be determined at this time) and is presented based on the assumptions that (i) we sell
the maximum offering amount, (ii) the maximum amount of commissions and fees are paid for each
primary offering share, and (iii) there is no reallocation of shares
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between our primary offering and our distribution reinvestment plan. The allocation of amounts among the
Class T shares, Class W shares and Class I shares assumes that 65% of the common shares sold in the
primary offering are Class T shares, 10% are Class W shares and 25% are Class I shares. We have assumed
what percentage of shares of each class will be sold based on discussions with the Dealer Manager and
broker dealers, but there can be no assurance as to how many shares of each class will be sold.

See “Management Compensation” for a more detailed explanation of the fees and expenses
payable to the Advisor and its affiliates and “The Operating Partnership Agreement” for a more detailed
description of the Special Units. See “The Advisor and the Advisory Agreement—The Advisory
Agreement” for a description of the reimbursements and other payments we will make to the Advisor for all
of the expenses it incurs on our behalf. These expenses include the costs of all or a portion of the wages or
other compensation of employees or other personnel incurred by the Advisor or its affiliates in performing
certain services for us, including but not limited to the compensation payable to our principal executive
officer and our principal financial officer, provided however, that we will not reimburse the Advisor if the
Advisor receives a specific fee for the activities which generate such expenses. Subject to limitations in our
charter, the fees, compensation, income, expense reimbursements, interest and other payments payable by
us may increase or decrease during this offering or future offerings from those described below without the
approval of our stockholders, if such revision is approved by a majority of our board of directors, including

a majority of the independent directors.

Type of Compensation and
Recipient

Description and Method of Computation

Estimated Maximum Dollar Amount

Upfront Selling Commissions and
Dealer Manager Fees—the
Dealer Manager

Distribution Fee—the Dealer
Manager

The Dealer Manager will be entitled to receive
upfront selling commissions of up to 2.0%, and dealer
manager fees of up to 2.5%, of the offering price of
Class T shares sold in the primary offering, however
such amounts may vary at certain participating broker
dealers provided that the sum will not exceed 4.5% of
the offering price. The Dealer Manager anticipates
that all or a portion of the upfront selling commissions
and dealer manager fees will be retained by, or
reallowed (paid) to, participating broker dealers. No
upfront selling commissions or dealer manager fees
will be paid with respect to purchases of Class W
shares, Class I shares or shares of any class sold
pursuant to our distribution reinvestment plan.

Subject to FINRA limitations on underwriting
compensation, we will pay the Dealer Manager
distribution fees that accrue monthly and are
calculated on outstanding Class T shares and Class W
shares sold in the primary offering in an amount equal
to 0.85% per annum and 0.50% per annum,
respectively, of the NAV per Class T share or Class W
share, respectively. In calculating our distribution
fees, we will use our most recently disclosed monthly
NAV before giving effect to the monthly distribution
fee or distributions on our shares.

The distribution fee will be payable monthly in arrears
and will be paid on a continuous basis from year to

Actual amounts will depend on the
number of Class T shares sold and the
offering price for each Class T share.

Upfront selling commissions will equal
approximately $48,750,000 and upfront
dealer manager fees will equal
approximately $60,937,500, applying
the assumptions set forth above and
assuming that the offering price of each
of our Class T shares remains constant
at $11.0672 per share, which is the
offering price per Class T share for
subscriptions to be accepted as of
August 1, 2021. The offering price will
vary.

Actual amounts will depend upon the
number of shares of each class
outstanding, our monthly NAV, and
when shares are outstanding, and,
therefore, cannot be determined at this
time.

The distribution fees with respect to
shares sold in this offering will equal
$129,375,000 if we sell the maximum
offering amount, applying the
assumptions set forth above and
assuming a constant NAV of $10.5692
per share, which is our NAV per share
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year. The Dealer Manager will reallow (pay) or as of June 30, 2021. Our NAV per share

advance the distribution fees to participating broker will vary.
dealers and broker dealers servicing accounts of
investors who own Class T shares and/or Class W
shares, referred to as servicing broker dealers. We do
not pay annual distribution fees with respect to Class I
shares, shares sold under our distribution reinvestment
plan or shares received as stock dividends, although
the amount of the annual distribution fee payable with
respect to Class T shares and Class W shares sold in
our primary offering will be allocated among all Class
T shares and Class W shares, respectively, including
those sold under our distribution reinvestment plan
and those received as stock dividends.
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Type of Compensation and
Recipient

Description and Method of Computation

Estimated Maximum Dollar Amount

We will cease paying the distribution fees with respect
to individual Class T and Class W shares when they
are no longer outstanding, including as a result of
conversion to Class I shares. Each Class T or Class W
share held within a stockholder’s account shall
automatically and without any action on the part of the
holder thereof convert into a number of Class I shares
at the Applicable Conversion Rate on the earliest of
(i) a listing of any shares of our common stock on a
national securities exchange, (ii) our merger or
consolidation with or into another entity, or the sale or
other disposition of all or substantially all of our assets
and (iii) the end of the month in which the Dealer
Manager, in conjunction with our transfer agent,
determines that the total upfront selling commissions,
upfront dealer manager fees and ongoing distribution
fees paid with respect to all shares of such class held
by such stockholder within such account (including
shares purchased through a distribution reinvestment
plan or received as stock dividends) equals or exceeds
8.5% of the aggregate purchase price of all shares of
such class held by such stockholder within such
account and purchased in a primary offering (i.e., an
offering other than a distribution reinvestment plan).
We cannot predict if or when this will occur.

In addition, after termination of a primary offering
registered under the Securities Act, each Class T or
Class W share (i) sold in that primary offering,

(ii) sold under a distribution reinvestment plan , and
(iii) received as a stock dividend with respect to such
shares sold in such primary offering or distribution
reinvestment plan, shall automatically and without any
action on the part of the holder thereof convert into a
number of Class I shares at the Applicable Conversion
Rate, at the end of the month in which we, with the
assistance of the Dealer Manager, determine that all
underwriting compensation paid or incurred with
respect to the primary offering covered by that
registration statement from all sources, determined
pursuant to the rules and guidance of FINRA, would
be in excess of 10% of the aggregate purchase price of
all shares sold for our account through that primary
offering. See “Description of Capital
Stock—Common Stock” for additional information,
including a description of the Applicable Conversion
Rate.
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Type of Compensation and
Recipient

Description and Method of Computation

Estimated Maximum Dollar Amount

Organization and Offering
Expense Reimbursement—the
Advisor or its affiliates,
including the Dealer Manager

We also pay directly, or reimburse the Advisor and the
Dealer Manager if they pay on our behalf, any issuer
organization and offering expenses as and when
incurred. Expenses incurred in connection with this
offering may include legal, accounting, printing,
mailing and filing fees and expenses, bona fide due
diligence expenses of participating broker dealers and
investment advisers supported by detailed and
itemized invoices, costs in connection with preparing
sales materials, design and website expenses, fees and
expenses of our escrow agent and transfer agent, costs
reimbursement for registered representatives of
participating broker dealers to attend educational
conferences sponsored by us or the Dealer Manager,
fees to attend retail seminars sponsored by
participating broker dealers, compensation of certain
registered employees of the Dealer Manager,
reimbursements for customary travel, lodging, meals
and reasonable entertainment expenses,
reimbursement of broker dealers for technology costs
and expenses associated with offering and costs and
expenses associated with the facilitation of the
marketing and ownership of our shares by their
participating customers, and other actual costs of
registered persons associated with the Dealer Manager
incurred in the performance of wholesaling activities,
but excluding upfront selling commissions, dealer
manager fees and distribution fees.

After the termination of the primary offering and
again after termination of the offering under our
distribution reinvestment plan, the Advisor has agreed
to reimburse us to the extent that the organization and
offering expenses that we incur exceed 15% of our
gross proceeds from the applicable offering. Any
organization and offering expenses reimbursed by us
which are deemed underwriting compensation will be
subject to the 10% limit on underwriting
compensation imposed by FINRA.

Subject to FINRA limitations on underwriting
compensation, in addition to the organization and
offering expenses for which we will reimburse the
Advisor, the Advisor may pay additional expenses
that are considered underwriting compensation to the
Dealer Manager (which may be reallowed, advanced
or paid by the Dealer Manager to participating broker
dealers) without reimbursement from us. See “Plan of
Distribution—Underwriting Compensation—Other
Compensation.”
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We estimate our organization and
offering expenses to be approximately
$51,000,000 if we sell the maximum
offering amount.
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Type of Compensation and
Recipient

Description and Method of Computation

Estimated Maximum Dollar Amount

Advisory Fee—Fixed Component
and Expense
Reimbursements—the Advisor

As compensation for the asset management services it
provides on our behalf, we pay the Advisor an
advisory fee with a fixed component, payable monthly
in arrears, that accrues monthly in an amount equal to
1/12th of 1.25% of (a) the applicable monthly NAV
per Fund Interest times the weighted-average number
of Fund Interests for such month and (b) the
consideration received by us or our affiliates for
selling interests in DST Properties to third party
investors, net of up-front fees and expense
reimbursements payable out of gross sale proceeds
from the sale of such interests. In calculating the fixed
component of our advisory fee, we use our NAV
before giving effect to monthly accruals for the fixed
and performance components of the advisory fee,
distribution fees payable to our Dealer Manager, or
distributions payable on our outstanding shares or OP
Units held by third parties.

With respect to a disposition, we pay the Advisor an
advisory fee equal to 1.0% of the total consideration
paid and debt assumed and/or incurred in connection
with the disposition or 1.0% of the gross market
capitalization (reflective of total asset value) of the
company (or applicable portion thereof) upon the
occurrence of a listing, calculated in accordance with
the terms of the Advisory Agreement. The term
“disposition” shall include (a) a sale of any
substantial portion of our assets, whether effectuated
either directly or indirectly through the sale of any
entity owning such assets, including, without
limitation, us or the Operating Partnership, (b) any
sale, merger, or other transaction resulting in a special
distribution to our stockholders, including, without
limitation, any transaction in which our stockholders
either receive, or have the option to receive, cash,
securities redeemable for cash, and/or securities of a
publicly traded company, or (c) a listing or partial
listing of our common stock on a national securities
exchange. See below for a description of how the
fixed component will be calculated with respect to
any partial calendar month for which it is payable.

Subject to certain limitations, we reimburse the
Advisor for all of the costs it incurs in connection
with the services it provides to us, including, without
limitation, our allocable share of the Advisor’s
overhead, which includes but is not limited to the
Advisor’s rent, utilities and personnel costs; provided,
that we will not reimburse the Advisor or its affiliates
for services for which the Advisor or its affiliates are
entitled to compensation in the form of a separate fee,
which services and fees are described in this table.
See “The Advisor and the Advisory Agreement—The
Advisory Agreement” for more details.

Actual amounts are dependent upon our
Aggregate Fund NAV, the changes in
NAV and actual expenses incurred and,
therefore, cannot be determined at this
time.
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Type of Compensation and
Recipient

Description and Method of Computation

Estimated Maximum Dollar Amount

Advisory Fee—Performance
Component—the Advisor

In consideration for the asset management services the
Advisor provides on our behalf, we also pay the
Advisor, in its capacity as holder of the Special Units,
a performance based amount in the form of an
allocation and distribution as an additional component
of the advisory fee. This amount will be paid to the
Advisor, so long as the Advisory Agreement has not
been terminated, as a performance participation
interest with respect to the Special Units or, at the
election of the Advisor, all or a portion of this amount
will be paid instead to the Advisor as a fee. If the
Advisor elects to have the Performance Component
paid instead to the Advisor as a fee, the Advisor has
the discretion to make this election with respect to all
or any portion of the performance component of the
advisory fee for a particular year.

This performance component of the advisory fee is
calculated as the lesser of (1) 12.5% of (a) the annual
total return amount less (b) any loss carryforward, and
(2) the amount equal to (x) the annual total return
amount, less (y) any loss carryforward, less (z) the
amount needed to achieve an annual total return
amount equal to 5% of the NAV per Fund Interest at
the beginning of such year (the “Hurdle Amount”).
The foregoing calculations are calculated on a per
Fund Interest basis and multiplied by the weighted
average Fund Interests outstanding during the year. In
no event will the performance component of the
advisory fee be less than zero. Accordingly, if the
annual total return amount exceeds the Hurdle
Amount plus the amount of any loss carryforward,
then the Advisor will earn a performance component
equal to 100% of such excess, but limited to 12.5% of
the annual total return amount that is in excess of the
loss carryforward.

The “annual total return amount” referred to above
means all distributions paid or accrued per Fund
Interest plus any change in NAV per Fund Interest
since the end of the prior calendar year, adjusted to
exclude the negative impact on annual total return
resulting from our payment or obligation to pay, or
distribute, as applicable, the performance component
of the advisory fee as well as ongoing distribution fees
(i.e., our ongoing class-specific fees). If the
performance component is being calculated with
respect to a year in which we complete a Liquidity
Event (if any), for purposes of determining the annual
total return amount, the change in NAV per Fund
Interest will be deemed to equal the difference
between the NAV per Fund Interest as of the end of
the prior calendar year and the value per Fund Interest
determined in connection with such Liquidity Event,
as described in “The Advisor and the Advisory
Agreement—The Advisory Agreement—Advisory

Actual amounts depend upon our
Aggregate Fund NAYV, the distributions
we pay and the changes in NAV and,
therefore, cannot be calculated at this
time.
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Fee and Expense Reimbursements.” The measurement
of the change in NAV per Fund Interest for the
purpose of calculating the annual total return amount
is subject to adjustment by our board of directors to
account for any dividend, split, recapitalization or any
other similar change in the Operating Partnership’s
capital structure or any distributions that our board of
directors deems to be a return of capital if such
changes are not already reflected in the Operating
Partnership’s net assets.
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Type of Compensation and Description and Method of Computation Estimated Maximum Dollar Amount
Recipient

The “loss carryforward” referred to above will track
any negative annual total return amounts from

prior years and offset the positive annual total return
amount for purposes of the calculation of the
performance component of the advisory fee. The loss
carryforward is zero as of the date of this prospectus.
The fixed component and the performance component
of the advisory fee will accrue monthly. The fixed
component is payable monthly in arrears; provided
that, with respect to a disposition, the fixed
component is payable upon the occurrence of a listing
of shares of our common stock on a national securities
exchange or other disposition. The performance
component of the advisory fee with respect to any
calendar year is payable after the completion of the
calculation of our NAV for December of such year.
The fixed component shall be payable for each month
in which the Advisory Agreement is in effect, even if
the Advisory Agreement is in effect for a partial
month. The performance component will be payable
for each calendar year in which the Advisory
Agreement is in effect, even if the Advisory
Agreement is in effect for a partial year. The
performance component of the advisory fee began to
be calculated and accrued from and after the
Company’s determination of the initial NAV per
share. In the event the Advisory Agreement is
terminated or its term expires without renewal, the
partial period fixed component and performance
component of the advisory fee will be due and
payable upon the termination date.

In such event, for purposes of determining the “annual
total return amount,” the change in NAV per Fund
Interest will be determined based on a good faith
estimate of what our NAV per Fund Interest would be
as of that date (if our NAV had been calculated in
accordance with our valuation policy); provided, that,
if the Advisory Agreement is terminated with respect
to a Liquidity Event, the performance component will
be due and payable in connection with such Liquidity
Event and the annual total return amount will be
calculated as set forth above with respect to a year in
which we complete a Liquidity Event. In addition, in
the event the Operating Partnership commences a
liquidation of its investments during any calendar
year, the Advisor will be paid the advisory fee from
the proceeds of the liquidation and the performance
component will be calculated at the end of the
liquidation period prior to the distribution of the
liquidation proceeds to the holders of OP Units.

If the fixed component or the performance component
of the advisory fee is payable with respect to any
partial month or partial calendar year, then the fixed
component will be prorated based on the number of
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days elapsed during any partial calendar month, and
the performance component will be calculated based
on the annualized total return amount determined
using the total return achieved for the period of such
partial calendar year.
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Type of Compensation and
Recipient

Description and Method of Computation

Estimated Maximum Dollar Amount

Development Fee—the Advisor

The performance component of the advisory fee will
be payable in cash or Class I OP Units, at the election
of the Advisor. If the Advisor elects to receive such
distributions in Class I OP Units, the number of
Class I OP Units to be issued to the Advisor will be
determined by dividing an amount equal to the value
of the performance component of the advisory fee by
the NAV per Class I OP Unit. The Advisor may
request the Operating Partnership to repurchase such
OP Units from the Advisor at a later date.

Any such repurchase requests will not be subject to
any Early Redemption Deduction under our share
redemption program. In the event the performance
component of the advisory fee is paid in cash to the
Advisor as an allocation and distribution in its
capacity as holder of the Special Units, such amount
will not be deductible to the Operating Partnership
although it will reduce the cash available for
distribution to other OP Unitholders.

For a more comprehensive description of the
performance component and related calculations,
including an example of a calculation of the
performance component, see “The Advisor and the
Advisory Agreement—The Advisory
Agreement—Advisory Fee and Expense
Reimbursements,” “The Advisor and the Advisory
Agreement—The Advisory Agreement—Performance
Component Calculation Example” and “The
Operating Partnership Agreement—Operations.”

We pay the Advisor a development fee in connection
with providing services related to the development,
construction, improvement or stabilization, including
tenant improvements, of development properties or
overseeing the provision of these services by third
parties on our behalf. The fee will be an amount that
will be equal to 4.0% of total project cost of the
development property (or our proportional interest
therein with respect to real property held in joint
ventures or other entities that are co-owned). If the
Advisor engages a third party to provide development
services, the third party will be compensated directly
by us, and the Advisor will receive the development
fee if it provides development oversight services. The
total of all development fees and acquisition expenses
paid by us cannot not exceed 6% of the contract
purchase price or the total project cost (as applicable)
of such real property unless the development fees in
excess of such amount are approved by a majority of
our board of directors, including a majority of the
independent directors.

Actual amounts depend on the total
project cost of the development
properties and whether the Advisor will
provide development oversight services
and, therefore, cannot be determined at
this time.
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Recipient
Fees from Other Services—the ‘We may retain the Advisor or certain of the Advisor’s  Actual amounts depend on whether the
Advisor and Affiliates of the affiliates, from time to time, for services relating to Advisor or affiliates of the Advisor are
Advisor our investments or our operations, which may include actually engaged to perform such
property management services, leasing services, services.

corporate services, statutory services, transaction
support services (including but not limited to
coordinating with brokers, lawyers, accountants and
other advisors, assembling relevant information,
conducting financial and market analyses, and
coordinating closing procedures), construction and
development management, and loan management and
servicing, and within one or more such categories,
providing services in respect of asset and/or
investment administration, accounting, technology,
tax preparation, finance (including but not limited to
budget preparation and preparation and maintenance
of corporate models), treasury, operational
coordination, risk management, insurance placement,
human resources, legal and compliance, valuation and
reporting-related services, as well as services related
to mortgage servicing, group purchasing, healthcare,
consulting/brokerage, capital markets/credit
origination, property, title and/or other types of
insurance, management consulting and other similar
operational matters. Any fees paid to the Advisor or
the Advisor’s affiliates for any such services will not
reduce the advisory fees. Any such arrangements will
be at market rates or reimbursement of costs incurred
in providing the services.

In lieu of cash, the Advisor may elect to receive the payment of its fees and the reimbursement of
its expenses in shares of our common stock or OP Units, in any class of its choice. Any such shares or OP
Units will be valued at the NAV per share or OP Unit applicable to such shares or OP Units on the issue
date. Such shares will not be subject to the Early Redemption Deduction under our share redemption
program. The Operating Partnership will repurchase any such OP Units for cash unless our board of
directors determines that any such repurchase for cash would be prohibited by applicable law or our charter,
in which case such OP Units will be repurchased for shares of our common stock with an equivalent
aggregate NAV.

The following table summarizes fees and expenses incurred in connection with our offerings and
operations for services provided by the Dealer Manager, the Advisor, and its affiliates and any related
amounts payable. This table includes amounts incurred for the three months ended March 31, 2021 and the
years ended December 31, 2020 and 2019, as well as amounts payable as of March 31, 2021 and December
31, 2020.

For the Three
Months Ended For the Years Ended Payable as of
December
March 31, December 31, March 31, 31,
(in thousands) 2021 2020 2019 2021 2020
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Selling commissions and dealer manager fees—the $ 3695 $ 39190 $ 11,697 _ s .
Dealer Manager (1)
gr)lzgzo)mg distribution fees—the Dealer Manager 3.240 10,634 3,535 1,027 1122
Advisory fee—fixed component—the Advisor 3,935 9,653 4,585 1,456 1,345
Adv¥sory fee—performance  component—the 4,180 9.640 2913 4,180 9.640
Advisor(3)
Other expense reimbursements—the Advisor(4) 3,173 9,928 8,706 905 2706
Development fees—the Advisor (5) 390 24 — 390 24
Total $ 18,613 $ 79,069 § 31436 7,958 $§ 14,837
1 All or a portion of these amounts will be retained by, or reallowed (paid) to, participating broker
dealers and servicing broker dealers.
2 The distribution fees are payable monthly in arrears. The monthly amount of distribution fees

payable is included in distributions payable on the condensed consolidated balance sheets.

Additionally, we accrue for future estimated trailing amounts payable based on the shares

outstanding as of the balance sheet date, which
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are included in distribution fees payable to affiliates on the condensed consolidated balance sheets.
The Dealer Manager will reallow (pay) or advance the distribution fees to participating broker
dealers and broker dealers servicing accounts of investors who own Class T shares and/or Class W
shares. The future estimated amounts payable were approximately $46.2 million, $45.0 million,
and $16.5 million as of March 31, 2021, December 31, 2020 and December 31, 2019, respectively.

3) For the years ended December 31, 2020 and 2019, the performance component of the advisory fee
was paid to our former sponsor in the form of Class I OP Units. On February 1, 2020, we issued
289,074 Class I OP units to our former sponsor as payment for the 2019 performance component
of the advisory fee and on January 20, 2021, we issued 950,358 Class I OP Units to our former
sponsor as payment for the 2020 performance component of the advisory fee. In each case, the
number of Class I OP Units issued was determined using the NAV per unit most recently
determined by our board of directors as of the date of issuance.

4 Other expense reimbursements include certain expenses incurred for organization and offering,
acquisition and general administrative services provided to us under the Advisory Agreement,
including, but not limited to, certain expenses described below, allocated rent paid to both third
parties and affiliates of the Advisor, equipment, utilities, insurance, travel and entertainment.

%) Development fees are included in the total development project costs of the respective properties
and are capitalized in construction in progress, which is included in net investment in real estate
properties on the condensed consolidated balance sheets. Amounts also include our proportionate
share of development acquisition fees relating to the joint venture partnerships, which is included
in investment in unconsolidated joint venture partnerships on the condensed consolidated balance
sheets.

Certain of the expense reimbursements described in the table above include a portion of the
compensation expenses of officers and employees of the Advisor or its affiliates related to activities for
which the Advisor does not otherwise receive a separate fee. Amounts incurred related to these
compensation expenses for the three months ended March 31, 2021 and the year ended December 31, 2020
was approximately $2.7 million and $8.3 million, respectively. This amount includes a portion of the salary,
bonus, and benefits of certain of our named executive officers. For the period from January 1, 2021 through
March 31, 2021, we reimbursed our former advisor approximately $28,000 and $34,000 for a portion of the
salary, bonus, and benefits of our principal financial officer, Scott A. Seager, and our principal executive
officer, Jeffrey W. Taylor, respectively, for services provided to us. We reimbursed our former advisor
approximately $66,000 for the period from August 12, 2020 to December 31, 2020 for a portion of the
salary, bonus, and benefits of our principal financial officer, Scott A. Seager, for services provided to us.
For the period from January 1, 2020 through August 11, 2020, we reimbursed our former advisor
approximately $57,000 for a portion of the salary, bonus, and benefits of our former principal financial
officer, Thomas G. McGonagle, for services provided to us. We also reimbursed our former advisor
approximately $158,000 for the year ended December 31, 2020 for a portion of the salary, bonus, and
benefits of our principal executive officer, Jeffrey W. Taylor, for services provided to us. Our principal
executive officer and principal financial officer provide services to and receive additional compensation
from affiliates of our Advisor that we do not reimburse.
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In addition, we pay the Advisor for property-level accounting services at each of our properties.
We paid these fees to our former advisor in the amount of approximately $0.2 million and $0.6 million for
the three months ended March 31, 2021 and the year ended December 31, 2020, respectively. These
payments were funded from a portion of the property management fees, all or a portion of which may be
paid by customers at our properties, with the remainder of such property management fees paid to the third-
party property managers for such properties. The portion of these payments by the customers that were paid
to our former advisor were related to property accounting services and are at or near market rates for
similar properties in the regions or markets in which our properties are located.

As set forth in “The Advisor and the Advisory Agreement—Services Agreement” section of this
prospectus, in addition to the fees we pay to the Advisor and its affiliates in connection with services they
provide to us, the Advisor may, directly or indirectly (including, without limitation, through us or our
subsidiaries), receive fees from our joint venture partners and co-owners of our properties for services
provided to them with respect to their proportionate interests. For the period from July 16, 2020 through
December 31, 2020, Build-To-Core Industrial Partnership I LP (the
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“BTC I Partnership”) and Build-To-Core Industrial Partnership II LP (the “BTC II Partnership”) and,
together with the BTC I Partnership, the “BTC Partnerships”) incurred in aggregate approximately $6.2
million in acquisition and asset management fees, which were paid to affiliates of the Advisor pursuant to
the respective service agreements. As of March 31, 2021 and December 31, 2020, we had amounts due
from the BTC Partnerships in aggregate of approximately $50,000 and $25,000, respectively, which were
recorded in due from affiliates on the condensed consolidated balance sheets. See “The Advisor and The
Advisory Agreement—The Advisory Agreement—Services Agreement.”

Expense Support Agreement

We entered into an expense support agreement with the Operating Partnership and our former
advisor in October 2016, as amended, or the “Expense Support Agreement.” Pursuant to the Expense
Support Agreement, our former advisor had agreed to defer certain fees and fund certain of our expenses,
subject to the terms of the agreement. Our former advisor was entitled to reimbursement of fees that it had
deferred and expenses that it had paid, subject to certain conditions being met. The Expense Support
Agreement expired on December 31, 2020.

As of December 31, 2020, the aggregate amount paid by our former advisor pursuant to the
Expense Support Agreement was $27.1 million, all of which was reimbursed to our former advisor. As of
December 31, 2020, all reimbursable amounts had been paid in their entirety, and there were no amounts
remaining that were payable to or by our former advisor pursuant to the Expense Support Agreement.

Historical Company-Level Expenses

During the year ended December 31, 2020, we incurred certain company-level expenses at an
annualized rate equal to approximately 3.10% of our average NAV. Such company-level expenses
comprised (i) an advisory fee equal to an annualized 1.78% of our average NAV, which included a
performance fee of 0.9%, (ii) general and administrative expenses equal to an annualized 0.64% of our
average NAV and (iii) organization and offering costs equal to an annualized 0.68% of our average NAV.
Said differently, for each $1,000 in net proceeds that we received from the sale of shares after deducting
upfront fees and commissions, we incurred approximately $31 in these company-level expenses during
2020.

The information above should not be considered a representation of future company-level
expenses, which are dependent on a number of factors, including but not limited to our performance which
affects the performance fee that we pay. From time to time we may change the fees and expense
reimbursements we pay to our Advisor and Dealer Manager. In addition, investors in this offering may also
be subject to upfront selling commissions and dealer manager fees, and ongoing distribution fees.
Furthermore, we incur other investment-related expenses not included in the paragraph above such as, but
not limited to, interest expense from borrowings and investment and property-level expenses (e.g. real
estate taxes, property insurance and other real estate operating expenses).

Conflicts of Interest

The Advisor and certain of its affiliates are subject to conflicts of interest in connection with the
management of our business affairs, including the following:
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The managers, directors, officers and other employees of the Advisor, its affiliates and related
parties, must allocate their time between advising us and managing various other real estate
programs and projects and business activities in which they may be involved, which may be
numerous and may change as programs are closed or new programs are formed,;

The compensation payable by us to the Advisor and its affiliates or related parties may not be
on terms that would result from arm’s length negotiations between unaffiliated parties;

We may purchase assets from, sell assets to, or enter into business combinations involving
certain affiliates of the Advisor (if approved by a majority of our board of directors, including
a majority of the independent directors, not otherwise interested in the transaction, as being
fair and reasonable to us);
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e We cannot guarantee that the terms of any joint venture entered into with affiliated entities
proposed by the Advisor will be equally beneficial to us as those that would result from arm’s
length negotiations between unaffiliated parties;

e We expect to compete with certain affiliates of the Sponsor for certain investments, including
Black Creek Diversified Property Fund Inc., or “DPF”, Ares Industrial Real Estate Fund LP,
or “AIREF”, and Build-To-Core Industrial Partnership III LLC, or “BTC III”. In addition, our
affiliate provides certain acquisition and asset management services to DPF’s advisor with
respect to industrial real property pursuant to a subadvisor relationship. As a result, the
Advisor and its affiliates are subject to certain conflicts of interest in evaluating the suitability
of investment opportunities and making or recommending acquisitions on our behalf; certain
of these entities may be given priority with respect to certain investment opportunities;

e Regardless of the quality of the assets acquired, the services provided to us or whether we
make distributions to our stockholders, the Advisor and its affiliates will receive certain fees
in connection with transactions involving the purchase, management and sale of our
investments;

e The Advisor and the Dealer Manager and the Advisor are related parties. As a result, (i) we do
not have the benefit of an independent dealer manager, and (ii) you do not have the benefit of
an independent third-party review of this offering to the same extent as if the Dealer Manager
was unrelated to the Advisor; and

e The Advisor and parties related to, or affiliated with, the Advisor, including the Dealer
Manager, will receive compensation from us. These compensation arrangements may cause
these entities to take or not to take certain actions. For example, these arrangements may
provide an incentive for the Advisor to sell or not sell assets, or engage or not engage in other
transactions such as a merger or listing. Considerations relating to compensation from us to
the Advisor and its affiliates or related parties could result in decisions that are not in your
best interests, which could result in a decline in the value of your investment.

For a more detailed discussion of these conflicts of interest, see “Conflicts of Interest” beginning
on page 176 of this prospectus.

Our UPREIT Structure

An Umbrella Partnership Real Estate Investment Trust, which we refer to as “UPREIT,” is a REIT
that holds all or substantially all of its assets through a partnership in which the REIT holds an interest. We
use this structure because, among other reasons, a sale of property directly to the REIT in exchange for cash
or REIT shares, or a combination of cash and REIT shares, is generally a taxable transaction to the selling
property owner. In an UPREIT structure, an owner of a property who desires to defer the taxable gain on
the disposition of his property may transfer the property to the partnership in exchange for units in the
partnership and generally defer taxation of gain until the transferor later sells the units in the partnership or
exchanges them, normally on a one-for-one basis, for REIT shares. If the REIT shares are publicly traded,
the former property owner will achieve liquidity for his investment. We believe that using an UPREIT

Copyright © 2021 www.secdatabase.com. All Rights Reserved.
Please Consider the Environment Before Printing This Document



https://www.secdatabase.com

structure gives us an advantage in acquiring desired properties from persons who may not otherwise
transfer their properties because of unfavorable tax results.

Our Operating Partnership

We own all of our assets directly or indirectly through our Operating Partnership or its
subsidiaries. Prior to the commencement of our initial public offering, our former advisor purchased 20,000
shares of our Class A common stock for $200,000 in connection with our formation, which were re-
designated as Class I shares in May 2017. We contributed $200,000 that we received from our former
advisor to make an initial investment of $200,000 in the Operating Partnership in exchange for 20,000
partnership units in the Operating Partnership, or “OP Units,” which represent our ownership interest as the
general partner of the Operating Partnership. We have contributed, and expect to continue to contribute, the
proceeds from our public offerings to the Operating Partnership in exchange for OP Units, which represent
our ownership interest as a limited partner of the Operating Partnership. Our former sponsor contributed
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$1,000 to the Operating Partnership in connection with our formation and was issued partnership units in
the Operating Partnership constituting a separate series of partnership interests with special distribution
rights, or the “Special Units.” On July 1, 2021, the initial 20,000 shares purchased by our former advisor
and the Special Units were assigned to our current Advisor. The holders of OP Units (other than us)
generally have the right to cause the Operating Partnership to redeem all or a portion of their OP Units for,
at our sole discretion, shares of our common stock, cash, or a combination of both.

Our Board of Directors

We operate under the direction of our board of directors, the members of which are accountable to
us and our stockholders as fiduciaries. Our board of directors is responsible for the management and control
of our affairs. We currently have six members on our board of directors, four of whom are independent of
us, the Advisor and our respective affiliates. Our board of directors has established an Audit Committee, an
Investment Committee, a Nominating and Corporate Governance Committee and a Conflicts Resolution
Committee. Our board of directors may also establish a Compensation Committee. The names and
biographical information of our directors and officers are contained under “Management—Directors and
Executive Officers.”

Our board of directors has adopted a delegation of authority policy and pursuant to such policy,
has established a Combined Industrial Advisors Committee and delegated the authority for certain actions
to the Combined Industrial Advisors Committee. The Combined Industrial Advisors Committee is not a
committee of our board of directors.

The Advisor

The Advisor was formed as a Delaware limited liability company in 2011 and is a subsidiary of
Ares. The Advisor is a registered investment adviser under the Investment Advisers Act of 1940, as
amended. The Advisor provides non-discretionary advice and recommendations with respect to our
investment in securities. Pursuant to the terms of the Advisory Agreement, our Advisor manages our day-
to-day operating and acquisition activities and implements our investment strategy. Under the Advisory
Agreement, the Advisor must use reasonable efforts, subject to the oversight, review and approval of our
board of directors, to, among other things, research, identify, review and make investments in and
dispositions of investments on our behalf consistent with our investment policies and objectives. The
Advisor performs its duties and responsibilities under the Advisory Agreement as a fiduciary of ours and
our stockholders. The term of the Advisory Agreement is for one year, subject to renewals by mutual
consent of the parties for an unlimited number of successive one-year periods. Our officers and our
affiliated directors are all employees of an entity related to the Advisor.

The Sponsor

The Ares real estate group is our sponsor. See Prospectus Summary—Ares and Black Creek Group
for information regarding the Sponsor.

The Dealer Manager
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The Dealer Manager is distributing the shares of our common stock offered hereby on a “best
efforts” basis. The Dealer Manager is an entity related to the Advisor, owned by an affiliate of Ares and is a
member of FINRA. The Dealer Manager will coordinate our distribution effort and manage our
relationships with participating broker dealers and financial advisors and provide assistance in connection
with compliance matters relating to marketing this offering. Separately, the Dealer Manager has also been
engaged by us to conduct the private placements of our DST Program.

Other Entities Related to the Advisor

In addition to the Advisor and the Dealer Manager, other entities related to the Advisor are
involved in this offering and our operations. The DST Manager, a wholly owned subsidiary of our
Operating Partnership, will act, directly or through a wholly owned subsidiary, as the manager of each
Delaware statutory trust holding a DST Property, but has assigned all of its rights and obligations as
manager (including fees and reimbursements received) to the DST
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Advisor, an affiliate of the Advisor. Furthermore, we expect that we may enter into, and the Advisor
expects that it may enter into, contractual arrangements with other related entities. We refer to each of the
Advisor and other affiliates of the Advisor and Ares, as a “Sponsor affiliated entity” and we refer to each of
the Dealer Manager and other parties related to the Advisor and Ares as a “Sponsor related party” and
collectively we refer to all of them as “Sponsor affiliated entities and related parties.”

Structure Chart

The chart below shows the relationships among certain Sponsor affiliated entities and related
parties. The Dealer Manager is owned by an affiliate of Ares. Percentage interests reflected in the chart are
as of July 1, 2021, following the completion of the acquisition of Black Creek Group’s U.S. real estate
investment advisory and distribution business by Ares.
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We own minority ownership interest in the BTC II Partnership. See “Investments in Real Properties,
Real Estate Securities and Debt Related Investments—Joint Ventures” for further details.

The Offering

Pursuant to this prospectus, we will offer to the public all of the shares that we have registered. We

intend to conduct a continuous offering that will not have a predetermined duration, subject to continued
compliance with the rules and regulations of the SEC and applicable state laws. We intend to file a new
registration statement on Form S-11
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with the SEC upon the expiration of the registration statement of which this prospectus forms a part to
register additional shares of common stock so that we may continuously offer shares of common stock
pursuant to Rule 415 under the Securities Act. In certain states, the registration of our offering may
continue for only one year following the initial clearance by applicable state authorities, after which we
intend to renew the offering period for additional one-year periods (or longer, if permitted by the laws of
each particular state). We reserve the right to terminate this offering at any time. Our board of directors, in
its sole discretion, may determine from time to time during this offering to reclassify shares of our common
stock, as permitted by our charter, in order to offer shares of one or more additional classes of common
stock in this offering. Any additional class of common stock may be offered at a different price and may be
subject to different fees and expenses than the shares currently being offered.

A summary of capital raised through our public offerings (including shares sold through the
primary offering and distribution reinvestment plan (“DRIP”)), as of March 31, 2021, is as follows:

(in thousands) Class T Class W Class I Total
Amount of gross proceeds raised:

Primary offering $ 1,422,797 $90,360 $ 36,828 $1,549,985
DRIP 46,295 2,546 1,205 50,046
Total offering $ 1,469,092 $92906 $ 38,033 $1,600,031
Number of shares issued:

Primary offering 135,197 8,975 3,677 147,849
DRIP 4,595 253 120 4,968
Stock dividends — 6 3 9
Total offering 139,792 9,234 3,800 152,826

Estimated Use of Proceeds

Assuming that 65% of the primary offering gross proceeds come from sales of Class T shares,
10% of primary offering gross proceeds come from sales of Class W shares and 25% of primary offering
gross proceeds come from sales of Class I shares, our management team expects to invest approximately
96.1% to 96.8% of the gross offering proceeds to acquire real property, debt and other investments and to
pay the fees and expenses associated therewith, as described above. If all of our primary offering gross
proceeds come from sales of Class T shares, we expect to invest approximately 94.5% to 95.6% of the
gross offering proceeds. The actual percentage of offering proceeds used to make investments will depend
on the number of primary shares sold and the number of shares sold pursuant to our distribution
reinvestment plan as well as whether we sell more or less than we have assumed of any of the Class T
shares, Class W shares or Class I shares. We have assumed what percentage of shares of each class will be
sold based on discussions with the Dealer Manager and broker dealers, but there can be no assurance as to
how many shares of each class will be sold. In addition, as noted below, until the net proceeds from our
public offerings are fully invested and from time to time thereafter, we may not generate sufficient cash
flow from operations to fully fund distributions. Therefore, some or all of our distributions may be paid
from other sources, which may include the net proceeds from our public offerings. We have not established
a cap on the amount of our distributions that may be paid from any of these sources.

Distribution Policy
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We have elected to be taxed as a REIT for U.S. federal income tax purposes, commencing with our
taxable year ended December 31, 2017, and we intend to continue to operate in accordance with the
requirements for qualification as a REIT. In order to qualify as a REIT, among other requirements, we are
generally required to distribute 90% of our annual REIT taxable income (determined without regard to the
dividends paid deduction and our net capital gain or loss) to our stockholders. Prior to the third quarter of
2017, cash distributions were paid on a quarterly basis and were calculated for each day the stockholder had
been a stockholder of record during such quarter. Since the third quarter of 2017, cash distributions have
been paid on a monthly basis and are calculated as of monthly record dates. Your distributions will accrue
on the first record date after you become a record owner of our common stock, subject to our board of
directors declaring a distribution for record owners as of such date. We accrue the amount of declared
distributions as a liability on the record date, and such liability will be accounted for in determining the
NAV. We
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reserve the right to adjust the periods during which distributions accrue and are paid. See “Description of
Capital Stock—Distributions.”

From time to time, we may not generate sufficient cash flow from operations or funds from
operations to fully fund distributions. Therefore, some or all of our cash distributions may be paid from
other sources, such as cash flows from financing activities, which may include borrowings and net proceeds
from primary shares sold in this offering, proceeds from the issuance of shares pursuant to our distribution
reinvestment plan, cash resulting from a waiver or deferral of fees or expense reimbursements otherwise
payable to the Advisor or its affiliates, cash resulting from the Advisor or its affiliates paying certain of our
expenses, proceeds from the sales of assets, and from our cash balances. There is no limit on distributions
that may be made from these sources, however, our Advisor and its affiliates are under no obligation to
defer or waive fees in order to support our distributions. The amount of any distributions will be determined
by our board of directors and will depend on, among other things, current and projected cash requirements,
tax considerations and other factors deemed relevant by our board.

We intend to continue to accrue and make distributions on a regular basis. For the three months
ended March 31, 2021 and the year ended December 31, 2020, approximately 46.5% and 1.4%,
respectively, of our total gross distributions were paid from cash flows from operating activities, as
determined on a GAAP basis, and 53.5% and 98.6%, respectively, of our total gross distributions were
funded from sources other than cash flows from operating activities, as determined on a GAAP basis;
specifically 0% and 20.2%, respectively, of our total gross distributions were paid from cash provided by
expense support from the Advisor, 2.6% and 28.6%, respectively, of our total gross distributions were
funded with proceeds from financing activities and 50.9% and 49.8%, respectively, of our total gross
distributions were funded with proceeds from shares issued pursuant to our distribution reinvestment plan.
For the year ended December 31, 2019, 8.9% of our total gross distributions were paid from cash flows
from operating activities, as determined on a GAAP basis, and 91.1% of our total gross distributions were
funded from sources other than cash flows from operating activities as determined on a GAAP basis;
specifically 30.2% of our total gross distributions were paid from cash provided by expense support from
the Advisor, 10.9% of our total gross distributions were funded with proceeds from financing activities and
50.0% of our total gross distributions were funded with proceeds from shares issued pursuant to our
distribution reinvestment plan. Some or all of our future cash distributions may be paid from sources other
than cash flows from operating activities, such as cash flows from financing activities, which include
borrowings (including borrowings secured by our assets), proceeds from the issuance of shares pursuant to
our distribution reinvestment plan, proceeds from sales of assets, cash resulting from a waiver or deferral
of fees otherwise payable to the Advisor or its affiliates, interest income from our cash balances, and the
net proceeds from primary shares sold in this offering. We have not established a cap on the amount of our
cash distributions that may be paid from any of these sources. The amount of any cash distributions will be
determined by our board of directors, and will depend on, among other things, current and projected cash
requirements, tax considerations and other factors deemed relevant by our board.

For the second quarter of 2021, our board of directors authorized monthly distributions to all
common stockholders of record as of the close of business on the last business day of each month for the
second quarter of 2021, or April 30, 2021, May 31, 2021 and June 30, 2021 (each a “Distribution Record
Date”). The distributions were authorized at a quarterly rate of (i) $0.13625 per Class I share of common
stock and (ii) $0.13625 per Class T share and per Class W share of common stock, less the respective
annual distribution fees that are payable monthly with respect to such Class T shares and Class W shares.
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This quarterly rate is equal to a monthly rate of (i) $0.04542 per Class I share of common stock and

(i) $0.04542 per Class T share and per Class W share of common stock, less the respective annual
distribution fees that are payable with respect to such Class T shares and Class W shares. Distributions for
each month of the second quarter of 2021 have been paid in cash or reinvested in shares of our common
stock for those electing to participate in our distribution reinvestment plan following the close of business
on the respective Distribution Record Date applicable to such monthly distributions.

There can be no assurances that the current distribution rate or amount per share will be
maintained. In the near-term, we expect that we may need to continue to rely on sources other than cash
flows from operations, as determined on a GAAP basis, to pay cash distributions, which if insufficient
could negatively impact our ability to pay cash distributions.
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The following table outlines sources used, as determined on a GAAP basis, to pay total gross
distributions (which are paid in cash or reinvested in shares of our common stock through our distribution
reinvestment plan (“DRIP”)) for the quarters ended as of the dates indicated below:

Source of Cash Distributions

Total
Cash
Flows
Provided by Provided by Proceeds Gross from
($in Expense Operating from Financing Proceeds from Distributions  Operating
thousands) Support (1) Activities Activities DRIP (2) [€))] Activities
2021
March 31 $  — —% $9,443 46.5% $ 528 2.6% $10,310  50.9% $ 20,271 '$ 9,433
Total $  — —% $9,443 46.5% $ 528 2.6% $10,310 50.9% $ 20,271 § 9,433
2020
December 31 § — —% $ — —% $ 9,389 502% $ 9,315 49.8% $ 18,704 $ (3,438)
September 30 — — 344 20 8,209 483 8,451 49.7 17,004 344
June 30 7,904 503 — — — — 7,812 49.7 15,716 16,854
March 31 4,534 44.6 547 54 — — 5,077 50.0 10,158 1,816
Total $12,438 202% $ 891 1.4% $17,598 28.6% $30,655 49.8% $ 61,582 $§ 15,576
) Our former advisor provided expense support of $13.5 million, all of which was reimbursed
during the year ended December 31, 2020. The Expense Support Agreement was not renewed
after the expiration of its effective term on December 31, 2020. Expense support used to pay
distributions is presented above without the effect of our reimbursements to our former advisor of
previously deferred fees and other expenses.
2 Stockholders may elect to have distributions reinvested in shares of our common stock through our
distribution reinvestment plan.
3) Gross distributions are total distributions before the deduction of any distribution fees relating to

Class T shares and Class W shares issued in the primary portion of our prior public offerings.

For the three months ended March 31, 2021, our cash flows provided by operating activities on a
GAAP basis were $9.4 million as compared to our aggregate total gross distributions declared (which are
paid in cash or reinvested in shares issued pursuant to our distribution reinvestment plan) of $20.3 million.

We believe that our funds from operations, as defined by NAREIT, or “NAREIT FFO,” of
$26.9 million, or $0.87 per share, as compared to the total gross distributions declared (which are paid in
cash or reinvested in shares offered through our distribution reinvestment plan) of $107.4 million, or $2.43
per share, for the period from inception (August 12, 2014) to March 31, 2021, are not indicative of future
performance as we recently initiated the acquisition phase of our life cycle. See “Selected Information
Regarding Our Operations” for additional information concerning NAREIT FFO and a reconciliation of
NAREIT FFO to our net income (loss) as determined on a GAAP basis.
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Distribution Reinvestment Plan

You may choose to enroll as a participant in our distribution reinvestment plan by completing the
subscription agreement, the enrollment form or by other written notice to the plan administrator.
Participation in the plan will begin with the next distribution made after acceptance of your written notice.
As a participant, the cash distributions attributable to the class of shares that you own will automatically be
reinvested in additional shares of the same class. The cash distributions you receive will be reinvested in
shares of our common stock at the transaction price in effect on the distribution date. However, our board of
directors may determine, in its sole discretion, to have any distributions paid in cash without notice to
participants, without suspending the plan and without affecting the future operation of the plan with respect
to participants. Our board of directors may amend, suspend or terminate the distribution reinvestment plan
in its discretion at any time upon 10 days’ notice to you. We may provide notice by including such
information (a) in a Current Report on Form 8-K or in our annual or quarterly reports, all publicly filed
with the SEC or (b) in a separate
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mailing to the participants. Following any termination of the distribution reinvestment plan, all subsequent
distributions to stockholders would be made in cash.

Share Redemption Program

We expect that there will be no regular secondary trading market for shares of our common stock.
While you should view your investment as long term with limited liquidity, we have adopted a share
redemption program applicable to all shares of our common stock, whereby stockholders may receive the
benefit of limited liquidity by presenting for redemption to us all or any portion of those shares in
accordance with the procedures and subject to certain conditions and limitations described in “Description
of Capital Stock—Share Redemption Program.” All references herein to classes of shares of our common
stock do not include the OP Units issued by our Operating Partnership, unless the context otherwise
requires.

While stockholders may request on a monthly basis that we redeem all or any portion of their
shares pursuant to our share redemption program, we are not obligated to redeem any shares and may
choose to redeem only some, or even none, of the shares that have been requested to be redeemed in any
particular month, in our discretion. In addition, our ability to fulfill redemption requests is subject to a
number of limitations. As a result, share redemptions may not be available each month. Under our share
redemption program, to the extent we determine to redeem shares in any particular month, we will only
redeem shares as of the last calendar day of that month (each such date, a “Redemption Date™).
Redemptions will be made at the transaction price in effect on the Redemption Date, except that shares that
have not been outstanding for at least one year will be redeemed at 95% of the transaction price. However,
our board of directors has determined to waive the 5.0% Early Redemption Deduction for shares redeemed
from February of 2021 through at least the end of September of 2021, even if the shares have been
outstanding for less than one year. The Early Redemption Deduction may also be waived in certain
circumstances including: (i) in the case of redemption requests arising from the death or qualified disability
of the holder; (ii) in the event that a stockholder’s shares are redeemed because the stockholder has failed to
maintain the $2,000 minimum account balance; or (iii) with respect to shares purchased through our
distribution reinvestment plan or received from us as a stock dividend. In addition, shares of our common
stock acquired through the redemption of OP Units will not be subject to the Early Redemption Deduction.
To have your shares redeemed, your redemption request and required documentation must be received in
good order by 4:00 p.m. (Eastern time) on the second to last business day of the applicable month.
Settlements of share redemptions will be made within three business days of the Redemption Date. An
investor may withdraw its redemption request by notifying the transfer agent before 4:00 p.m. (Eastern
time) on the last business day of the applicable month.

Under our share redemption program, we may redeem during any calendar month shares whose
aggregate value (based on the price at which the shares are redeemed) is 2% of our aggregate NAV as of the
last calendar day of the previous quarter and during any calendar quarter whose aggregate value (based on
the price at which the shares are redeemed) is up to 5% of our aggregate NAV as of the last calendar day of
the prior calendar quarter.

Provided that the share redemption program has been operating and not suspended for the first
month of a given quarter and that all properly submitted redemption requests were satisfied, any unused
capacity for that month will carry over to the second month. Also, provided that the share redemption
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program has been operating and not suspended for the first two months of a given quarter and that all
properly submitted redemption requests were satisfied, any unused capacity for those two months will carry
over to the third month. In no event will such carry-over capacity permit the redemption of shares with
aggregate value (based on the redemption price per share for the month the redemption is effected) in
excess of 5% of the combined NAV of all classes of shares as of the last calendar day of the previous
calendar quarter (provided that for these purposes redemptions may be measured on a net basis as described
in the paragraph below).

We currently measure the foregoing redemption allocations and limitations based on net
redemptions during a month or quarter, as applicable. The term “net redemptions” means, during the
applicable period, the excess of our share redemptions (capital outflows) over the proceeds from the sale of
our shares (capital inflows). Thus, for any given calendar quarter, the maximum amount of redemptions
during that quarter will be equal to (1) 5% of the combined NAV of all classes of shares as of the last
calendar day of the previous calendar quarter, plus (2) proceeds from sales of new shares in this offering
(including purchases pursuant to our distribution reinvestment plan) since the beginning of the
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current calendar quarter. The same would apply for a given month, except that redemptions in a month
would be subject to the 2% limit described above (subject to potential carry-over capacity), and netting
would be measured on a monthly basis. With respect to future periods, our board of directors may choose
whether the allocations and limitations will be applied to “gross redemptions,” i.e., without netting against
capital inflows, rather than to net redemptions. If redemptions for a given month or quarter are measured on
a gross basis rather than on a net basis, the redemption limitations could limit the amount of shares
redeemed in a given month or quarter despite our receiving a net capital inflow for that month or quarter. In
order for our board of directors to change the application of the allocations and limitations from net
redemptions to gross redemptions or vice versa, we will provide notice to stockholders in a prospectus
supplement or special or periodic report filed by us, as well as in a press release or on our website, at least
10 days before the first business day of the quarter for which the new test will apply. The determination to
measure redemptions on a gross basis, or vice versa, will only be made for an entire quarter, and not
particular months within a quarter.

If the transaction price for the applicable month is not made available by the tenth business day
prior to the last business day of the month (or is changed after such date), then no redemption requests will
be accepted for such month and stockholders who wish to have their shares redeemed the following month
must resubmit their redemption requests.

Although the vast majority of our assets consist of properties that cannot generally be readily
liquidated on short notice without impacting our ability to realize full value upon their disposition, we
intend to maintain a number of sources of liquidity including (i) cash equivalents (e.g. money market
funds), other short-term investments, U.S. government securities, agency securities and liquid real estate-
related securities and (ii) one or more borrowing facilities. We may fund redemptions from any available
source of funds, including operating cash flows, borrowings, proceeds from our public offerings and/or
sales of our assets.

Should redemption requests, in our judgment, place an undue burden on our liquidity, adversely
affect our operations or risk having an adverse impact on the Company as a whole, or should we otherwise
determine that investing our liquid assets in real properties or other illiquid investments rather than
redeeming our shares is in the best interests of the company as a whole, then we may choose to redeem
fewer shares than have been requested to be redeemed, or none at all. In the event that we determine to
redeem some but not all of the shares submitted for redemption during any month for any of the foregoing
reasons, shares submitted for redemption during such month will be redeemed on a pro rata basis. All
unsatisfied redemption requests must be resubmitted after the start of the next month or quarter, or upon the
recommencement of the share redemption program, as applicable. If the transaction price for the
applicable month is not made available by the tenth business day prior to the last business day of the month
(or is changed after such date), then no redemption requests will be accepted for such month and
stockholders who wish to have their shares redeemed the following month must resubmit their redemption
requests. See “Description of Capital Stock—Share Redemption Program.”

Emerging Growth Company
We are an “emerging growth company,” as defined in the Jumpstart Our Business Startups Act, or

the “JOBS Act.” For as long as we continue to be an emerging growth company, we may take advantage of
exemptions from various reporting requirements that are applicable to other public companies that are not
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emerging growth companies, including not being required to comply with the auditor attestation
requirements of Section 404 of the Sarbanes-Oxley Act of 2002, or the “Sarbanes-Oxley Act,” reduced
disclosure obligations regarding executive compensation in our periodic reports and proxy statements and
exemptions from the requirements of holding a nonbinding advisory vote on executive compensation and
stockholder approval of any golden parachute payments not previously approved. Although these
exemptions will be available to us, they will not have a material impact on our public reporting and
disclosure. We are deemed a “non-accelerated filer” under the Securities Exchange Act of 1934, or the
“Exchange Act,” and as a non-accelerated filer, we are permanently exempt from compliance with the
auditor attestation requirements of Section 404 of the Sarbanes-Oxley Act. In addition, because we have no
employees, we do not have any executive compensation or golden parachute payments to report in our
periodic reports and proxy statements.

We could be an emerging growth company for up to five years, although circumstances could

cause us to lose that status earlier. We will remain an “emerging growth company” until the earliest to occur
of (i) the last day of the
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fiscal year during which our total annual revenues equal or exceed $1.0 billion (subject to adjustment for
inflation), (ii) December 31, 2021, which is the last day of the fiscal year following the fifth anniversary of
the date on which we accepted the first subscription in our initial public offering, (iii) the date on which we
have, during the previous three-year period, issued more than $1.0 billion in non-convertible debt, or

(iv) the date on which we are deemed a “large accelerated filer” under the Exchange Act.

Under the JOBS Act, emerging growth companies can also delay the adoption of new or revised
accounting standards until such time as those standards apply to private companies. We are choosing to
“opt out” of such extended transition period, and as a result, we will comply with new or revised
accounting standards on the relevant dates on which adoption of such standards is required for non-
emerging growth companies. Section 107 of the JOBS Act provides that our decision to opt out of the
extended transition period for complying with new or revised accounting standards is irrevocable.

Investment Company Act of 1940 Exemption

We intend to conduct the operations of the Company and its subsidiaries so that none of them will
be required to register as an investment company under the Investment Company Act.

Section 3(a)(1)(A) of the Investment Company Act defines an investment company as any issuer
that is or holds itself out as being engaged primarily, or proposes to engage primarily, in the business of
investing, reinvesting or trading in securities. Section 3(a)(1)(C) of the Investment Company Act defines an
investment company as any issuer that is engaged or proposes to engage in the business of investing,
reinvesting, owning, holding or trading in securities and that owns or proposes to acquire investment
securities having a value exceeding 40% of the value of the issuer’s total assets (exclusive of U.S.
Government securities and cash items) on an unconsolidated basis, or the “40% test.” Excluded from the
term “investment securities,” among other things, are U.S. Government securities and securities issued by
majority-owned subsidiaries that are not themselves investment companies and are not relying on the
exception from the definition of investment company set forth in Section 3(c)(1) or Section 3(c)(7) of the
Investment Company Act.

We conduct our businesses primarily through the Operating Partnership, a wholly-owned
subsidiary, and expect to establish other direct or indirect majority-owned subsidiaries to carry out specific
activities. Although we reserve the right to modify our business methods at any time, at the time of this
offering our business primarily involves investments in real estate, buildings, and other assets that can be
referred to as “sticks and bricks” and therefore we will not be an investment company under
Section 3(a)(1)(A) of the Investment Company Act. We also may invest in other real estate investments
such as real estate-related securities, and will otherwise be considered to be in the real estate business. Both
we and the Operating Partnership intend to conduct our operations so that neither will hold investment
securities in excess of the limit imposed by the 40% test and neither will be primarily engaged in or hold
itself out as being engaged primarily in the business of investing, reinvesting or trading in securities.
Therefore, we expect that we and the Operating Partnership will not be subject to regulation as an
investment company under the Investment Company Act. The securities issued to the Operating Partnership
and to the Company by their respective wholly-owned or majority-owned subsidiaries that are neither
investment companies nor relying on Sections 3(c)(1) or 3(c)(7) of the Investment Company Act, as
discussed above, will not be investment securities for the purpose of the 40% test.
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We may in the future organize special purpose subsidiaries of the Operating Partnership that will
rely on Section 3(c)(7) for their Investment Company Act exclusion and, therefore, the Operating
Partnership’s interest in each of these subsidiaries would constitute an “investment security” for purposes of
determining whether the Operating Partnership satisfies the 40% test. However, as stated above, we expect
that even in such a situation most of our other majority-owned subsidiaries will not meet the definition of
investment company or, if they meet the definition, they will not rely on the exclusions under either
Section 3(c)(1) or 3(c)(7) of the Investment Company Act. Consequently, we expect that our interests in
these subsidiaries (which we expect will constitute more than 60% of our assets on an unconsolidated basis)
will not constitute investment securities, and we expect to be able to conduct our operations so that we are
not required to register as an investment company under the Investment Company Act, even if some special
purpose subsidiaries do rely on Section 3(c)(7).
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One or more of our subsidiaries or subsidiaries of the Operating Partnership may seek to qualify
for an exclusion from the definition of investment company under the Investment Company Act pursuant to
other provisions of the Investment Company Act, such as Section 3(c)(5)(C) which is available for entities
“primarily engaged in the business of purchasing or otherwise acquiring mortgages and other liens on and
interests in real estate.” This exclusion, as interpreted by the staff of the SEC, generally requires that at least
55% of an entity’s portfolio be comprised of qualifying interests (i.e. actual interests in real estate and loans
or liens actually backed by real estate) and an additional 25% of the entity’s portfolio consist of real estate-
related interests (as such term has been interpreted by the staff of the SEC. We expect our subsidiaries to
rely on guidance published by the SEC or the staff of the SEC or on our own analyses of guidance
published with respect to other types of assets to determine which assets are qualifying interests and real
estate-related interests.

In August 2011, the SEC solicited public comment on a wide range of issues relating to
Section 3(¢)(5)(C), including the nature of the assets that qualify for purposes of the exclusion and whether
mortgage REITs should be regulated in a manner similar to investment companies. Although the SEC and
its staff have not taken any action as a result of such public comment process, there can be no assurance
that the laws and regulations governing the Investment Company Act status of REITs (and/or their
subsidiaries), including the guidance of the SEC or its staff regarding this exclusion, will not change in a
manner that adversely affects our operations. To the extent that the SEC or its staff publishes new or
different guidance with respect to these matters, we may be required to adjust our strategy accordingly. Any
additional guidance could provide additional flexibility to us, or it could further inhibit our ability to pursue
the strategies we have chosen.

We will monitor our holdings and those of our subsidiaries to ensure continuing and ongoing
compliance with these tests, and we will be responsible for making the determinations and calculations
required to confirm our compliance with these tests. If the SEC or its staff does not agree with our
determinations, we may be required to adjust our activities, those of the Operating Partnership, or other
subsidiaries.

Qualification for these exclusions could affect our ability to acquire or hold investments, or could
require us to dispose of investments that we might prefer to retain in order to remain qualified for such
exclusions. Changes in current policies by the SEC and its staff could also require that we alter our business
activities for this purpose. If we or our subsidiaries fail to maintain an exclusion from the Investment
Company Act, we could, among other things, be required either to (i) change the manner in which we
conduct our operations to avoid being required to register as an investment company, (ii) effect sales of our
assets in a manner that, or at a time when, we would not otherwise choose to do so, or (iii) register as an
investment company, any of which would negatively affect the value of shares of our common stock, the
sustainability of our business model, and our ability to make distributions. See “Risk Factors” for a
discussion of certain risks associated with the Investment Company Act.

Impact of COVID-19

During 2020, the global pandemic and resulting shut down of large parts of the U.S. economy created
significant uncertainty and enhanced investment risk across many asset classes, including real estate. The
extent of the impact on the commercial real estate sector continues to vary dramatically across real estate
property types and markets, with certain property segments affected particularly harshly. While not immune
to the effects of COVID-19, the industrial property sector continues to remain relatively resilient and we
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believe we are well-positioned to navigate this unprecedented period. For the year ended December 31,
2020, we raised over $968.6 million in equity capital. As of March 31, 2021, we had $2.2 billion in assets
under management (calculated as fair value of investment in industrial properties and fair value of
investment in unconsolidated joint venture partnerships, plus cash and cash equivalents), and our leverage
ratio was approximately 26.9% (calculated as our total borrowings outstanding divided by the fair value of
our real property plus our net investment in unconsolidated joint venture partnerships plus cash and cash
equivalents). As of March 31, 2021, we owned and managed, either directly or through our minority
ownership interests in our joint venture partnerships, a total real estate portfolio comprised of 134 industrial
buildings totaling 30.8 million square feet, with 212 customers, spanning a multitude of industries and
sectors across 23 markets, with a strategic weighting towards top tier markets where we have historically
seen the lowest volatility combined with positive returns over time. Our total portfolio was 84.5% occupied
(90.8% leased) as of March 31, 2021, with a weighted-average remaining lease term (based on square feet)
of 4.8 years, and our operating portfolio was 90.4% occupied (94.4% leased). During the three
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months ended March 31, 2021, we leased approximately 2.3 million square feet, which included 1.9 million
square feet of new and future leases and 0.4 million square feet of renewals, through 17 separate
transactions with an average annual base rent of $7.09 per square foot. Future leases represent new leases
for units that are entered into while the units are occupied by the current customer.

Our asset management teams worked directly with our customers to manage through these turbulent
times and where appropriate, we restructured leases to position ourselves to recapture abated rent over time,
however as of March 31, 2021, contractual rent collections are consistent with average annual collections
prior to the pandemic. We can provide no assurances that we will be able to recover unpaid rent.

While the uncertain length and depth of the damage from business disruptions remain a significant risk,
we believe our NAV as of March 31, 2021 currently reflects this uncertainty. During 2020, we experienced
brief periods of decreased deployment due to increased demand for industrial properties, as well as the
effects of COVID-19. However, we have started 2021 strong with the acquisition of two buildings in two
markets for $79.9 million and we believe our strong balance sheet and ability as an operator will allow us to
be a patient buyer of assets in order to maximize long-term total return..
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QUESTIONS AND ANSWERS ABOUT THIS OFFERING

Set forth below are some of the more frequently asked questions and answers relating to our

structure, our management, our business and an offering of this type.

Questions and Answers Relating to our Structure, Management and Business

Q:

A:

Q:

WHAT IS A “REIT”?
In general, a REIT is a company that:
e  Offers the benefits of a diversified real estate portfolio under professional management;

e [srequired to make distributions to investors of at least 90% of its taxable income (excluding
net capital gains) for each year and meet certain other qualification requirements;

e Prevents the federal “double taxation” treatment of income that generally results from
investments in a corporation because a REIT is not generally subject to federal corporate
income taxes on the portion of its net income that is distributed to the REIT’s stockholders;
and

e Combines the capital of many investors to acquire or provide financing for real estate assets.
WHO ARE BLACK CREEK GROUP AND ARES?

Black Creek Group is an experienced real estate investment management firm that, through its
affiliates and sponsored funds and companies, has acquired and/or developed more than

$23.7 billion of real estate assets through March 31, 2021. Over its more than 25-year history,
Black Creek Group has sponsored 24 investment platforms, including 18 institutional and six retail
funds, and managed a diverse spectrum of commercial real estate—including office, retail, multi-
family and industrial. Black Creek Group sponsored companies offer a range of investment
solutions for both institutional and wealth management channels. On July 1, 2021, Ares closed on
the acquisition of Black Creek Group’s U.S. real estate investment advisory and distribution
business, including our former advisor.

Ares Management Corporation (NYSE: ARES) is a leading global alternative investment manager
with $226.8 billion of assets under management (“AUM?”), including approximately $19.6 billion
of AUM pro forma for the acquisition of Landmark Partners LLC, which closed on June 2, 2021,
and over 1,600 employees in over 25 offices in more than 10 countries.

WHY DO YOU PLAN ON FOCUSING YOUR INVESTMENTS ON INDUSTRIAL

PROPERTIES?

A:

We believe that ownership of industrial properties may have certain potential advantages relative to
ownership of other classes of real estate, including but not limited to the following:

o  We believe that industrial properties generally exhibit lower rent volatility than other types of
commercial real estate, resulting in greater revenue stability;

e We believe that, because industrial properties are often leased on a net basis, meaning the
customer undertakes to pay all the expenses of maintaining the leased property, typically
including as insurance, taxes, utilities and repairs, the owner has limited cost responsibilities;
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e  We believe that operating costs and capital improvement costs are generally lower for
industrial properties;
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e  We believe that, because industrial properties contain generic-use space, well-located
buildings tend to better hold their value, with older buildings often earning rents more closely
comparable to those of newer buildings;

e  We believe that value in the industrial sector is primarily driven by location and access to
transportation infrastructure, not by aesthetics, which helps to significantly slow the pace of
building obsolescence;

o  We believe that the diversity of customers in the industrial sector is broad and generally tracks
the overall economy, reducing risk and providing greater cash flow stability; and

e  We believe that consumers’ continual demand for greater product selection and delivery
methodologies (including e-commerce fulfillment) will drive the demand for additional
industrial space.

We believe that based on these factors, among others, cash flows generated by industrial properties
should exhibit greater stability and certainty than those generated by other types of real estate
assets.

Although our management team believes that there may be certain advantages to investing in
industrial properties, by focusing on industrial properties, we will not have the advantage of a
portfolio of properties that is diversified across different property types. As a result, we will be
exposed to risks or trends that have a greater impact on the market for industrial properties. These
risks or trends may include, for example, the movement of manufacturing facilities to foreign
markets which have lower labor or production costs, transportation or distribution trends which
may change user demand for distribution space on a national or regional basis, and other economic
trends or events which would cause industrial properties to under-perform other property types.

Q: WHAT IS THE EXPERIENCE OF THE ADVISOR’S MANAGEMENT TEAM?

A: The key members of the Advisor’s management team include, in alphabetical order, William
Benjamin, Rajat Dhanda, David M. Fazekas, Andrea L. Karp, Brian R. Lange, Thomas G.
McGonagle, Dwight L. Merriman III, Lainie P. Minnick, James R. Mulvihill, Taylor M. Paul, Scott
W. Recknor, David Roth, Scott A. Seager, Jeffrey W. Taylor, J. R. Wetzel, Joshua J. Widoff and
Evan H. Zucker. The Advisor’s management team collectively has substantial experience in
various aspects of acquiring, owning, managing, financing and operating commercial real estate
across diverse property types, as well as significant experience in the asset allocation and
investment management of real estate, debt and other investments.

Please see “Management” and “The Advisor and the Advisory Agreement” for biographical
information about these individuals.

Q: WHO WILL CHOOSE WHICH INVESTMENTS TO MAKE?

The Advisor will choose which real property, debt and other investments to make based on specific
investment objectives and criteria, including preserving and protecting our stockholders’ capital
contributions, providing current income to our stockholders in the form of regular cash
distributions and realizing capital appreciation upon the potential sale of our assets, and subject to
the direction, oversight and approval of our board of directors, and under certain circumstances,
our Investment Committee. If we are considering purchasing an investment from an affiliate, a
majority of our board of directors (including a majority of our independent directors) will need to
approve such investment.
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WHAT IS THE LIQUIDITY EVENT HISTORY OF OTHER PUBLIC PROGRAMS
SPONSORED BY ARES AND BLACK CREEK GROUP?

Ares has sponsored a New York Stock Exchange listed public REIT, which did not include a date
or time period in its offering materials at which the program might be liquidated. In addition, our
Sponsor also sponsors
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DPF. DPF sold shares of its common stock to investors from January 2006 through

September 2009 at a share price of $10.00 per share in two fixed-priced primary public offerings
and from January 2006 through February 2011 at a share price of $9.50 per share pursuant to its
distribution reinvestment plan. On July 12, 2012, DPF commenced a new ongoing public primary
offering of three new classes of common stock with daily NAV based pricing. DPF announced an
NAV per share of $7.5883 as of March 31, 2021. Subject to certain qualifications, DPF originally
disclosed that it intended to effect a liquidity event in 2016, but has subsequently disclosed that it
intends to operate as a perpetual life REIT with respect to purchasers of shares in its current
continuous offering.

Certain Black Creek Group affiliated entities, collectively or in various combinations, previously
sponsored three public non-listed REITs, including DCT, IIT, and IPT (each as defined below). All
three of these REITs have had a liquidity event. The following summary sets forth additional
details with respect to each of these REITs.

DCT Industrial Trust, or “DCT,” formerly known as Dividend Capital Trust, a NYSE listed
industrial REIT (NYSE: DCT), initially sold shares of its common stock to investors from
February 2003 through January 2006 at share prices that ranged from $10.00 to $10.50 per share in
various public offerings. DCT’s charter included an investment objective to provide its
stockholders with liquidity within 10 years after the commencement of its initial public offering,
which occurred in February 2003. DCT’s liquidity event occurred in December 2006, when DCT
completed a listing on the NYSE at an offering price of $12.25 per share.

Industrial Income Trust Inc., or IIT, sold shares of its common stock to investors from

December 2009 through April 2012 at a share price of $10.00 per share in its initial public
offering. IIT sold shares of its common stock pursuant to a follow-on offering from April 2012
through July 2013 at a share price of $10.40 per share. IIT announced an estimated NAV per share
of its common stock of $11.04 as of December 31, 2014. IIT’s offering documents indicated an
intention to consider alternatives to effect a liquidity event for its stockholders beginning seven to
10 years following the investment of substantially all of the net proceeds from its public offerings.
On November 4, 2015, IIT completed its merger with and into Western Logistics II LLC, or “WL
IL,” an affiliate of Global Logistic Properties Limited, or “GLP,” in an all cash transaction valued at
approximately $4.55 billion, subject to certain transaction costs. In connection with the closing,
stockholders of IIT were paid a cash distribution of $10.56 per share, as well as a distribution of
units of beneficial interest in the liquidating trust described below, or the “DC Industrial
Liquidating Trust.” Concurrently with the closing of the merger, IIT transferred 11 properties that
were under development or in the lease-up stage to DC Industrial Liquidating Trust, the beneficial
interests in which were distributed to then-current IIT stockholders, with one unit being distributed
for each share held. The DC Industrial Liquidating Trust sold the excluded properties during 2017,
including the sale of 10 of the properties to Black Creek Group affiliate. Following the sale of all
the excluded properties, the DC Industrial Liquidating Trust distributed $0.5509 net per unit of
beneficial interest to unitholders on December 20, 2017.

Industrial Property Trust Inc., or IPT, commenced its initial public offering of shares of its
common stock in July 2013 at a share price of $10.00 per share. Its primary offering closed on
June 30, 2017 and the offering pursuant to its distribution reinvestment plan was suspended in
July 2019 in connection with its announcement of the transaction described below. On January 8,
2020, IPT completed the sale of all of its assets except for its minority interests in the BTC
Partnerships to an affiliate of Prologis, Inc. (NYSE: PLD) (the “IPT Asset Sale”). Immediately
following the completion of the IPT Asset Sale, each common shareholder received a special
distribution from IPT in cash equal to such shareholder’s pro rata share of the net total
consideration for the IPT Asset Sale, which was equal to $12.54 per share, without interest and less
applicable withholdings and taxes (the “IPT Special Distribution’). Consistent with distributions
historically made by IPT, the cash distribution actually paid to holders of shares of IPT’s Class T
common stock were net of up to the aggregate amount of the distribution fees that would have
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been reallowed by the dealer manager for IPT’s public offering to the broker dealers who sold the
shares, if the IPT Class T shares had remained outstanding. These remaining distribution fees were
paid by IPT at a discounted rate following the closing of the IPT Asset Sale. The amount of
remaining distribution fees deducted from the IPT Special Distribution paid with respect to each

share of IPT Class T common stock was generally up to $0.17 per share, depending on how long a
shareholder had held its
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shares of IPT Class T common stock. Following IPT’s payment of such remaining distribution
fees, each share of IPT Class T common stock was converted to a share of IPT Class A common
stock on a one-for-one basis. IPT converted from a Maryland corporation to a Maryland REIT in
February 2020, and all shares of IPT’s Class A common stock were converted to IPT Class A
common shares of beneficial interest on a one-for-one basis. Following the completion of the IPT
Asset Sale and its subsequent conversion to a Maryland REIT, IPT’s shareholders continued to
hold the same number of common shares as they held prior to the closing of the IPT Asset Sale. On
July 15, 2020, we acquired IPT’s interests in the BTC Partnerships, comprised of 64 acquired or
completed buildings and 18 buildings under construction or in the pre-construction phase, for
$301.0 million in cash paid at closing, exclusive of due diligence expenses and other closing costs.
In July 2020, IPT paid a final liquidating distribution of $1.1815 per share to its shareholders and
terminated its existence.

Q: HOW IS AN INVESTMENT IN SHARES OF OUR COMMON STOCK DIFFERENT
FROM PUBLICLY TRADED REITs?

A: While investing in REITs whose shares are listed on a national securities exchange is one
alternative for investing in real estate, shares of listed REITs generally fluctuate in value with both
the real estate market and with the stock market as a whole. We currently do not intend to list our
shares for trading on a national securities exchange and, as such, an investment in shares of our
common stock generally differs from listed REITs in the following ways:

e The transaction price generally will be equal to our most recently disclosed monthly NAV per
share for each class of our common stock, which will be based directly on the value of our
assets and liabilities, while shares of listed REITs are priced by the public trading market,
which generally causes a listed REIT’s stock price to fluctuate based on factors such as supply
(number of sellers) and demand (number of buyers) of shares, based on shifting preferences
among various sectors of the economy as well as other market forces, and such stock price
may deviate from the net asset value of such listed REIT.

e Industry benchmarks that track the value of direct investments in real estate properties as an
asset class have demonstrated a low correlation with the benchmarks for traditional asset
classes, such as publicly traded stocks and bonds, whereas in recent periods, listed REITs have
demonstrated a high correlation with other publicly traded stocks.

e An investment in our shares has limited or no liquidity and our share redemption program may
be modified, suspended or terminated. In contrast, an investment in a listed REIT is a liquid
investment, as shares can be sold on an exchange at any time.

e Listed REITs are often self-managed, whereas our investment operations are managed by our
Advisor.

e  Unlike the offering of a listed REIT, this offering has been registered in every state in which
we are offering and selling shares. As a result, we include certain limits in our governing
documents that are not typically provided for in the charter of a listed REIT. For example, our
charter limits the fees we may pay to the Advisor and its affiliates, limits our ability to make
certain investments, limits the aggregate amount we may borrow, requires our independent
directors to approve certain actions and restricts the scope of indemnification of our directors,
the Advisor and its affiliates. A listed REIT does not typically provide for these restrictions
within its charter. A listed REIT is, however, subject to the governance requirements of the
exchange on which its stock is traded, including requirements relating to its board of directors,
audit committee, independent director oversight of executive compensation and the director
nomination process, code of conduct, shareholder meetings, related party transactions,
shareholder approvals, and voting rights. Although we expect to follow some of these same
governance guidelines, there is no requirement that we do so.
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Questions and Answers Relating to this Offering

Q: ARE THERE ANY RISKS INVOLVED IN BUYING SHARES OF OUR COMMON
STOCK?
A: An investment in shares of our common stock involves significant risks. These risks include,

among others:

There is no assurance that we will be able to achieve our investment objectives. We have
experienced net loss, as defined by GAAP.

There is no public trading market for shares of our common stock, and we do not anticipate
that there will be a public trading market for our shares, so redemption of shares by us will
likely be the only way to dispose of your shares. Our share redemption program will provide
you with the opportunity to request that we redeem your shares on a monthly basis, but we are
not obligated to redeem any shares and may choose to redeem only some, or even none, of the
shares that have been requested to be redeemed in any particular month, in our discretion. In
addition, redemptions will be subject to available liquidity and other significant restrictions.
Further, our board of directors may make exceptions to, modify or suspend our share
redemption program if in its reasonable judgement it deems such actions to be in our best
interest and the best interest of our stockholders. Although our board of directors has the
discretion to suspend our share redemption program, our board of directors will not terminate
our share redemption program other than in connection with a liquidity event which results in
our stockholders receiving cash or securities listed on a national securities exchange or where
otherwise required by law. As a result, our shares should be considered as having only limited
liquidity and at times may be illiquid, therefore you must be prepared to hold your shares for
an indefinite length of time.

A portion of the proceeds received in this offering is expected to be used to satisfy redemption
requests. Using the proceeds from this offering for redemptions will reduce the net proceeds
available to retire debt or acquire additional properties, which may result in reduced liquidity
and profitability or restrict our ability to grow our NAV.

The transaction price may not accurately represent the value of our assets at any given time
and the actual value of your investment may be substantially less. The transaction price
generally will be based on our most recently disclosed monthly NAV of each class of common
stock (subject to material changes) and will not be based on any public trading market.
Further, our board of directors may amend our NAV procedures from time to time. For
example, if you wish to subscribe for shares of our common stock in October, your
subscription request must be received in good order at least five business days before
November 1. Generally, the offering price per share would equal the transaction price of the
applicable class as of the last calendar day of September, plus applicable upfront selling
commissions and dealer manager fees. If accepted, your subscription would be effective on the
first calendar day of November. Conversely, if you wish to submit your shares for redemption
in October, your redemption request and required documentation must be received in good
order by 4:00 p.m. (Eastern time) on the second to last business day of October. If accepted,
your shares would be redeemed as of the last calendar day of October and, generally, the
redemption price would equal the transaction price of the applicable class as of the last
calendar day of September. Shares are subject to a 5.0% Early Redemption Deduction if they
have been outstanding for less than one year. However, our board of directors has determined
to waive the 5.0% Early Redemption Deduction for shares redeemed from February of 2021
through at least the end of September of 2021, even if the shares have been outstanding for
less than one year. In each of these cases, the NAV that is ultimately determined as of the last
day of October may be higher or lower than the NAV as of the last day of September used for
determining the transaction price. Therefore, the price at which you purchase shares may be
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higher than the current NAV per share at the time of sale and the price at which you redeem
shares may be lower than the current NAV per share at the time of redemption.

The transaction price may not represent our enterprise value and may not accurately reflect the
actual prices at which our assets could be liquidated on any given day, the value a third party
would pay for all or substantially all of our shares, or the price that our shares would trade at
on a national stock exchange.
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Further, it is possible that the annual appraisals of our properties may not be spread evenly
throughout the year, and rapidly changing market conditions or material events may not be
fully reflected in our monthly NAV. The resulting potential disparity in our NAV may inure to
the benefit of redeeming stockholders or non-redeeming stockholders and new purchasers of
our common stock, depending on whether our published NAV per share for such class is
overstated or understated.

e In connection with this offering, we incur fees and expenses which will decrease the amount
of cash we have available for operations and new investments. In the future we may conduct
other offerings of common stock (whether existing or new classes), preferred stock, debt
securities or of interests in our Operating Partnership. We may also amend the terms of this
offering. We may structure or amend such offerings to attract institutional investors or other
sources of capital. The costs of this offering and future offerings may negatively impact our
ability to pay distributions and your overall return.

e  Our NAV per share may suddenly change if the valuations of our properties materially change
from prior valuations or the actual operating results materially differ from what we originally
budgeted. For example, we expect to face lease expirations across our portfolio regularly, and
as we move further away from lease commencement toward the end of a lease term, the
valuation of the underlying property generally will be expected to drop, depending on the
likelihood of a renewal or a new lease on similar terms.

e  We may face challenges related to the integration of Black Creek Group into the business,
operations and corporate culture of Ares, the allocation of corporate resources, and the
retention of Black Creek Group personnel, which could adversely impact our business and
reduce the synergies that we expect to benefit from as a result of the acquisition of Black
Creek Group’s U.S. real estate investment advisory and distribution business by Ares.

e Some of our executive officers, directors and other key personnel are also officers, directors,
managers, key personnel and/or holders of an ownership interest in the Advisor, the Dealer
Manager, and/or other entities related to the Sponsor. As a result, they face conflicts of
interest, including but not limited to conflicts arising from time constraints, allocation of
investment and leasing opportunities and the fact that certain of the compensation the Advisor
will receive for services rendered to us is based on our NAV, the procedures for which the
Advisor assists our board of directors in developing, overseeing, implementing and
coordinating. We expect to compete with certain affiliates of the Sponsor for investments and
certain of those entities may be given priority with respect to certain investment opportunities.

e This is a “blind pool” offering; you will not have the opportunity to evaluate all of the
investments we will make before we make them.

e This is a “best efforts” offering and if we are unable to raise substantial funds, then we will be
more limited in our investments.

e We may change our investment policies without stockholder notice or consent, which could
result in investments that are different from those described in this prospectus.

e The amount of distributions we may make is uncertain. Distributions have been and may
continue to be paid from sources other than cash flows from operating activities, including,
without limitation, from borrowings, the sale of assets or offering proceeds. Our distributions
may exceed our taxable income, which would represent a return of capital for tax purposes. A
return of capital is a return of your investment rather than a return of earnings or gains and
will be made after deductions of fees and expenses payable in connection with our offering.
Some or all of our future distributions may be paid from these sources as well as from the
sales of assets, cash resulting from a waiver or deferral of fees, and from our cash balances.
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and its affiliates are under no obligation to defer or waive fees in order to support our
distributions. The use of
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Class T
Class W

these sources for distributions may decrease the amount of cash we have available for new
investments, share redemptions and other corporate purposes, and could reduce your overall
return.

e [fwe fail to qualify as a REIT, it would adversely affect our operations and our ability to make
distributions to our stockholders.

e Our use of leverage, such as mortgage indebtedness and other borrowings, increases the risk
of loss on our investments.

HOW DOES A “BEST EFFORTS” OFFERING WORK?

When shares of common stock are offered to the public on a “best efforts” basis, the broker dealers
participating in the offering are only required to use their best efforts to sell the shares of common
stock. Broker dealers do not have a firm commitment or obligation to purchase any of the shares of
our common stock.

WHO CAN BUY SHARES OF COMMON STOCK IN THIS OFFERING?

In general, you may buy shares of our common stock pursuant to this prospectus provided that you
have either (i) a net worth of at least $70,000 and an annual gross income of at least $70,000, or
(i1) a net worth of at least $250,000. For this purpose, net worth does not include your home, home
furnishings and personal automobiles. Generally, you must initially invest at least $2,000 in

Class T shares or Class W shares of our common stock and $1,000,000 (unless waived by the
Company) in Class I shares of our common stock. After you have satisfied the applicable
minimum purchase requirement, additional purchases must be in increments of $500, except for
purchases made pursuant to our distribution reinvestment plan. These minimum net worth and
investment levels may be higher in certain states, so you should carefully read the more detailed
description under “Suitability Standards” above.

WHAT ARE THE DIFFERENCES AMONG THE CLASS T, CLASS W AND CLASS 1
SHARES OF COMMON STOCK BEING OFFERED?

The differences among our share classes relate to upfront selling commissions, upfront dealer
manager fees and ongoing distribution fees. No upfront selling commissions or dealer manager
fees will be paid with respect to Class W shares. No upfront selling commissions, dealer manager
fees or distribution fees are paid with respect to Class I shares and any shares sold under our
distribution reinvestment plan. Other than these differences, Class T shares, Class W shares and
Class I shares have identical rights and privileges, including identical voting rights. As described
below, you should consult with your financial professional regarding the classes of common stock
you may be eligible to purchase before making your investment decision.

Assuming a constant NAV per share of $10.2031, which is our NAV per share as of March 31,
2021, the maximum upfront selling commissions and dealer manager fees are paid with respect to
Class T shares and applicable distribution fees are paid with respect to Class T shares and Class W
shares until the 8.5% total compensation limit described in “Plan of Distribution—Distribution
Fees—Class T, Class W and Class I Shares” is reached, we expect that a one-time $10,000
investment in shares of each class would be subject to the following upfront selling commissions,
dealer manager fees and distribution fees:

Maximum Total Commissions
Upfront Dealer Annual Distribution and Fees (Length of
Selling Manager Distribution  Fees Over Life Time Over Which
Commissions Fees Fees of Investment They Are Paid)
$ 200 S 250 $ 81 $ 400 S 850 (4.9 years)
$ 0 $ 0 $ 50 S 850 $ 850 (17 years)
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The ongoing distribution fees listed above are allocated on a class-specific basis and borne by all
holders of the applicable class. The allocation of ongoing distribution fees on a class-specific basis
results in different amounts of distributions being paid with respect to each class of shares.
However, if no distributions are authorized for a certain period, or if they are authorized in an
amount less than the allocation of class-specific fees with respect to such period, then pursuant to
our valuation procedures, the class-specific fee allocations may lower the NAV of a share class.
Therefore, as a result of the different ongoing fees allocable to each share class, each share class
could have a different NAV per share. If the NAV of each of our share classes is different, then
changes to our assets and liabilities that are allocable based on NAV may also be different for each
class. See “Net Asset Value Calculation and Valuation Procedures” and “Description of Capital
Stock—Distributions” for more information.

Our Class T shares, Class W shares and Class I shares are available for different categories of
investors. Class T shares are available to the general public. Class W shares are generally available
for purchase in this offering only (i) through fee-based programs, also known as wrap accounts,
that provide access to Class W shares, (ii) through participating broker dealers that have alternative
fee arrangements with their clients to provide access to Class W shares, (iii) through investment
advisers that are registered under the Investment Advisers Act of 1940 or applicable state law and
direct clients to trade with a broker dealer that offers Class W shares, (iv) through bank trust
departments or any other organization or person authorized to act in a fiduciary capacity for its
clients or customers or (v) other categories of investors that we name in an amendment or
supplement to this prospectus. Class I shares are available for purchase in this offering only (i)
through fee-based programs, also known as wrap accounts, that provide access to Class I shares,
(i) by institutional accounts as defined by FINRA Rule 4512(c), (iii) through bank-sponsored
collective trusts and bank-sponsored common trusts, (iv) by retirement plans (including a trustee or
custodian under any deferred compensation or pension or profit sharing plan or payroll deduction
IRA established for the benefit of the employees of any company), foundations or endowments, (v)
through certain financial intermediaries that are not otherwise registered with or as a broker dealer
and that direct clients to trade with a broker dealer that offers Class I shares, (vi) through
investment advisers registered under the Investment Advisers Act of 1940 or applicable state law
that are also registered with or as a broker dealer, whose broker dealer does not receive any
compensation from us or the Dealer Manager, (vii) by our executive officers and directors and their
immediate family members, as well as officers and employees of the Advisor and the Dealer
Manager and their immediate family members, officers and employees of the Advisor’s product
specialists or other affiliates of the Advisor and their immediate family members, and, if approved
by our board of directors, officers and employees of our joint venture partners and their immediate
family members, consultants and other service providers, (viii) by participating broker dealers and
their affiliates, including their officers, directors, employees, and registered representatives, as well
as the immediate family members of such persons, as defined by FINRA Rule 5130, (ix) through
bank trust departments or any other organization or person authorized to act as a fiduciary for its
clients or customers and (x) by any other categories of purchasers that we name in an amendment
or supplement to this prospectus. Before making your investment decision, please consult with
your investment advisor regarding your account type and the classes of common stock you may be
eligible to purchase.

Certain participating broker dealers may offer discounts, which would reduce upfront selling
commissions and fees and would therefore increase the length of time required for selling
commissions, dealer manager fees and distribution fees to reach 8.5% of gross proceeds. See “Plan
of Distribution—Underwriting Compensation—Upfront Selling Commissions and Dealer Manager
Fees.”

If you are eligible to purchase all three classes of shares, then in most cases you should consider
that Class I shares have no upfront selling commissions, dealer manager fees or distribution fees.
Such fees are applicable to the other share classes and will reduce the NAV or distributions of the
other share classes. If you are eligible to purchase Class T and Class W shares but not Class I
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dealer manager fees and lower annual distribution fees. Investors should also inquire with their
broker dealer or financial representative about what additional fees may be charged with respect to
the share class under consideration or with respect to the type of account in which the shares will
be held, as that is also an important consideration when selecting a share class.
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If we redeem a portion, but not all of the Class T shares or Class W shares held in a stockholder’s
account, the total underwriting compensation limit and amount of underwriting compensation
previously paid will be prorated between the Class T shares or the Class W shares, as applicable,
that were redeemed and those Class T shares or Class W shares, respectively, that were retained in
the account. Likewise, if a portion of the Class T shares or the Class W shares in a stockholder’s
account is sold or otherwise transferred in a secondary transaction, the total underwriting
compensation limit and amount of underwriting compensation previously paid will be prorated
between the Class T shares or the Class W shares, as applicable, that were transferred and the
Class T shares or Class W shares, respectively, that were retained in the account.

Q: WHAT IS THE PURCHASE PRICE FOR EACH SHARE?

A: Each class of shares will be sold at the then-current transaction price, which generally will be equal
to the NAV per share of our common stock most recently disclosed by us, plus applicable upfront
selling commissions and dealer manager fees. Although the transaction price will generally be
based on the most recently disclosed monthly NAV per share, the NAV per share of such stock as
of the date on which your purchase is settled may be significantly different. We may offer shares at
a price that we believe reflects the NAV per share of such stock more appropriately than the most
recently disclosed monthly NAV per share, including by updating a previously disclosed
transaction price, in cases where we believe there has been a material change (positive or negative)
to our NAV per share relative to the most recently disclosed monthly NAV per share. Each class of
shares may have a different NAV per share because distribution fees differ with respect to each
class of shares.

We expect that any such update to the transaction price to reflect an adjustment to the monthly
NAV per share would be infrequent. Such an adjustment may be appropriate (either positive or
negative) to reflect the occurrence of an unexpected material property-specific event such as a
termination or renewal of a material lease, a material change in vacancies, an unanticipated
structural or environmental event at a property or a significant capital market event that may cause
the value of a wholly-owned property or properties to change by such a significant amount that the
NAV, if recalculated based on this event, is likely to be materially different. For example, if a
significant asset suffered catastrophic damage due to a natural disaster after the most recent
determination of the monthly NAV, we may determine to adjust the NAV. Similarly, if the sole
tenant at a significant asset renewed its lease subsequent to the determination of the monthly NAV,
but the monthly NAV had been determined assuming that the lease would not be renewed, we may
determine to adjust the NAV to reflect the renewal of the lease and the corresponding rental
income. Further, if there was a significant vacancy at a significant asset at the time the monthly
NAV had been determined and subsequent to the determination of the monthly NAV we leased the
vacancy, we may determine to adjust the NAV to reflect the rental income resulting from the
vacancy having been leased. Such NAV adjustments also may be appropriate to reflect the
occurrence of broader market-driven events identified by the Advisor or the independent valuation
firm which may impact more than a specific property. For example, if a major trade embargo were
announced that would significantly adversely impact the ability to import goods, we may
determine to adjust the NAV to reflect the estimated decrease in NAV caused by an anticipated
lower demand for industrial warehouses and distribution centers to store and distribute imported
goods. Further, rapidly changing market conditions or material events, such as, for example, a
stock market crash, may not be immediately reflected in the most recently-determined monthly
NAV and if we believe the NAV, if recalculated based on these events, is likely to be materially
different, we may determine that an adjustment is necessary to reflect the estimated impact on the
NAV. In the event that any such unexpected and extraordinary circumstances, a committee of the
Advisor that oversees the determination of the monthly NAV would evaluate the materiality and
would make a recommendation to the board of directors concerning any adjustment to the most
recently-determined monthly NAV. The transaction price would only be adjusted upon the approval
of a majority of the board of directors, including a majority of the independent directors.
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HOW DO YOU COMMUNICATE THE MONTHLY NAV PER SHARE?
We communicate the monthly NAV per share as promptly as practicable by (i) posting our NAV

per share for such month for each share class on our website, www.bcindustrialiv.com, and
(i1) making our NAV per share
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for each share class available on our toll-free, automated telephone line, (888) 310-9352. Our NAV
per share will be available generally within 15 calendar days after the end of the applicable month.
In addition, we will disclose in a prospectus or prospectus supplement filed with the SEC the
principal valuation components of our monthly NAV calculations.

Q: WILL I BE CHARGED SELLING COMMISSIONS OR OTHER UPFRONT FEES?

A: If you purchase Class T shares in the primary offering, your Class T shares will be subject to
selling commissions of up to 2.0%, and dealer manager fees of up to 2.5% of the offering price per
share, however such amounts may vary at certain participating broker dealers provided that the
sum will not exceed 4.5% of the offering price per share. Discounts are also available for certain
purchases in the primary offering. See ‘“Plan of Distribution—Underwriting
Compensation—Upfront Selling Commissions and Dealer Manager Fees.”

Investors currently do not pay upfront selling commissions or dealer manager fees on Class I
shares or Class W shares sold in our primary offering, when purchasing shares of any class
pursuant to our distribution reinvestment plan, or when purchasing Class T shares sold through
fee-based programs, also known as wrap accounts, or through investment advisers registered under
the Investment Advisers Act of 1940 or applicable state law.

Q: WHAT IS THE TERM OR EXPECTED LIFE OF THIS OFFERING?

A: Pursuant to this prospectus, we will offer to the public all of the shares that we have registered. We
intend to conduct a continuous offering that will not have a predetermined duration, subject to
continued compliance with the rules and regulations of the SEC and applicable state laws. We
intend to file a new registration statement on Form S-11 with the SEC upon the expiration of the
registration statement of which this prospectus forms a part to register additional shares of
common stock so that we may continuously offer shares of common stock pursuant to Rule 415
under the Securities Act. In certain states, the registration of this offering may continue for only
one year following the initial clearance by applicable state authorities, after which we will apply to
renew the offering period for additional one-year periods (or longer, if permitted by the laws of
each particular state).

We reserve the right to terminate this offering at any time. Our board of directors, in its sole
discretion, may determine from time to time during this offering to reclassify shares of our
common stock, as permitted by our charter, in order to offer shares of one or more additional
classes of common stock in this offering. Any additional class of common stock may be offered at
a different price and may be subject to different fees and expenses than the shares currently being

offered.
Q: HOW DO 1 SUBSCRIBE FOR SHARES OF COMMON STOCK?
A: Investors may only purchase our common stock pursuant to accepted subscription orders as of the

first calendar day of each month (based on the most recently disclosed transaction price, plus
applicable upfront selling commissions and dealer manager fees), and to be accepted, a
subscription request must be made with a completed and executed subscription agreement in good
order and payment of the full purchase price of our common stock being subscribed at least five
business days prior to the first calendar day of the month (unless waived by the Dealer Manager or
otherwise agreed to between the Dealer Manager and the applicable participating broker dealer).
The transaction price generally will be equal to the most recently disclosed NAV per share of our
common stock. We may offer shares at a price that we believe reflects the NAV per share of such
stock more appropriately than the most recently disclosed monthly NAV per share, including by
updating a previously disclosed transaction price, in cases where we believe there has been a
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material change (positive or negative) to our NAV per share relative to the most recently
disclosed monthly NAV per share. See “How to Subscribe” for more details.

For example, if you wish to subscribe for shares of our common stock in October, your

subscription request must be received in good order at least five business days before November 1.
Generally, the offering price per

46

Copyright © 2021 www.secdatabase.com. All Rights Reserved.
Please Consider the Environment Before Printing This Document


https://www.secdatabase.com

Table of Contents

share will equal the transaction price of the applicable class as of the last calendar day of
September, plus applicable upfront selling commissions and dealer manager fees. If accepted, your
subscription will be effective on the first calendar day of November. If you choose to purchase
shares of our common stock in this offering, you are required to complete a subscription agreement
in the applicable form for a specific number of shares of our common stock. You must pay for
shares of our common stock at the time you subscribe. Certain participating broker dealers may
require supplementary disclosure materials or additional forms or documentation. You should
consult with your financial professional when purchasing shares. See ‘“Plan of
Distribution—Purchase of Shares.”

Q: MAY I WITHDRAW MY SUBSCRIPTION REQUEST ONCE I HAVE MADE IT?

A: Yes. Subscribers are not committed to purchase shares at the time their subscription orders are
submitted and any subscription may be canceled at any time before the time it has been accepted.
You may withdraw your purchase request by notifying the transfer agent, through your financial
intermediary or directly on our toll-free, automated telephone line, (888) 310-9352.

Q: WHEN WILL MY SUBSCRIPTION BE ACCEPTED?

A: Completed subscription requests will not be accepted by us before the later of (i) two business days
before the first calendar day of each month and (ii) three business days after we make the
transaction price (including any subsequent revised transaction price) publicly available by posting
it on our website at www.bcindustrialiv.com and filing a prospectus supplement with the SEC (or
in certain cases after we have delivered notice of such price directly to you as discussed above). As
a result, you will have a minimum of three business days after the transaction price for that month
has been disclosed to withdraw your request before you are committed to purchase the shares.

Q: WILL THE DISTRIBUTIONS I RECEIVE BE TAXABLE?

Distributions that you receive, including distributions that are reinvested pursuant to our
distribution reinvestment plan, will generally be taxed as ordinary dividend income to the extent
they are paid out of our current or accumulated earnings and profits. However, if we recognize a
long-term capital gain upon the sale of one of our assets, a portion of our distributions may be
designated and treated in your hands as a long-term capital gain. In addition, we expect that some
portion of your distributions may not be subject to tax in the year received due to the fact that
depreciation expense reduces taxable income as well as earnings and profits but does not reduce
cash available for distribution. Amounts distributed to you in excess of our earnings and profits
will reduce the tax basis of your investment and will not be taxable to the extent thereof, and
distributions in excess of tax basis will be taxable as an amount realized from the sale of your
shares of common stock. This, in effect, would defer a portion of your tax until your investment is
sold or we are liquidated, at which time you may be taxed at capital gains rates. However, because
each investor’s tax considerations are different, we suggest that you consult with your tax advisor.

Q: MAY I REINVEST MY CASH DISTRIBUTIONS IN ADDITIONAL SHARES?

A: Yes. You may choose to enroll as a participant in our distribution reinvestment plan by completing
the subscription agreement, the enrollment form or by other written notice to the plan
administrator. As a participant, the cash distributions attributable to the class of shares that you
own will automatically be reinvested in additional shares of the same class. The cash distributions
you receive will be reinvested in shares of our common stock at the transaction price in effect on
the distribution date. However, our board of directors may determine, in its sole discretion, to have
any distributions paid in cash without notice to participants, without suspending the plan and
without affecting the future operation of the plan with respect to participants. Our board of
directors may amend, suspend or terminate the distribution reinvestment plan in its discretion at
any time upon 10 days’ notice to you. We may provide notice by including such information (a) in
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distributions to stockholders would be made in cash. See “Description of Capital
Stock—Distribution Reinvestment Plan” for more information regarding the reinvestment of
distributions you may receive from us. For the complete terms of the distribution reinvestment
plan, see Appendix B to this prospectus.

Q: CAN I REQUEST THAT MY SHARES BE REDEEMED?

A: Yes. We expect that there will be no regular secondary trading market for shares of our common
stock. While you should view your investment as long term with limited liquidity, we have adopted
a share redemption program applicable to all shares of our common stock, whereby stockholders
may receive the benefit of limited liquidity by presenting for redemption to us all or any portion of
those shares in accordance with the procedures and subject to certain conditions and limitations
described in “Description of Capital Stock—Share Redemption Program.” To the extent our board
of directors determines that we have sufficient available cash for redemptions, we intend to redeem
shares under our share redemption program on a monthly basis. If redemption requests, in the
business judgment of our board of directors, place an undue burden on our liquidity, adversely
affect our operations, risk having an adverse impact on stockholders whose shares are not
redeemed, or should we otherwise determine that investing our liquid assets in real properties or
other investments rather than repurchasing our shares is in the best interests of the Company as a
whole, then our board of directors may make exceptions to, suspend or otherwise modify our
share redemption program if in its reasonable judgment it deems such action to be in our best
interest and the best interest of our stockholders. Although our board of directors has the discretion
to suspend our share redemption program, our board of directors will not terminate our share
redemption program other than in connection with a liquidity event which results in our
stockholders receiving cash or securities listed on a national securities exchange or where
otherwise required by law. Our board of directors may determine that it is in our best interests and
the interest of our stockholders to suspend the share redemption program as a result of regulatory
changes, changes in law, if our board of directors becomes aware of undisclosed material
information that it believes should be publicly disclosed before shares are redeemed, a lack of
available funds, a determination that redemption requests are having an adverse effect on our
operations or other factors. See “Description of Capital Stock—Share Redemption Program” for
more information.

While stockholders may request on a monthly basis that we redeem all or any portion of their
shares pursuant to our share redemption program, we are not obligated to redeem any shares and
may choose to redeem only some, or even none, of the shares that have been requested to be
redeemed in any particular month, in our discretion. In addition, our ability to fulfill redemption
requests is subject to a number of limitations. As a result, share redemptions may not be available
each month. Under our share redemption program, to the extent we determine to redeem shares in
any particular month, we will only redeem shares as of the last calendar day of that month (each
such date, a “Redemption Date”’). Redemptions will be made at the transaction price in effect on
the Redemption Date (which will generally be equal to our most recently disclosed monthly NAV
per share), except that shares that have not been outstanding for at least one year will be redeemed
at 95% of the transaction price. However, our board of directors has determined to waive the 5.0%
Early Redemption Deduction for shares redeemed from February of 2021 through at least the end
of September of 2021, even if the shares have been outstanding for less than one year. An Early
Redemption Deduction may also be waived in certain circumstances including: (i) in the case of
redemption requests arising from the death or qualified disability of the holder; (ii) in the event that
a stockholder’s shares are redeemed because the stockholder has failed to maintain the $2,000
minimum account balance; or (iii) with respect to shares purchased through our distribution
reinvestment plan or received from us as a stock dividend. In addition, shares of our common stock
acquired through the redemption of OP Units will not be subject to the Early Redemption
Deduction. To have your shares redeemed, your redemption request and required documentation
must be received in good order by 4:00 p.m. (Eastern time) on the second to last business day of
the applicable month. Settlements of share redemptions will be made within three business days of

Copyright © 2021 www.secdatabase.com. All Rights Reserved.
Please Consider the Environment Before Printing This Document


https://www.secdatabase.com

the Redemption Date. An investor may withdraw its redemption request by notifying the transfer
agent before 4:00 p.m. (Eastern time) on the last business day of the applicable month.

The total amount of aggregate redemptions of Class T, Class W and Class I shares (based on the

price at which the shares are redeemed) will be limited for each calendar month to 2% of the
aggregate NAV of all classes as
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of the last calendar day of the previous quarter and for each calendar quarter will be limited to 5%
of the aggregate NAV of all classes of shares as of the last calendar day of the previous calendar
quarter (subject to potential carry-over capacity).

We currently measure the foregoing redemption allocations and limitations based on net
redemptions during a month or quarter, as applicable. The term "net redemptions" means, during
the applicable period, the excess of our share redemptions (capital outflows) over the proceeds
from the sale of our shares (capital inflows). With respect to future periods, our board of directors
may choose whether the allocations and limitations will be applied to "gross redemptions," i.e.,
without netting against capital inflows, rather than to net redemptions, which could limit the
amount of shares redeemed in a given month or quarter despite our receiving a net capital inflow
for that month or quarter.

Although the majority of our assets consist of properties that cannot generally be readily liquidated
on short notice without impacting our ability to realize full value upon their disposition, in order to
provide liquidity to fund redemptions, we currently maintain, under normal operating
circumstances and subject to any limitations and requirements relating to our qualification as a
REIT, an allocation to a number of sources of liquidity including cash, cash equivalents

(e.g. money market funds), other short-term investments, U.S. government securities, agency
securities, liquid real estate-related securities and undrawn amounts under our corporate line of
credit (“cash-related liquidity”), of 10% of our equity. We presently intend to maintain an
allocation to sources of cash-related liquidity other than undrawn amounts under our corporate line
of credit of at least 5% of our equity, and will maintain an undrawn amount under our corporate
line of credit to cover any difference in our cash-related liquidity allocation, ensuring an allocation
to cash-related liquidity of 10% of our equity. Borrowings under our current corporate line of
credit may be used not only to fund our share redemption program, but also to fund acquisitions or
for any other corporate purpose. We may fund redemptions from any available source of funds,
including operating cash flows, borrowings, proceeds from this offering and/or sales of our assets.

Should redemption requests, in our judgment, place an undue burden on our liquidity, adversely
affect our operations or risk having an adverse impact on the company as a whole, or should we
otherwise determine that investing our liquid assets in real properties or other illiquid investments
rather than redeeming our shares is in the best interests of the company as a whole, then we may
choose to redeem fewer shares than have been requested to be redeemed, or none at all. In the
event that we determine to redeem some but not all of the shares submitted for redemption during
any month for any of the foregoing reasons, shares submitted for redemption during such month
will be redeemed on a pro rata basis. All unsatisfied redemption requests must be resubmitted after
the start of the next month or quarter, or upon the recommencement of the share redemption
program, as applicable. If the transaction price for the applicable month is not made available by
the tenth business day prior to the last business day of the month (or is changed after such date),
then no redemption requests will be accepted for such month and stockholders who wish to have
their shares redeemed the following month must resubmit their redemption requests. See
“Description of Capital Stock—Share Redemption Program.”

Q: WHEN WILL I GET MY DETAILED TAX INFORMATION?

Stockholder tax information is reported on Form 1099. We intend to mail your Form 1099 tax
information, if required, by January 31 of each year.

Q: WHERE CAN I FIND UPDATED INFORMATION REGARDING THE COMPANY?

A: You may find updated information on the internet website, www.bcindustrialiv.com. Information
contained in our website does not constitute part of this prospectus. In addition, as a result of the
effectiveness of the registration statement of which this prospectus forms a part, we are subject to
the informational reporting requirements of the Exchange Act and, under the Exchange Act, we
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will file reports, proxy statements and other information with the SEC. See “Additional
Information” for a description of how you may read and copy the registration statement, the related
exhibits and the reports, proxy statements and other information we file with the SEC.
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Q: WHO CAN HELP ANSWER MY QUESTIONS?

A: If you have more questions about the offering or if you would like additional copies of this
prospectus, you should contact your registered representative or the Dealer Manager:

Black Creek Capital Markets, LLC
518 Seventeenth Street, 17th Floor
Denver, Colorado 80202
Telephone: (303) 228-2200
Fax: (303) 228-2201
Attn: Steven Stroker, Chief Executive Officer
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RISK FACTORS

Your purchase of our common stock involves a number of risks. You should specifically consider
the following material risks before you decide to buy shares of our common stock.

RISKS RELATED TO INVESTING IN THIS OFFERING

There is no assurance that we will be able to successfully achieve our investment objectives; the prior
performance of other Sponsor affiliated entities may not be an accurate barometer of our future results.

We may not be able to achieve our investment objectives. We have experienced net loss, as defined
by GAAP. As a result, an investment in our shares of common stock may entail more risk than the shares of
common stock of a real estate investment trust with a substantial operating history. In addition, you should
not rely on the past performance of investments by other Sponsor affiliated entities to predict our future
results. Our investment strategy and key employees may differ from the investment strategies and key
employees of other Sponsor affiliated programs in the past, present and future.

Because we generally do not mark to market our property-level mortgages and corporate-level credit
facilities that are intended to be held to maturity, or our associated interest rate hedges that are intended
to be held to maturity, the realizable value of our company or our assets that are encumbered by debt may
be higher or lower than the value used in the calculation of our NAV.

In accordance with our valuation procedures, our property-level mortgages and corporate-level
credit facilities that are intended to be held to maturity (which for fixed rate debt not subject to interest rate
hedges may be the date near maturity at which time the debt will be eligible for prepayment at par for
purposes herein), including those subject to interest rates hedges, are valued at par (i.e. at their respective
outstanding balances). Because we often utilize interest rate hedges to stabilize interest payments (i.e. to fix
all-in interest rates through interest rate swaps or to limit interest rate exposure through interest rate caps)
on individual loans, each loan and associated interest rate hedge is treated as one financial instrument,
which is valued at par if intended to be held to maturity. As a result, the realizable value of our company or
our assets that are encumbered by debt used in the calculation of our NAV may be higher or lower than the
value that would be derived if such debt instruments were marked to market. For example, if we decide to
sell one or more assets, we may re-classify those assets as held-for-sale, which could then have a positive or
negative impact on our calculation of NAV to the extent any associated debt is definitively intended to be
prepaid. In some cases such difference may be significant. This policy of valuing at par applies regardless
of whether any given interest rate hedge is considered as an asset or liability for GAAP purposes. As of
June 30, 2021, we classified all of our debt as intended to be held to maturity.

There is no public trading market for the shares of our common stock and we do not anticipate that there
will be a public trading market for our shares; therefore, your ability to dispose of your shares will likely
be limited to redemption by us. If you do sell your shares to us, you may receive less than the price you
paid.

There is no public market for the shares of our common stock and we currently have no obligation
or plans to apply for listing on any public securities market. Therefore, redemption of the shares of our
common stock by us will likely be the only way for you to dispose of your shares. We will redeem shares at
a price equal to the transaction price on the last calendar day of the applicable month, and not based on the
price at which you initially purchased your shares. We may redeem your shares if you fail to maintain a
minimum balance of $2,000 of shares, even if your failure to meet the minimum balance is caused solely by
a decline in our NAV. Since Class T shares are sold at the transaction price plus applicable upfront selling
commissions and dealer manager fees, holders of Class T shares may receive less than the price they paid
for their shares upon redemption by us. Subject to limited exceptions, holders of our common stock that
have not held their shares for at least one year will be eligible for redemption at 95% of the transaction price
on the redemption date, which will inure indirectly to the benefit of our remaining stockholders. As a result
of this and the fact that our NAV will fluctuate, holders of our common stock may receive less than the
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Redemption Program.”
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Our ability to redeem your shares may be limited. In addition, our board of directors may modify or
suspend our share redemption program at any time.

Our share redemption program contains significant restrictions and limitations. For example, if
holders of our common stock do not hold their shares for a minimum of one year, then they will only be
eligible for redemption at 95% of the transaction price on the redemption date. We may redeem fewer
shares than have been requested in any particular month to be redeemed under our share redemption
program, or none at all, in our discretion at any time. We may redeem fewer shares due to lack of readily
available funds because of adverse market conditions beyond our control, the need to maintain liquidity for
our operations or because we have determined that investing in real property or other illiquid investments is
a better use of our capital than redeeming our shares. In addition, the total amount of aggregate
redemptions of Class T, Class W, and Class I shares (based on the price at which the shares are redeemed)
will be limited for each calendar month to 2% of the aggregate NAV of all classes as of the last calendar
day of the previous quarter and for each calendar quarter will be limited to 5% of the aggregate NAV of all
classes of shares as of the last calendar day of the previous calendar quarter. With respect to the limitations
described above, (i) provided that this share redemption program has been operating and not suspended for
the first month of a given quarter and that all properly submitted redemption requests were satisfied, any
unused capacity for that month will carry over to the second month and (ii) provided that this share
redemption program has been operating and not suspended for the first two months of a given quarter and
that all properly submitted redemption requests were satisfied, any unused capacity for those two months
will carry over to the third month. In no event will such carry-over capacity permit the redemption of
shares with aggregate value (based on the redemption price per share for the month the redemption is
effected) in excess of 5% of the combined NAV of all classes of shares as of the last calendar day of the
previous calendar quarter (provided that for these purposes redemptions may be measured on a net basis as
described in the paragraph below).

We currently measure the foregoing redemption allocations and limitations based on net
redemptions during a month or quarter, as applicable. The term “net redemptions” means, during the
applicable period, the excess of our share redemptions (capital outflows) over the proceeds from the sale of
our shares (capital inflows). With respect to future periods, our board of directors may choose whether the
allocations and limitations will be applied to “gross redemptions,” i.e., without netting against capital
inflows, rather than to net redemptions, which could limit the amount of shares redeemed in a given month
or quarter despite our receiving a net capital inflow for that month or quarter.

The vast majority of our assets will consist of properties which cannot generally be readily
liquidated on short notice without impacting our ability to realize full value upon their disposition.
Therefore, we may not always have a sufficient amount of cash to immediately satisfy redemption requests.
Further, we may invest in real estate-related securities and other securities with the primary goal of
maintaining liquidity in support of our share redemption program. Any such investments may result in
lower returns than an investment in real estate assets, which could adversely impact our ability to pay
distributions and your overall return. Further, if redemption requests, in the business judgment of our board
of directors, place an undue burden on our liquidity, adversely affect our operations, risk having an adverse
impact on stockholders whose shares are not redeemed, or should we otherwise determine that investing our
liquid assets in real properties or other investments rather than repurchasing our shares is in the best
interests of the Company as a whole, then our board of directors may make exceptions to, modify or
suspend our share redemption program if in its reasonable judgment it deems such action to be in our best
interest and the best interest of our stockholders. Although our board of directors has the discretion to
suspend our share redemption program, our board of directors will not terminate our share redemption
program other than in connection with a liquidity event which results in our stockholders receiving cash or
securities listed on a national securities exchange or where otherwise required by law. Our board of
directors may determine that it is in our best interests and the interest of our stockholders to suspend the
share redemption program as a result of regulatory changes, changes in law, if our board of directors
becomes aware of undisclosed material information that it believes should be publicly disclosed before
shares are redeemed, a lack of available funds, a determination that redemption requests are having an
adverse effect on our operations or other factors. Upon suspension of our share redemption program, our
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share redemption program requires our board of directors to consider at least quarterly whether the
continued suspension of the program is in our best interest and the best interest of our stockholders;
however, we are not required to authorize the re-commencement of the share redemption program within
any specified period of time and any suspension may be for an indefinite period, which would be
tantamount to a termination. As a result, your ability to have your shares redeemed by us may be limited,
our shares should be considered as having only limited liquidity and at times may be illiquid. See
“Description of Capital Stock—Share
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Redemption Program” for more information, including a description of the different limits and caps
applicable to our share redemption program.

Our capacity to redeem shares may be further limited if we experience a concentration of investors.

The current limitations of our share redemption program are based, in part, on the number of
outstanding shares. Thus, the ability of a single investor, or of a group of investors acting similarly, to
redeem all of their shares may be limited if they own a large percentage of our shares. Similarly, if a single
investor, or a group of investors acting in concert or independently, owns a large percentage of our shares, a
significant redemption request by such investor or investors could significantly further limit our ability to
satisfy redemption requests of other investors of such classes. Such concentrations could arise in a variety
of circumstances, especially while we have relatively few outstanding shares. For example, we could sell a
large number of our shares to one or more institutional investors, either in a public offering or in a private
placement. In addition, we may issue a significant number of our shares in connection with an acquisition of
another company or a portfolio of properties to a single investor or a group of investors that may request
redemption at similar times following the acquisition.

Purchases and redemptions of our common shares will not be made based on the current NAV per share
of our common stock.

We are offering shares of our common stock at the transaction price, plus applicable selling
commissions and dealer manager fees. The transaction price generally will be equal to the NAV per share of
our common stock most recently disclosed by us, however, we may offer shares at a price that we believe
reflects the NAV per share of such stock more appropriately than the most recently disclosed NAV per
share, including by updating a previously disclosed transaction price, in cases where we believe there has
been a material change (positive or negative) to our NAV per share relative to the most recently disclosed
NAV per share. The transaction price generally will be based on our most recently disclosed monthly NAV
of each class of common stock (subject to material changes as described above) and will not be based on
any public market. Further, our board of directors may amend our NAV procedures from time to time. For
example, if you wish to subscribe for shares of our common stock in October, your subscription request
must be received in good order at least five business days before November 1. Generally, the offering price
per share would equal the transaction price of the applicable class as of the last calendar day of September,
plus applicable upfront selling commissions and dealer manager fees. If accepted, your subscription would
be effective on the first calendar day of November. Conversely, if you wish to submit your shares for
redemption in October, your redemption request and required documentation must be received in good
order by 4:00 p.m. (Eastern time) on the second to last business day of October. If accepted, your shares
would be redeemed as of the last calendar day of October and, generally, the redemption price would equal
the transaction price of the applicable class as of the last calendar day of September, subject to a 5.0%
reduction for early redemption of shares of our common stock that have not been outstanding for at least
one year. In each of these cases, the NAV that is ultimately determined as of the last day of October may be
higher or lower than the NAV as of the last day of September used for determining the transaction price.
Therefore, the price at which you purchase shares may be higher than the current NAV per share at the time
of sale and the price at which you redeem shares may be lower than the current NAV per share at the time of
redemption.

In order to provide liquidity to fund redemptions, we currently intend to maintain a number of sources of
aggregate liquidity including cash, cash equivalents, other short-term investments, U.S. government
securities, agency securities, liquid real estate-related securities and undrawn amounts under our
corporate line of credit of 10% of our equity. In addition, we may draw down amounts under our
corporate line of credit. These measures may result in lower returns to you.

Although the majority of our assets consist of properties that cannot generally be readily liquidated
on short notice without impacting our ability to realize full value upon their disposition, in order to provide
liquidity to fund redemptions, we currently intend to maintain, under normal operating circumstances and
subject to any limitations and requirements relating to our qualification as a REIT, a number of sources of
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liquidity including cash, cash equivalents (e.g. money market funds), other short-term investments, U.S.
government securities, agency securities, liquid real estate-related securities and undrawn amounts under
our corporate line of credit (“cash-related liquidity”) of 10% of our equity. In addition, we may draw down
amounts under our corporate line of credit to cover any difference in our
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cash-related liquidity allocation, ensuring an allocation to cash-related liquidity of 10% of our equity. Our
allocation of a portion of our equity to liquid investments may result in lower returns than if we had
invested in additional properties and using borrowings for redemptions will reduce the funds available to
retire debt or acquire additional properties, which may result in reduced profitability and restrict our ability
to grow our NAV.

Economic events that may cause our stockholders to request that we redeem their shares may materially
adversely affect our cash flow and our results of operations and financial condition.

Economic events affecting the U.S. economy, such as the general negative performance of the real
estate sector, could cause our stockholders to seek to sell their shares to us pursuant to our share redemption
program at a time when such events are adversely affecting the performance of our assets. The redemptions
of Class T, Class W, and Class I shares are subject to the 2% and 5% limits (as described above) (subject to
potential carry-over capacity). Even if we are able to and determine to satisfy all resulting redemption
requests, our cash flow could be materially adversely affected. In addition, if we determine to sell assets to
satisfy redemption requests, we may not be able to realize the return on such assets that we may have been
able to achieve had we sold at a more favorable time, and our results of operations and financial condition,
including, without limitation, breadth of our portfolio by property type and location, could be materially
adversely affected.

A portion of the proceeds raised in this offering is expected to be used to satisfy redemption requests, and
such portion of the proceeds may be substantial.

We currently expect to use a portion of the proceeds from our public offering to satisfy redemption
requests with respect to our share redemption program. Using the proceeds from our public offering for
redemptions will reduce the net proceeds available to retire debt or acquire additional properties, which may
result in reduced liquidity and profitability or restrict our ability to grow our NAV.

This is a “blind pool” offering and you will not have the opportunity to evaluate our future investments
prior to purchasing shares of our common stock.

You will not be able to evaluate the economic merits, transaction terms or other financial or
operational data concerning our future investments that we have not yet identified prior to purchasing shares
of our common stock. You must rely on the Advisor and our board of directors to implement our investment
policies, to evaluate our investment opportunities and to structure the terms of our investments. We may
invest in any asset class, including those that present greater risk than industrial assets. Because you cannot
evaluate our future investments in advance of purchasing shares of our common stock, a “blind pool”
offering may entail more risk than other types of offerings. This additional risk may hinder your ability to
achieve your own personal investment objectives related to portfolio diversification, risk-adjusted
investment returns and other objectives.

This is a “best efforts” offering and if we are unable to raise substantial funds, we will be limited in the
number and type of investments we may make which could negatively impact an investment in shares of
our common stock.

This offering is being made on a “best efforts” basis, whereby the broker dealers participating in
the offering are only required to use their best efforts to sell shares of our common stock and have no firm
commitment or obligation to purchase any of the shares of our common stock. As a result, the amount of
proceeds we raise in this offering may be substantially less than the amount we would need to achieve a
diversified industrial portfolio. Our inability to raise substantial funds would increase our fixed operating
expenses as a percentage of gross income, and our financial condition and ability to make distributions
could be adversely affected. If we are unable to raise substantially more funds in this offering, we will be
thinly capitalized and will make fewer investments in properties, and will more likely focus on making
investments in loans and real estate related entities, resulting in less diversification in terms of the number
of investments owned, the geographic regions in which our property investments are located and the types
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of investments that we make. As a result, the likelihood increases that any single investment’s poor
performance would materially affect our overall investment performance. As of June 30, 2021, we had
raised gross proceeds of $2.1 billion from the sale of 196.5 million shares of our common stock in our prior
public offerings, including $61.4 million from the sale of 6.1 million shares of our common stock through
our distribution reinvestment plan.
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Valuations and appraisals of our properties, real estate-related assets and real estate-related liabilities are
estimates of value and may not necessarily correspond to realizable value.

The valuation methodologies that are used to value our properties and certain real estate-related
assets involve subjective judgments regarding such factors as comparable sales, rental revenue and
operating expense data, known contingencies, the capitalization or discount rate, and projections of future
rent and expenses based on appropriate analysis. As a result, any valuations and appraisals of our properties,
real estate-related assets and real estate-related liabilities are only estimates of current market value.
Ultimate realization of the value of an asset or liability depends to a great extent on economic and other
conditions beyond our control and the control of the Independent Valuation Advisor and other parties
involved in the valuation of our assets and liabilities. Further, these valuations may not necessarily represent
the price at which an asset or liability would sell, because market prices of assets and liabilities can only be
determined by negotiation between a willing buyer and seller. Valuations used for determining our NAV
also are generally made without consideration of the expenses that would be incurred in connection with
disposing of assets and liabilities. Therefore, the valuations of our properties, our investments in real estate-
related assets and our liabilities may not correspond to the timely realizable value upon a sale of those assets
and liabilities. In addition, the value of our interest in any joint venture or partnership that is a minority
interest or is restricted as to salability or transferability may reflect or be adjusted for a minority or liquidity
discount. In determining the amount of such discount, consideration may be given to a variety of factors,
including, without limitation, the nature and length of such restriction. As a result, the realizable value of
our interest in joint ventures or partnerships used in the calculation of our NAV may be lower than the value
that would be derived if a minority or liquidity discount had not been applied, which could then have a
negative impact on our calculation of NAV. Similarly, if any such properties held in a joint venture or
partnership in which we own a minority interest are transferred to us as part of a liquidation of the assets of
the joint venture or partnership or other transaction resulting in our ownership of 100% of such properties,
such as is the case with respect to the BTC II Partnership, it could have a positive impact on the calculation
of our NAV. In some cases, the impact may be significant. For example, we estimate the fair value of our
minority ownership interests in the BTC II Partnership as of June 30, 2021 would have been $8.9 million
higher if a minority discount had not been applied, meaning that if we used the estimated fair value without
the application of the minority discount, our NAV would have been higher by approximately $8.9 million,
or $0.05 per share, not taking into account all of the other items that impact our monthly NAYV, as of June
30, 2021.

In order to disclose a monthly NAV, we are reliant on the parties that we engage for that purpose, in
particular the Independent Valuation Advisor and the appraisers that we hire to value and appraise our
real estate portfolio.

In order to disclose a monthly NAYV, our board of directors, including a majority of our independent
directors, has adopted valuation procedures that contain a comprehensive set of methodologies to be used in
connection with the calculation of our NAYV, including the engagement of independent third parties such as
the Independent Valuation Advisor, to value our real estate portfolio on a monthly basis, and independent
appraisal firms, to provide periodic appraisals with respect to our properties. We have also engaged a firm
to act as the NAV Accountant and may engage other independent third parties or our Advisor to value other
assets or liabilities. Although our board of directors, with the assistance of the Advisor, oversees all of these
parties and the reasonableness of their work product, we will not independently verify our NAV or the
components thereof, such as the appraised values of our properties. Our management’s assessment of the
market values of our properties may also differ from the appraised values of our properties as determined by
the Independent Valuation Advisor. If the parties engaged by us to determine our monthly NAV are unable
or unwilling to perform their obligations to us, our NAV could be inaccurate or unavailable, and we could
decide to suspend this offering and our share redemption program.

Our NAV is not subject to GAAP, is not independently audited and involves subjective judgments by the
Independent Valuation Advisor and other parties involved in valuing our assets and liabilities.
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Our valuation procedures and our NAV are not subject to GAAP and are not subject to independent
audit. Additionally, we are dependent on our Advisor to be reasonably aware of material events specific to
our properties (such as tenant disputes, damage, litigation and environmental issues) that may cause the
value of a property to change materially and to promptly notify the Independent Valuation Advisor so that
the information may be reflected in our real estate portfolio valuation. In addition, the implementation and
coordination of our valuation procedures include certain
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subjective judgments of our Advisor, such as whether the Independent Valuation Advisor should be notified
of events specific to our properties that could affect their valuations, as well as of the Independent Valuation
Advisor and other parties we engage, as to whether adjustments to asset and liability valuations are
appropriate. Accordingly, you must rely entirely on our board of directors to adopt appropriate valuation
procedures and on the Independent Valuation Advisor and other parties we engage in order to arrive at our
NAV, which may not correspond to realizable value upon a sale of our assets.

No rule or regulation requires that we calculate our NAV in a certain way, and our board of directors,
including a majority of our independent directors, may adopt changes to the valuation procedures.

There are no existing rules or regulatory bodies that specifically govern the manner in which we
calculate our NAV. As a result, it is important that our stockholders pay particular attention to the specific
methodologies and assumptions we will use to calculate our NAV. Other public REITs may use different
methodologies or assumptions to determine their NAV. In addition, each year our board of directors,
including a majority of our independent directors, will review the appropriateness of our valuation
procedures and may, at any time, adopt changes to the valuation procedures. If we acquire real property
assets as a portfolio, we may pay a premium over the amount that we would pay for the assets individually.
See “Net Asset Value Calculation and Valuation Procedures” for more details regarding our valuation
methodologies, assumptions and procedures.

Our NAV per share may suddenly change if the valuations of our properties materially change from
prior valuations or the actual operating results materially differ from what we originally budgeted.

It is possible that the annual appraisals of our properties may not be spread evenly throughout
the year and may differ from the most recent monthly valuation. As such, when these appraisals are
reflected in our Independent Valuation Advisor’s valuation of our real estate portfolio, there may be a
sudden change in our NAV per share for each class of our common stock. Property valuation changes can
occur for a variety of reasons, such as local real estate market conditions, rotation of different third-party
appraisal firms, the financial condition of our customers, or lease expirations. For example, we expect to
regularly face lease expirations across our portfolio, and as we move further away from lease
commencement toward the end of a lease term, the valuation of the underlying property will be expected to
drop depending on the likelihood of a renewal or a new lease on similar terms. Such a valuation drop can be
particularly significant when closer to a lease expiration, especially for single tenant buildings or where an
individual tenant occupies a large portion of a building. We will be at the greatest risk of these valuation
changes during periods in which we have a large number of lease expirations as well as when the lease of a
significant tenant is closer to expiration. Similarly, if a tenant will have an option in the future to purchase
one of our properties from us at a price that is less than the current valuation of the property, then if the
value of the property exceeds the option price, the valuation will be expected to decline and begin to
approach the purchase price as the date of the option approaches. In addition, actual operating results may
differ from what we originally budgeted, which may cause a sudden increase or decrease in the NAV per
share amounts. We will accrue estimated revenues and expenses on a monthly basis based on actual leases
and expenses in that month. On a periodic basis, we will adjust the revenues and expense accruals we
estimated to reflect the revenues and expenses actually earned and incurred. We will not retroactively adjust
the NAV per share of each class for any adjustments. Therefore, because actual results from operations may
be better or worse than what we previously budgeted, the adjustment to reflect actual operating results may
cause the NAV per share for each class of our common stock to increase or decrease.

New acquisitions may be valued for purposes of our NAV at less than what we pay for them, which would
dilute our NAV.

Pursuant to our valuation procedures, the acquisition price of newly acquired properties will serve
as the basis for our appraised value for the year of acquisition, and thereafter will be part of the rotating
appraisal cycle such that they are appraised at least every calendar year. This is true whether the acquisition
is funded with cash, equity or a combination thereof. However, the Independent Valuation Advisor always
has the ability to adjust property valuations for purposes of our NAV from the most recent appraised value.
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Similarly, if the Independent Valuation Advisor believes that the purchase price for a recent acquisition does
not reflect the current value of the property, the Independent Valuation Advisor has the ability to adjust the
valuation for purposes of our NAV downwards immediately after
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acquisition. Even if the Independent Valuation Advisor does not adjust the valuation downwards
immediately following the acquisition, when we obtain an appraisal on the property, it may not appraise at a
value equal to the purchase price. Accordingly, the value of a new acquisition as established under our
valuation procedures could be less than what we pay for it, which could negatively affect our NAV. Large
portfolio acquisitions, in particular, may require a “portfolio premium” to be paid by us in order to be a
competitive bidder, and this “portfolio premium” may not be taken into consideration in calculating our
NAV. In addition, acquisition expenses we incur in connection with new acquisitions will negatively impact
our NAV. We may make acquisitions (with cash or equity) of any size without stockholder approval, and
such acquisitions may be dilutive to our NAV.

The NAV per share that we publish may not necessarily reflect changes in our NAV that are not
immediately quantifiable.

From time to time, we may experience events with respect to our investments that may have a
material impact on our NAV. For example, and not by way of limitation, changes in governmental rules,
regulations and fiscal policies, environmental legislation, acts of God, terrorism, social unrest, civil
disturbances and major disturbances in financial markets may cause the value of a property to change
materially. The NAV per share of each class of our common stock as published on any given month may not
reflect such extraordinary events to the extent that their financial impact is not immediately quantifiable. As
a result, the NAV per share that we publish may not necessarily reflect changes in our NAV that are not
immediately quantifiable, and the NAV per share of each class published after the announcement of a
material event may differ significantly from our actual NAV per share for such class until such time as the
financial impact is quantified and our NAV is appropriately adjusted in accordance with our valuation
procedures. The resulting potential disparity in our NAV may inure to the benefit of redeeming stockholders
or non-redeeming stockholders and new purchasers of our common stock, depending on whether our
published NAV per share for such class is overstated or understated.

The realizable value of specific properties may change before the value is adjusted by the Independent
Valuation Advisor and reflected in the calculation of our NAV.

Our valuation procedures generally provide that the Independent Valuation Advisor will adjust a
real property’s valuation, as necessary, based on known events that have a material impact on the most
recent value (adjustments for non-material events may also be made). We are dependent on our Advisor to
be reasonably aware of material events specific to our properties (such as tenant disputes, damage, litigation
and environmental issues, as well as positive events such as new lease agreements) that may cause the value
of a property to change materially and to promptly notify the Independent Valuation Advisor so that the
information may be reflected in our real estate portfolio valuation. Events may transpire that, for a period of
time, are unknown to us or the Independent Valuation Advisor that may affect the value of a property, and
until such information becomes known and is processed, the value of such asset may differ from the value
used to determine our NAV. In addition, although we may have information that suggests a change in value
of a property may have occurred, there may be a delay in the resulting change in value being reflected in
our NAV until such information is appropriately reviewed, verified and processed. For example, we may
receive an unsolicited offer from an unrelated third party to sell one of our assets at a price that is materially
different than the price included in our NAV. Or, we may be aware of a new lease, lease expiry, or entering
into a contract for capital expenditure. Where possible, adjustments generally will be made based on events
evidenced by proper final documentation. It is possible that an adjustment to the valuation of a property
may occur prior to final documentation if the Independent Valuation Advisor determines that events warrant
adjustments to certain assumptions (including probability of occurrence) that materially affect value.
However, to the extent that an event has not yet become final based on proper documentation, its impact on
the value of the applicable property may not be reflected (or may be only partially reflected) in the
calculation of our NAV.

Our NAV and the NAV of your shares may be diluted in connection with this and future securities
offerings.
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In connection with this offering, we incur fees and expenses, which will decrease the amount of
cash we have available for operations and new investments. In addition, because the prices of shares sold in
this offering will be based on our monthly NAV per share, this offering may be dilutive if our NAV
procedures do not fully capture the value of our shares and/or we do not utilize the proceeds accretively.
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In the future we may conduct other offerings of common stock (whether existing or new classes),
preferred stock, debt securities or of interests in our Operating Partnership. We may also amend the terms of
this offering. We may structure or amend such offerings to attract institutional investors or other sources of
capital. The costs of this offering and future offerings may negatively impact our ability to pay distributions
and your overall return.

Interest rate changes may cause volatility in our monthly NAV.

In accordance with our valuation procedures, we generally will use the fair value of our assets and
liabilities related to assets held for sale, if any, to determine our monthly NAV. The fair value of certain of
our assets and such liabilities may be very sensitive to interest rate changes, such as fixed rate borrowings
and interest rate hedges that are not intended to be held to maturity. As a result, changes in projected
forward interest rates may cause volatility in our monthly NAV.

You will experience dilution in the net tangible book value of your shares equal to the upfront offering
costs associated with your shares.

You will incur immediate dilution equal to the upfront costs of the offering associated with the sale
of your shares, including with respect to Class T shares sold in the primary offering, upfront selling
commissions and dealer manager fees, and with respect to all shares sold in the offering, organization and
offering expenses. This means that investors who purchase our shares of common stock will pay a price per
share that exceeds the amount available to us to purchase assets and therefore, the value of these assets upon
purchase.

You may be at a greater risk of loss than the Sponsor or the Advisor since our primary source of capital is
funds raised through the sale of shares of our common stock.

Because our primary source of capital is funds raised through the sale of shares of our common
stock, any losses that may occur will be borne primarily by you, rather than by the Sponsor or the Advisor.

You will not have the benefit of an independent due diligence review in connection with this offering,
which increases the risk of your investment.

Because the Advisor and the Dealer Manager are affiliates of, or otherwise related to, the Sponsor,
you will not have the benefit of an independent due diligence review and investigation of the type normally
performed by an independent underwriter in connection with a securities offering. This lack of an
independent due diligence review and investigation increases the risk of your investment.

The performance component of the advisory fee is calculated on the basis of the overall investment
return provided to holders of Fund Interests over a calendar year, so it may not be consistent with the
return on your shares.

The performance component of the advisory fee is calculated on the basis of the overall investment
return provided to holders of Fund Interests (i.e., our outstanding shares and OP Units held by third parties)
in any calendar year such that the Advisor will earn a performance component of the advisory fee equal to
the lesser of (1) 12.5% of (a) the annual total return amount less (b) any loss carryforward, and (2) the
amount equal to (x) the annual total return amount, less (y) any loss carryforward, less (z) the Hurdle
Amount. Therefore, if the annual total return amount exceeds the Hurdle Amount plus the amount of any
loss carryforward, then the Advisor will earn a performance component equal to 100% of such excess, but
limited to 12.5% of the annual total return amount that is in excess of the loss carryforward. The foregoing
calculations are performed based on the weighted-average number of outstanding Fund Interests during
the year and the weighted-average total return per Fund Interest. The “annual total return amount” referred
to above means all distributions paid or accrued per Fund Interest plus any change in NAV per Fund Interest
since the end of the prior calendar year, adjusted to exclude the negative impact on annual total return
resulting from our payment or obligation to pay, or distribute, as applicable, the performance component of
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the advisory fee as well as ongoing distribution fees (i.e., our ongoing class-specific fees). If the
performance component is being calculated with respect to a year in which we complete a Liquidity Event
(if any), for purposes of determining the “annual total return amount,” the change in NAV per Fund Interest
will be deemed to equal the difference between the NAV per Fund
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Interest as of the end of the prior calendar year and the value per Fund Interest determined in connection
with such Liquidity Event, as described in “The Advisor and the Advisory Agreement—The Advisory
Agreement—Advisory Fee and Expense Reimbursements.” The “loss carryforward” referred to above will
track any negative annual total return amounts from prior years and offset the positive annual total return
amount for purposes of the calculation of the performance component of the advisory fee. The loss
carryforward was zero as of the effective date of the Advisory Agreement. Therefore, payment of the
performance component of the advisory fee (1) is contingent upon the overall return to the holders of Fund
Interests exceeding the Hurdle Amount plus the amount of any loss carryforward, (2) will vary in amount
based on our actual performance and (3) cannot cause the overall return to the holders of Fund Interests for
the year to be reduced below 5.0%.

As aresult of the manner in which the performance component is calculated, as described above,
the performance component is not directly tied to the performance of the shares you purchase, the class of
shares you purchase, or the time period during which you own your shares. The performance component
may be payable to the Advisor even if the NAV of your shares at the time the performance component is
calculated is below your purchase price, and the thresholds at which increases in NAV count towards the
overall return to the holders of Fund Interests are not based on your purchase price. Because of the class-
specific allocations of the ongoing distribution fee, which differ among classes, we do not expect the overall
return of each class of Fund Interests to ever be the same. However, if and when the performance
component of the advisory fee is payable, the expense will be allocated among all holders of Fund Interests
ratably according to the NAV of their units or shares, regardless of the different returns achieved by
different classes of Fund Interests during the year. Further, stockholders who redeem their shares during a
given year may redeem their shares at a lower NAV per share as a result of an accrual for the estimated
performance component of the advisory fee, even if no performance component is ultimately payable to the
Adpvisor for all or any portion of such calendar year. In addition, if the Advisor earns the performance
component of the advisory fee in any given year, neither of them will be obligated to return any portion of it
based on our subsequent performance. See “The Advisor and the Advisory Agreement—The Advisory
Agreement.”

The payment of fees and expenses to the Advisor and its affiliates and the Dealer Manager reduces the
cash available for distribution and increases the risk that you will not be able to recover the amount of
your investment in our shares.

The Advisor and the Dealer Manager perform services for us, including, among other things, the
selection and acquisition of our investments, the management of our assets, the disposition of our assets, the
financing of our assets and certain administrative services. We pay the Advisor and its affiliates and the
Dealer Manager fees and expense reimbursements for these services, which will reduce the amount of cash
available for further investments or distribution to our stockholders.

We will be required to pay substantial compensation to the Advisor and its affiliates or related parties,
which may be increased or decreased during this offering or future offerings by a majority of our board
of directors, including a majority of the independent directors.

Subject to limitations in our charter, the fees, compensation, income, expense reimbursements,
interest and other payments that we will be required to pay to the Advisor and its affiliates or related parties
may increase or decrease during this offering or future offerings from those described in the “Management
Compensation” section if such change is approved by a majority of our board of directors, including a
majority of the independent directors. These payments to the Advisor and its affiliates or related parties will
decrease the amount of cash we have available for operations and new investments and could negatively
impact our ability to pay distributions and your overall return.
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We may have difficulty completely funding our distributions with funds provided by cash flows from
operating activities; therefore, we may use cash flows from financing activities, which may include
borrowings and net proceeds from primary shares sold in this offering, proceeds from the issuance of
shares under our distribution reinvestment plan, or other sources to fund distributions to our
stockholders. The use of these sources to pay distributions and the ultimate repayment of any liabilities
incurred could adversely impact our ability to pay distributions in future periods, decrease the amount of
cash we have available for operations and new investments and/or potentially impact the value or result
in dilution of your investment by creating future liabilities, reducing the return on your investment or
otherwise.

Until the proceeds from this offering are fully invested, and from time to time thereafter, we may
not generate sufficient cash flows from operating activities, as determined on a GAAP basis, to fully fund
distributions to you. To date, we have funded, and expect to continue to fund, distributions to our
stockholders, with cash flows from financing activities, which may include borrowings and net proceeds
from primary shares sold in this offering, proceeds from the issuance of shares under our distribution
reinvestment plan, proceeds from the sales of assets, or from our cash balances. Our charter does not
prohibit our use of such sources to fund distributions. We may be required to fund distributions from a
combination of some of these sources if our investments fail to perform as anticipated, if expenses are
greater than expected or as a result of numerous other factors. We have not established a cap on the amount
of our distributions that may be paid from any of these sources. Using certain of these sources may result in
a liability to us, which would require a future repayment. For the three months ended March 31, 2021 and
the year ended December 31, 2020, approximately 46.5% and 1.4%, respectively, of our total gross
distributions were paid from cash flows from operating activities, as determined on a GAAP basis, and
53.5% and 98.6%, respectively, of our total gross distributions were funded from sources other than cash
flows from operating activities, as determined on a GAAP basis; specifically 0% and 20.2%, respectively,
of our total gross distributions were paid from cash provided by expense support from the Advisor, 2.6%
and 28.6%, respectively, of our total gross distributions were funded with proceeds from financing activities
and 50.9% and 49.8%, respectively, of our total gross distributions were funded with proceeds from shares
issued pursuant to our distribution reinvestment plan.

The use of the sources described above for distributions and the ultimate repayment of any
liabilities incurred, as well as the payment of distributions in excess of our FFO, could adversely impact our
ability to pay distributions in future periods, decrease the amount of cash we have available for operations
and new investments and reduce your overall return and adversely impact and dilute the value of your
investment in shares of our common stock. To the extent distributions in excess of current and accumulated
earnings and profits (i) do not exceed a stockholder’s adjusted basis in our stock, such distributions will not
be taxable to a stockholder, but rather a stockholder’s adjusted basis in our stock will be reduced; and
(ii) exceed a stockholder’s adjusted tax basis in our stock, such distributions will be included in income as
long-term capital gain if the stockholder has held its shares for more than one year and otherwise as short-
term capital gain.

In addition, the Advisor or its affiliates could choose to receive shares of our common stock or
interests in the Operating Partnership in lieu of cash or deferred fees or the repayment of advances to which
they are entitled, and the issuance of such securities may dilute your investment in shares of our common
stock.

There is very limited liquidity for our shares of common stock. If we do not effect a Liquidity Event, it
will be very difficult for you to have liquidity for your investment in shares of our common stock.

On a limited basis, you may be able to have your shares redeemed through our share redemption
program. However, in the future we may also consider various Liquidity Events. There can be no assurance
that we will ever seek to effect, or be successful in effecting, a Liquidity Event. Our charter does not require
us to pursue a Liquidity Event or any transaction to provide liquidity to our stockholders. If we do not effect
a Liquidity Event, it will be very difficult for you to have liquidity for your investment in shares of our
common stock other than limited liquidity through any share redemption program.
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We currently do not have research analysts reviewing our performance.

We do not have research analysts reviewing our performance or our securities on an ongoing basis.
Therefore, we do not have an independent review of our performance and value of our common stock
relative to publicly traded companies.

The availability and timing of cash distributions to our stockholders is uncertain.

We bear all expenses incurred in our operations, which are deducted from cash funds generated by
operations prior to computing the amount of cash from operations available for distributions to our
stockholders. In addition, there are ongoing distribution fees payable on Class T shares and Class W shares,
which will reduce the amount of cash available for distribution to holders of Class T shares and Class W
shares. Distributions could also be negatively impacted by the failure to deploy available cash on an
expeditious basis, the inability to find suitable investments that are not dilutive to distributions, potential
poor performance of our investments, an increase in expenses for any reason (including expending funds for
redemptions in excess of the proceeds from our distribution reinvestment plan) and due to numerous other
factors. Any request by the holders of our OP Units to redeem some or all of their OP Units for cash may
also impact the amount of cash available for distribution to our stockholders. In addition, our board of
directors, in its discretion, may retain any portion of such funds for working capital. There can be no
assurance that sufficient cash will be available to make distributions to you or that the amount of
distributions will increase and not decrease over time. Should we fail for any reason to distribute at least
90% of our REIT taxable income (determined without regard to the dividends paid deduction and excluding
any net capital gain), we would not qualify for the favorable tax treatment accorded to REITSs.

If we internalize our management functions, the percentage of our outstanding shares of common stock
owned by our other stockholders could be reduced, we could incur other significant costs associated with
being self-managed, and any internalization could have other adverse effects on our business and
financial condition.

At some point in the future, we may internalize the functions performed for us by the Advisor. The
method by which we could internalize these functions could take many forms. We may hire our own group
of executives and other employees or we may acquire the Advisor or its assets, including its existing
workforce. Any internalization transaction could result in significant payments to the owners of the
Adpvisor, including in the form of our stock which could reduce the percentage ownership of our then
existing stockholders and concentrate ownership in the Sponsor. In addition, there is no assurance that
internalizing our management functions will be beneficial to us and our stockholders. For example, we may
not realize the perceived benefits because of the costs of being self-managed or we may not be able to
properly integrate a new staff of managers and employees or we may not be able to effectively replicate the
services provided previously by the Advisor or its affiliates. Internalization transactions have also, in some
cases, been the subject of litigation. Even if these claims are without merit, we could be forced to spend
significant amounts of money defending claims which would reduce the amount of funds available for us to
invest in real estate assets or to pay distributions.

If another investment program, whether sponsored by the Sponsor or otherwise, hires the current
executives or key personnel of the Advisor in connection with an internalization transaction or otherwise,
or if we were to internalize our management but cannot retain some or all of our current executives or
key personnel of the Advisor, our ability to conduct our business may be adversely affected.

We will rely on key personnel of the Advisor to manage our day-to-day operating and acquisition
activities. In addition, all of our current executives and other key personnel of the Advisor may provide
services to one or more other investment programs, including other public investment programs sponsored
or advised by affiliates of the Sponsor. These programs or third parties may decide to retain or hire some or
all of our current executives and the Advisor’s other key personnel in the future through an internalization
transaction or otherwise. If this occurs, we may not be able to retain some or all of our current executives
and other key personnel of the Advisor who are most familiar with our business and operations, thereby
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relationship with the Sponsor, which also may adversely affect our ability to conduct our business.
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We have broad authority to incur debt, and high debt levels could hinder our ability to make distributions
and could decrease the value of an investment in shares of our common stock.

Under our charter, we have a limitation on borrowing which precludes us from borrowing in
excess of 300% of the value of our net assets, provided that we may exceed this limit if a higher level of
borrowing is approved by a majority of our independent directors. High debt levels could cause us to incur
higher interest charges, could result in higher debt service obligations, could be accompanied by restrictive
covenants, and generally could make us subject to the risks associated with higher leverage. These factors
could limit the amount of cash we have available to distribute and could result in a decline in the value of an
investment in shares of our common stock.

RISKS RELATED TO OUR GENERAL BUSINESS OPERATIONS AND OUR CORPORATE
STRUCTURE

Due to the acquisition of Black Creek Group’s U.S. real estate investment advisory and distribution
business by Ares, the management and personnel of Black Creek Group, our investment strategy and our
business strategy may change without stockholder approval.

On July 1, 2021, Ares closed on the acquisition of Black Creek Group’s U.S. real estate
investment advisory and distribution business, including our former advisor. We believe that Ares intends to
continue to operate the business of Black Creek Group consistent with past practice. On the same date, our
former advisor assigned the Advisory Agreement to our new Advisor. The principals of Black Creek Group,
the rest of the management team and our current officers are expected to continue to serve in their roles
with respect to our Company for the foreseeable future, although certain Ares personnel are expected to join
our board of directors and have joined the Advisor’s management team and investment committee. We
intend to continue to operate as a NAV-based REIT with no targeted liquidity window primarily focused on
investing in and operating institutional-quality bulk distribution, light industrial and last-mile distribution
facilities and other industrial properties that are leased to creditworthy corporate customers. Any changes to
our board of directors, management team or investment policies will require approval of our board of
directors. Although such changes may be made in the future, no such changes have been approved at this
time. However, the members of the management team at Black Creek Group and our Company may
eventually change, including the position currently held by Messrs. Mulvihill and Zucker. We expect to
appoint a representative of Ares to our board of directors. We may also approve changes to our investment
policies and business strategies. Stockholders in our Company should be aware of the risk that these aspects
impose on our management and that our Company’s overall management strategy could change without
stockholder approval.

We could face challenges related to the integration of Black Creek into the business, operations and
corporate culture of Ares, the allocation of corporate resources, and the retention of Black Creek
personnel, which could adversely impact our business and reduce the synergies that we expect to benefit
firom as a result of the transaction.

The integration of Black Creek Group into the business of Ares could present challenges that are
often encountered by the surviving companies of similar corporate transactions (e.g., issues involving the
integration of corporate cultures or infrastructure), in addition to unanticipated challenges, which could divert
time and attention away from the activities of our Company.

As a result of the transaction, there may be future changes to the composition of our senior
management team and investment professionals. The loss of one or more key people at the Advisor who are
expected to continue to serve in their respective roles following the closing of the transaction could have a
material adverse effect on our performance.

Former employees of Black Creek Group, in their capacities at Ares, are expected to work on new
projects or accounts that they were not involved in when Black Creek was a standalone business. As a result
of the transaction and related integration of certain Black Creek Group personnel, conflicts may arise in
the allocation of certain personnel and other resources. Different entities and persons may be performing
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different roles and devoting different levels of attention to our Company as compared to the individuals and
entities performing these functions prior to the closing of the transaction.

There will not be a complete overlap in the team of management professionals, and the roles of
various team members, as between our Company and prior investment vehicles sponsored by Ares and Black
Creek Group, respectively. Investors should consider this when reviewing historical information about our
Sponsor and Black Creek Group in this prospectus.
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If we are delayed in finding or unable to find suitable investments, we may not be able to achieve our
investment objectives and make distributions to our stockholders.

We could suffer from delays in identifying suitable investments due to, among other factors,
competition we face for real property investments from other REITs and institutional investors, as well as
from certain other entities sponsored or advised by affiliates of the Sponsor, which may have greater
financial resources than we do, may be able to accept more risk than we can and may possess other
significant competitive advantages over us, including a lower cost of capital. Because we are conducting
this offering on a “best efforts” basis over time, our ability to commit to purchase specific assets will also
depend, in part, on the amount of proceeds we have received at a given time. If we are delayed in finding or
unable to find suitable investments, we may not be able to achieve our investment objectives, make
distributions to you or continue to fund distributions from sources other than cash flows from operating
activities. In addition, such delays in our ability to find suitable investments would increase the length of
time that offering proceeds are held in short term liquid investments that are expected to only produce
minimal returns.

We anticipate that our investments will continue to be concentrated in the industrial real estate sector
and primarily in the largest distribution and logistics markets in the U.S., and our business could be
adversely affected by an economic downturn in that sector or in those geographic areas.

We anticipate that our investments will continue to be concentrated in the industrial real estate
sector and primarily in the largest distribution and logistics markets in the U.S. Such industry concentration
may expose us to the risk of economic downturns in this sector, such as downturns that may result from
economic uncertainty with respect to imports and international trade or changes to trade agreements, to a
greater extent than if our business activities included investing a more significant portion of the net
proceeds of this offering in other sectors of the real estate industry; and such market concentrations may
expose us to the risk of economic downturns in these areas. As of December 31, 2020, 18.3%, 11.0%,
10.5% and 10.4% of our total annualized base rent of our consolidated and unconsolidated properties
(assuming 100% ownership of our unconsolidated properties) was concentrated in the Southern California,
Dallas, Pennsylvania, and New Jersey markets, respectively. As a result of this geographic concentration,
our business is dependent on the economy in these markets generally, and on the respective markets for
industrial property demand in particular, which could expose us to greater economic risks than if we were
invested in a more geographically diverse portfolio. In addition, if our customers are concentrated in any
particular industry, any adverse economic developments in such industry could expose us to additional
risks. These concentration risks could negatively impact our operating results and affect our ability to make
distributions to our stockholders.

Compliance with the SEC’s Regulation Best Interest by participating broker dealers may negatively
impact our ability to raise capital in this offering, which would harm our ability to achieve our
investment objectives.

Commencing June 30, 2020, broker dealers are required to comply with Regulation Best Interest,
which, among other requirements, establishes a new standard of conduct for broker dealers and their
associated persons when making a recommendation of any securities transaction or investment strategy
involving securities to a retail customer. The full impact of Regulation Best Interest on participating broker
dealers cannot be determined at this time, and it may negatively impact whether participating broker dealers
and their associated persons recommend this offering to certain retail customers. In particular, under SEC
guidance concerning Regulation Best Interest, a broker dealer recommending an investment in our shares
should consider a number of factors, including but not limited to cost and complexity of the investment and
reasonably available alternatives in determining whether there is a reasonable basis for the recommendation.
Broker dealers may recommend a more costly or complex product as long as they have a reasonable basis to
believe it is in the best interest of a particular retail customer. However, if broker dealers instead choose
alternatives to our shares, many of which likely exist, our ability to raise capital may be adversely affected.
If Regulation Best Interest reduces our ability to raise capital in this offering, it would harm our ability to
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We are dependent on customers for revenue and our inability to lease our properties or to collect rent
firom our customers will adversely affect our results of operations and returns to you.

Our revenues from property investments depend on the creditworthiness of our customers and
would be adversely affected by the loss of or default by significant customers. Much of our customer base is
comprised of non-rated and non-investment grade customers. As of December 31, 2020, our top five
customers represented 22.8% of our total annualized base rent of our consolidated and unconsolidated
properties (assuming 100% ownership of our unconsolidated properties), our top ten customers represented
31.7% of our total annualized base rent of our consolidated and unconsolidated properties (assuming 100%
ownership of our unconsolidated properties) and there was one customer that individually represented more
than 5.0% of our total annualized base rent of our consolidated and unconsolidated properties (assuming
100% ownership of our unconsolidated properties). Our results of operations are currently substantially
dependent on our top customers, and any downturn in their businesses could have a material adverse effect
on our operations. In addition, certain of our properties are occupied by a single customer, and as a result,
the success of those properties depends on the financial stability of that customer. Lease payment defaults
by customers could impact operating results, causing us to lower our NAV, reduce the amount of
distributions to our stockholders, or could force us to find an alternative source of funding to pay any
mortgage loan interest or principal, taxes, or other obligations relating to the property. In the event of a
customer default, we may also experience delays in enforcing our rights as landlord and may incur
substantial costs in protecting our investment and re-leasing our property. If a lease is terminated, the value
of the property may be immediately and negatively affected and we may be unable to lease the property for
the rent previously received or at all or sell the property without incurring a loss.

A prolonged national or world-wide economic downturn or volatile capital market conditions could harm
our operations, cash flows and financial condition and lower returns to you.

If disruptions in the capital and credit markets occur, they could adversely affect our ability to
obtain loans, credit facilities, debt financing and other financing, or, when available, to obtain such
financing on reasonable terms, which could negatively impact our ability to implement our investment
strategy.

If these disruptions in the capital and credit markets should occur as a result of, among other
factors, uncertainty, changing regulation, changes in trade agreements, reduced alternatives or additional
failures of significant financial institutions, our access to liquidity could be significantly impacted. For
example, customers and potential customers of our properties operate in industries including e-commerce,
traditional retail, third-party logistics, warehousing and manufacturing, all of which may be adversely
impacted by recently enacted and proposed changes to U.S. foreign trade policies, including tariffs and
other impositions on imported goods, trade sanctions imposed on certain countries, the limitation on the
importation of certain types of goods or of goods containing certain materials from other countries and other
policies. Prolonged disruptions could result in us taking measures to conserve cash until the markets
stabilize or until alternative credit arrangements or other funding for our business needs could be arranged.
Such measures could include deferring investments, reducing or eliminating the number of shares redeemed
under our share redemption program and reducing or eliminating distributions we make to you.

We believe the risks associated with our business are more severe during periods of economic
downturn if these periods are accompanied by declining values in real estate. For example, a prolonged
economic downturn could negatively impact our property investments as a result of increased customer
delinquencies and/or defaults under our leases, generally lower demand for rentable space, potential
oversupply of rentable space leading to increased concessions, and/or tenant improvement expenditures, or
reduced rental rates to maintain occupancies. Our operations could be negatively affected to a greater extent
if an economic downturn occurs, is prolonged or becomes more severe, which could significantly harm our
revenues, results of operations, financial condition, liquidity, business prospects and our ability to make
distributions to you.
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The outbreak of the novel coronavirus, or COVID-19, has caused severe disruptions in the U.S. and
global economy and which can result in an adverse impact on our financial condition and results of
operations. This impact could be materially adverse to the extent the current COVID-19 outbreak, or
future pandemics, cause customers to be unable to pay their rent or reduce the demand for commercial
real estate, or cause other impacts described below.

In December 2019, a novel strain of coronavirus (COVID-19) was reported to have surfaced in
Wuhan, China. COVID-19 has since spread to over 100 countries, including the United States. COVID-19
has also spread to every state in the United States. On March 11, 2020 the World Health Organization
declared COVID-19 a pandemic, and on March 13, 2020 the United States declared a national emergency
with respect to COVID-19.

The COVID-19 outbreak has had, and future pandemics could have, a significant adverse impact
on economic and market conditions of economies around the world, including the United States, and could
trigger a period of global economic slowdown or global recession.

The effects of COVID-19 or another pandemic could adversely affect us and/or our customers due
to, among other factors:

e the unavailability of personnel, including executive officers and other leaders that are part of
the management team and the inability to recruit, attract and retain skilled person