
P A L I H O U S E

Monteagle
An icon reimagined.  A mountain escape redefined.

C O N F I D E N T I A L   ·   B O U T I Q U E  H O S P I T A L I T Y  O P P O R T U N I T Y

A  D E S I G N  H O T E L S  M E M B E RM A R R I O T T  B O N V O YO P E R A T E D  B Y  P A L I S O C I E T Y

133
K E Y S

68 casitas + 65 lodge

$96.8M
T O T A L  C O S T

153-year-old campus

24.4%
L P  I R R

with CDD + Option 5 waterfall

3.04x
L P  E Q U I T Y  M U L T I P L E

$1 in → $3.04 out

E X E C U T I V E  S U M M A R Y

College Street Partners, in partnership with Palisociety, is transforming the historic 153-year-old DuBose Conference Center
campus in Monteagle, Tennessee into a 133-key Palihouse mountain resort. Adaptive reuse of the National Register-listed
Claiborne Hall is paired with 68 new-build casitas targeting the highest ADR tier, in a market with virtually no direct competition.
Financed with senior debt, LP/GP equity, and $10.65M of sales-tax-backed CDD proceeds — plus $3.96M Federal HTC and $2.23M TIF.

R E T U R N  M E T R I C S  —  L P

W I T H O U T  C D D W I T H  C D D

LP IRR 17.9% 24.4%
LP Equity Multiple 2.57x 3.04x
Levered IRR 18.7% 30.8%
Unlevered IRR 13.8% 16.5%
Project Equity Multiple 2.85x 3.92x
LP Equity Required $34.7M $27.1M

S O U R C E S  &  U S E S   ·   $ 9 6 . 3 7 M

S O U R C E S

Senior Construction Loan $56.00M 58%

LP + GP Equity (90/10) $30.15M 31%

CDD Net Proceeds $10.65M 11%

T A X  C R E D I T S  &  I N C E N T I V E S  ( M E M O )

Federal HTC $3.96M operating-period
TIF distributions $2.23M Years 4-8

S E N I O R  D E B T   ·   W I L S O N  B A N K  &  T R U S T  ( E X E C U T E D  A U G  2 0 2 6 )
$51.43M drawn  ·  up to $62.66M capacity (65% LTC)
7.25% locked, 60-mo initial term  ·  25-yr amortization

S T A B I L I Z E D  E C O N O M I C S   ·   Y E A R  3

Total Revenue $22.5M
Gross Operating Income $15.0M 66.7%

Net Operating Income $11.3M Yr 3 run-rate

Sale Valuation (Yr 8) $150.8M 7.5% cap

Yield on Cost 11.7% untrended

P A R T N E R S

O P E R A T O R Palisociety — 20+ boutique properties
D I S T R I B U T I O N Design Hotels + Marriott Bonvoy (signed)
S E N I O R  D E B T Wilson Bank & Trust (executed)
D E S I G N Pfeffer Torode + LandDesign
S P O N S O R College Street Partners (CSP)

T I M E L I N E

Sep 2025 Predevelopment
Sep 2026 Capitalization close
2026-2028 Design, permitting, construction
Q2 2029 Grand opening
Year 3 Stabilization  ·  $11.3M NOI
Aug 2032 Sale event  ·  $150.8M @ 7.5% cap

W H Y  P A L I H O U S E  M O N T E A G L E

NO DIRECT COMP

The Tennessee Cumberlands have
no comparable boutique resort.
Existing hospitality is dated
motels and independent inns —
Palihouse Monteagle enters
uncontested at the top of the
market.

TAX CREDIT  STACK

CDD ($10.65M net), federal HTC
($3.96M), and TIF ($2.23M)
reduce LP equity requirement and
lift returns without adding
leverage — three layers of
public-finance support.

PROVEN OPERATOR

Palisociety operates 20+ boutique
properties. Design Hotels +
Marriott Bonvoy affiliation is
signed — proven distribution and
rate premium out of the gate, not
aspirational.

HERITAGE +  Y IELD

Adaptive reuse of the National
Register 1924 Claiborne Hall,
paired with 68 new casitas at the
top of the ADR stack
($875/night). Rare combination of
story and yield.

R E Q U E S T  D A T A  R O O M  A C C E S S   ·   R Y A N  M .  M O S E S   ·   r y a n @ a d a p t . l a n d
Confidential. This one-pager is a summary of information about a possible investment in College Street Partners and does not constitute an offer to sell or a solicitation of an offer to
buy securities. All information is qualified in its entirety by the full Offering Memorandum and definitive documents. · Model v2.5 (Option 5 waterfall) · updated Aug 17, 2026.


