
Credit Tenant - Medical Office - NNN

EXECUTIVE SUMMARY

HEALTHCARE 28, DST
Single-tenant medical 1031 Replacement property located in Tucson, AZ.

Offering Size:  $10,567,000 (ALL-CASH)

The building was purpose-built for BioLife  Plasma Services (“Tenant”) and the tenant 
signed a 15-year Abs. NNN lease which benefits from annual rental increases.

Property Identification:

Real property in the city of Tucson, County of Pima, State of Arizona, described as follows:

BLOCK 1, BIO-LIFE PLASMA SERVICES CENTER, ACCORDING TO THE PLAT OF RECORD IN THE 

COUNTY RECORDER OF PIMA COUNTY, ARIZONA, SEQUENCE NO. 2019-2910595.

1031 EXCHANGE REPLACEMENT PROPERTY

CONFIDENTIAL 
Investing in DST interests involves a high degree of risk. Before investing you should review the entire  

Confidential Private Placement Memorandum (“Memorandum”) including the section entitled “Risk Factors”



FORWARD LOOKING STATEMENTS
This communication and the Memorandum contain statements about operating and financial plans, terms and performance 
of the respective Properties ( the Properties) and other projections of future results. Forward-looking statements may be 
identified by the use of words such as “expects,” “anticipates,” “intends,” “plans,” “will,” “may,” “project” and similar expressions. 
The “forward-looking” statements are based on various assumptions that may prove to be incorrect and might not accurately 
predict future events or the actual performance of an investment. For more information about forward looking statements, see 
the section of the Memorandum entitled “A Warning About Forward Looking Statements.”

SUMMARY OF RISK FACTORS
The Memorandum contains more complete information regarding the investment and should be read in its entirety and the 
discussion under the section entitled “Risk Factors” should be carefully considered. The risks involved with an investment in the 
Interests include, but are not limited to:

•	 An investment in the Interests is speculative, illiquid and involves a high degree of risk. There is no guarantee that 
Investors will receive any return.

•	 No public market exists for the Interests, and it is highly unlikely that any such market will develop.
•	 There are substantial restrictions on transfers of the Interests.
•	 The Interests are not registered with the Securities and Exchange Commission or any state securities commissions.
•	 There is no specified time that the Properties will be liquidated and the Parent Trust may not be able to sell the Properties 

at a price equal to or greater than the purchase price paid for the Interests.
•	 Delaware statutory trusts are a relatively new vehicle for real estate investment and are inflexible vehicles to own real 

Property.
•	 Investors will have no voting rights and will have no control over management of the Parent Trust or the Properties.
•	 The Parent Trust and Parent Trust Manager have limited duties to Investors and limited powers.
•	 If the Properties are transferred (or the Parent Trust is converted) to the Springing LLC, Investors will likely lose their 

ability to participate in a future Section 1031 Exchange with respect to the transferred Properties.
•	 The Properties are subject to the risks generally associated with the ownership and operation of real estate including, 

without limitation, environmental concerns, competition, occupancy, unanticipated capital expenditures, maintenance 
costs or expenses, uninsured losses, easements and restrictions, and other real estate-related risks.

•	 The Sponsor and its affiliates will receive substantial compensation in connection with the Offering and in connection 
with the ongoing management and operation of the Properties and may be subject to conflicts of interest.

•	 An investment in the Interests involves certain tax risks.
•	 The Parent Trust is not providing any prospective Investor with separate legal, accounting or business advice or 

representation.
•	 Public health risk may affect the business performance of the Tenants.
•	 There is no guarantee that Investors will receive any return.
•	 Investors may lose some or all of their invested principal.

 

Investors must read this Memorandum in its entirety prior to investing, including information related to certain risk factors, 
including but not limited to, the investment, liquidity, real estate, financing, taxes, development, legal, and the company 
sponsoring the Offering. Any future results may differ significantly from those described herein. Prospective investors should 
not construe the contents of this Memorandum or any prior or subsequent communication by the Managing Broker-Dealer 
or Sponsor, as an investment recommendation or legal, tax, accounting, financial or other advice. Investors should consult a 
legal or tax advisor for information concerning their specific tax situations. Subject to certain regulatory requirements, the 
information contained herein is confidential, and only for the use of its intended recipient(s).

There can be no assurance that the objectives stated herein will be achieved.

CONFIDENTIAL 
Investing in DST interests involves a high degree of risk. Before investing you should review the entire  

Confidential Private Placement Memorandum (“Memorandum”) including the section entitled “Risk Factors”



THE PROPERTY AND TENANT
Four Springs Ten31 Xchange presents to qualified investors a single-tenant 
medical facility located in Tucson, AZ.

The Property is a 15,230 SF medical office building built in 2019. The building was purpose-built for 
BioLife  Plasma Services (“Tenant”) and the tenant signed a 15-year Abs. NNN lease which benefits from 
annual rental increases.

The Tucson plasma collection facility is in a high-density area on the east side of Tucson with frontage along 
a major east-west arterial roadway. Within a 5-mile radius, there are nearly  200,000 people and the broader 
Tucson MSA has a population over 1,000,000 people.

BioLife Plasma Services, a leader in high-quality plasma collection, plays a pivotal role in producing 
vital plasma-based therapies. As a subsidiary of Baxalta Inc., it has the financial backing of Takeda 
Pharmaceutical, a global pharmaceutical giant ranked among the top 10 by size. Takeda’s financial strength 
is reflected in its Baa1 credit rating from Moody’s Investor Services, underscoring a solid investment 
profile. Baxalta’s obligations, including lease guarantees, are supported by Takeda, enhancing BioLife’s 
financial stability.

Available for Section 1031 Exchange & Direct Investment

BioLife Plasma Services
8019 E Golf Links Road
Tucson, AZ 85710



HIGHLIGHTS
Investment Grade Guarantor
The lease guarantor, Baxalta, Inc, a wholly-owned subsidiary of Takeda Pharmaceutical Co. Ltd, is investment 
grade rated Baa1 by Moody’s Investor Services with a stable outlook.

Market Rents
Current rents of $36.36 per sf is at/below market for like-kind assets

Absolute NNN Lease Structure with Annual Increases
The lease offers rent growth and absolute NNN responsibilities allowing for a truly “hands-off” income. 

High-Quality Construction
This 2019 facility was built-to-suit for BioLife Plasma Services by a national developer. 

Strong MSA
The Tucson Metropolitan Statistical Area (MSA) showcases a low unemployment rate of 3.6% with a growing 
population and strong labor market.

 

What is Plasma used for?

Blood plasma is the liquid part of blood that carries nutrients, hormones, 
and proteins throughout the body. It is used to create medicines for 
people with immune deficiencies and clotting disorders, helping their 
blood to clot properly. Plasma is also used in emergency medicine to 
treat conditions like shock, burns, and trauma by replacing lost blood 
volume and helping with clotting.

 

PROPERTY SUMMARY
Tenant: BioLife Plasma Services L.P.

Guarantor: Baxalta Incorporated (payment guaranty)

Address: 8019 E. Golf Links Road, Tucson, AZ  

Square Feet: 15,230 

Acres: 3.89

Lease Expiration Date: 12/31/2034

Lease Type: Abs. NNN (no landlord responsibilities)

Renewal Options: Three (3), 5-year renewal options with 5% 
rental increases each period

Year Built (1): 2019

Current Rent: $552,960 (next increase 12/20/2024)

Rent Escalations: 1.0% per annum 

Rent per Square Foot: $36.36 



THE TENANT
BioLife Plasma Services is an industry leader in the collection of high-
quality plasma that is processed into life-saving plasma-based therapies. 
BioLife Plasma Services is a subsidiary of Baxalta Inc. (“Baxalta”), the 
guarantor to the lease. Baxalta has gone through multiple mergers and 
acquisitions in recent years. On June 3, 2016, Baxalta (BioLife’s parent) 
was acquired by Shire Plc. On January 8, 2019, Japanese company 
Takeda Pharmaceutical Company Limited (“Takeda”, “Company”) (TSE:4502/NYSE:TAK) acquired Shire, 
making Takeda one of the top 10 largest  pharmaceutical companies in the world. In the fiscal year ended 
March 31, 2023, Takeda generated $29.8 billion of revenues. Takeda was upgraded from Baa2 to Baa1 by 
Moody’s Investor Services with a ‘stable’ outlook on June 27, 2023. 

 

PLASMA OVERVIEW
What is Plasma?

Plasma is the liquid component of your blood that contributes to 55% of your blood’s total volume.

About seven percent of plasma is made up of vital proteins involved in numerous crucial functions in the 
blood, such as in the formation of blood clots, fighting infections, and the transport of different substances 
to and from the body.

What are the Functions of Plasma?

• Maintaining healthy blood pressure and circulation

• Supplying critical proteins for blood clotting and immunity

• Carrying of electrolytes like potassium and sodium to the muscles

• Maintaining a healthy pH balance in the body 

 
Source: 
https://aboplasma.com/what-is-plasma-and-why-is-it-important/
Source:
What is Plasma? Plasma Donation & Importance (clevelandclinic.org)



BLOOD PLASMA COLLECTION
The Plasma Industry is a $29 Billion Industry

Global demand for plasma-derived therapies is increasing, driven 
by an aging population, clinical successes, and applications for 
widespread diseases and rare conditions.

The US plasma industry has seen significant growth, with plasma 
collections growing at a ~9% annual rate from 2010 to 2022, and 
the number of collection centers more than doubling to over 1,100 
by the start of 2023

Despite advances in medical science, there is currently no synthetic 
substitute for human plasma, underscoring the critical importance 
of plasma donations for the production of plasma-derived therapies​

United States Department of Homeland Security has 

plasma collection explicitly noted in the essential 

service criteria because of the lifesaving therapies many 

people rely on daily. 

Plasma Market Size in 2023 

USD $29.4 Billion
Revenue Forecast in 2032 

USD $57.0 Billion
Growth Rate (2022-2030) 

7.3%

Source:  https://www.polarismarketresearch.com/industry-analysis/global-blood-plasma-market
Source: https://ispe.org/pharmaceutical-engineering/ispeak/resurgence-plasma-trends-industry
Source: https://marketingresearchbureau.com/collecting-plasma-in-the-us-ecosystem-analysis-cost-benchmarking-forecast-to-2032/



TUCSON MSA OVERVIEW
Location | 8019 E Golf Links Road, Tucson, AZ 85710

The subject property is located within the city of Tucson, which is part of the Tucson MSA (Pima County). 
Pima County is the second largest county by population in Arizona, and is in the south-central portion of the 
state.  

The asset is situated in a retail corridor surrounded by a high density residential single-family home 
development. Nearby are numerous major department or discount retails, retail-strip facilities, convenience 
stores, auto sales facilities, restaurants, and shopping centers.  Golf Links Road is an east-west arterial 
roadway that connects with I-210, a thoroughfare connecting SE Tucson with Downtown Tucson. 

Tucson Metropolitan Statistical Area 

The Tucson Metropolitan Statistical Area (MSA) has shown a diverse economic profile with notable figures 
in employment and industry growth. As of the latest available data, the civilian labor force in Tucson was 
approximately 502,800 individuals, with employment at about 484,700, indicating a low unemployment rate 
of 3.6%. 

The Tucson MSA has seen a growth in the total nonfarm employment sector, with an increase of 0.8% over 
12 months, signaling steady economic development. Specifically, sectors such as mining and logging have 
shown a significant 12-month percentage change, maintaining a workforce of around 2,300. The construction 
industry has also experienced growth, employing about 
20,600 workers, pointing towards a thriving real estate and 
infrastructure sector.

The manufacturing sector, employing roughly 29,900 workers, 
also reflects positive growth, an indicator of industrial 
health and potential for innovation. Financial activities 
have witnessed a notable increase, with a 7.1% growth, and 
currently employ about 21,000 individuals.



THE MARKET
FSC Healthcare 28, DST is located in a densely populated, residential part 
of Tucson on a main thoroughfare that connects the eastern suburbs 
with downtown Tucson. 

The asset is situated in a retail corridor surrounded by a high density 
residential single-family home development. Nearby are numerous major 
department or discount retails, retail-strip facilities, convenience stores, 
auto sales facilities, restaurants, and shopping centers.  Golf Links Road 
is an east-west arterial roadway that connects with I-210, a thoroughfare 
connecting SE Tucson with Downtown Tucson.

The subject property is located 
within the city of Tucson, which 
is part of the Tucson MSA 
(Pima County). Pima County is 
the second largest county by 
population in Arizona, and is in 
the south-central portion of the 
state.  

Tucson, Arizona
Tucson is the county seat of Pima County, Arizona, and is the second largest 
city in Arizona after Phoenix. The metropolitan area has a population of 
approximately one million people. The University of Arizona is one of the 
elected members of the Association of American Universities and is the 
only representative from the state of Arizona to this group.

United States

Tucson, AZ



Disclaimer
Important Information: 

This presentation has been prepared by Four Springs Capital (“FSC”) solely for informational purposes and does 
not purport to contain all of the information that may be relevant. While the forward-looking statements reflect 
FSC good faith beliefs, they are not guarantees of future performance. In light of these risks and uncertainties, 
the forward-looking events discussed in this presentation might not occur as described, or at all. Interested 
parties should conduct their own investigation and analysis of FSC. Such factors include but are not limited to 
our ability to acquire new property, financial projections, the effect of economic conditions and/or other factors 
outside the control of the Company. The information herein is believed to be reliable, however the accuracy 
and completeness of the information is not guaranteed. It is intended to be general information only and not 
to provide personal investment advice and it does not take into account the specific investment objectives, 
financial situation and the particular needs of any specific person. 

This does not constitute an offer to buy or sell any security. Such an offer may only be made by means of a 
Private Placement Memorandum (PPM) and only through a registered Broker/Dealer.  Offering facts and terms 
are controlled by the PPM. All investments and tax strategies have risks. Many investments are illiquid by nature.  
There is no recognized secondary market and you may be unable to sell your interests prior to liquidation.   
Investors should perform their own due diligence before considering any investment in our company. Investment 
objectives may not be reached if there are significant changes in the economic and regulatory environment 
affecting real estate.  Past performance and/or forward looking statements are never an assurance of future 
results.

Securities offered through Third Seven Capital, LLC, Member FINRA/SIPC.   Four Springs Capital and Third 
Seven Capital, LLC are not affiliated. 

CONFIDENTIAL 
Investing in DST interests involves a high degree of risk. Before investing you should review the entire  

Confidential Private Placement Memorandum (“Memorandum”) including the section entitled “Risk Factors”


