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IMPORTANT NOTICE 

Forward Looking Statements: Any Statements That Express Or Involve Discussions With Respect To 

Predictions, Goals, Expectations, Beliefs, Plans, Projections, Objectives, Assumptions, Or Future Events 
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Or Performance Are Not Statements Of Historical Fact And May Be “Forward Looking Statements”.  

Forward Looking Statements Are Based On Expectations, Estimates And Projections At The Time The 

Statements Are Made That Involve A Number Of Risks And Uncertainties Which Could Cause Actual 

Results Or Events To Differ Materially From Those Presently Anticipated. 

This Business Plan Contains Forward Looking Statements And Projections That May Address, Among 

Other Things, The Vacation Rentals And Ski Resort And Ancillary Projects Development And Strategy, 

Projected Construction Times, Expansion Strategy, Development Of Services, Use Of Proceeds, Projected 

Revenue And Capital Expenditures, Operating Costs, Liquidity, Job Creation, Economic Modeling, 

Development Of Additional Revenue Sources, Development And Maintenance Of Profitable Marketing, 

Management And Maintenance Alliances, Ability To Develop “Resort” Identification And National And 

International Expansion, And General Partner’s Statements Of Experience And Expectations. No 

Assurance Can Be Made Nor Is Any Assurance Given In Any Form Implied Or Otherwise That These 

Forecasts Will Prove Accurate.  Neither The General Partner Nor The Limited Partnership Has Any 

Obligation To Revise Or Update Any Forward Looking Statement(s) For Any Reason. 

These Statements May Be Also Found In The Sections Of the Q Burke Mountain Resort, Hotel and 

Conference Center L.P. Offering Memorandum Entitled “Summary Of Offering”, “Risk Factors”, “Use Of 

Proceeds”, “The Partnership’s Business Plan” And In The Offering Memorandum Generally.  Actual 

Results Could Differ Materially From Those Anticipated In These Forward Looking Statements And 

Projections As A Result Of Various Factors, Including All Risks Discussed In “Risk Factors” Within The 

Offering Memorandum.  Prospective Investors Should Carefully Consider All These Risks, In Addition To 

The Other Information Contained Within The Offering Memorandum Before Deciding Whether To Invest 

In The Partnership. 

 

 

 

 

 

 

 

 

 

 

The Partnership And Its Business 
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Q Burke Mountain Resort, Hotel and Conference Center L.P. is a Vermont Limited Partnership with its 

principal place of business in East Burke, Vermont (sometimes referred to herein as the “Partnership” or 

“Limited Partnership”), at the site of the Burke Mountain Resort (sometimes referred to herein as the 

“Resort”, “Burke Mountain”, or “Burke Mountain Resort”) owned and operated by Q-Burke Mountain 

Resort, LLC (The “Resort Owner”). The following summary of principal objectives and activities including 

financial reports and supporting schedules is included in the Offering Memorandum for the benefit of 

potential investors wishing to invest in the Partnership (the “Offering”) and should be read in its 

entirety. Important Notice: See Offering Memorandum: Risk Factors “Forward Looking Statements”. 

 

The Project – A Brief Overview 

Using funds raised in the Offering by the Limited Partnership, constructing and erecting within the 

Resort (i) the Q Burke Mountain Lodge & Conference Center 112 Luxury Guest Suites, 8,000 sq. ft. Mixed 

Use Conference Space, Leisure and Commercial Services, and (ii) a Tennis Complex, Indoor Aquatic 

Center and expanded Mountain Biking facilities (sometime collectively referred to herein as the 

“Project”). All improvements will be located within the Burke Mountain Resort, East Burke Vermont, a 

targeted employment area designated as rural with a current population of less than 20,000 people 

within the State of Vermont, a USCIS Designated Regional Center overseen by the State of Vermont’s 

Agency of Commerce and Community Development (“VACCD”). 

The State of Vermont – A USCIS Designated Regional Center 

In June 1997, The state of Vermont, Agency of Commerce and Community Development (ACCD), was 

granted a designation as an Approved Regional Center by the then Immigration and Naturalization 

Service.  The designation was renewed and the activities extended in March of 2007.  A qualifying 

investment in a commercial enterprise situated within the State of Vermont Regional Center, may assist 

investors in an approved Project that fosters economic expansion through greater regional productivity, 

job creation or additional domestic capital investment to become eligible for admission to the United 

States of America As Lawful Permanent Residents. 

Burke Mountain Resort is a Ski and Biking Resort complex established for over 50 years, located in East 

Burke Vermont and also located within the State of Vermont Regional Center.  This Project has been 

structured so that foreign investors may meet the requirements under 8 U.S.C. 1153 (B)(5)(A) – (D); INA  

203 (B)(5)(A)-(D) of the Immigration and Nationality Act (The “ACT”) and qualify under the EB-5 program 

(The “Program”) to become eligible for admission to the United States of America as Lawful Permanent 

Residents with the Investor’s Qualifying Family Members. 

In November 2012 VACCD executed a preliminary memorandum of understanding (the “MOU”) to 

authorize this Project as a qualifying investment in a new commercial enterprise situated within 

Vermont Regional Center.  An amended and restated MOU was executed by VACCD and the Limited 

Partnership in connection with the Project on June 14, 2013, a copy of which is incorporated as an 

exhibit to the Offering Memorandum.  
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Project Summary 

 

The Q Burke Mountain Resort, Hotel and Conference Center EB-5 Project is phase one of the Burke 

Mountain Resort master development plan for the resort and will comprise: 

(1) Acquisition of Title to One (1) or more parcels of real estate at the Resort from the Resort Owner, 

and constructing and erecting new hotel building(s) with 112 deluxe rooms and suites, and offering a 

conference center and outdoor pool, that will be owned by the Partnership and operated by an affiliate 

of the Resort Owner under a hotel management agreement (the “Hotel Management Agreement”, a 

copy of which is incorporated as an exhibit to the Offering Memorandum).  The hotel building will also 

include commercial and retail services located on lower floor(s) which will be owned by the Resort 

Owner in a condominium regime. 

(2)  Under ground leases for one or more parcels of real estate at the Resort from the Resort Owner (a 

draft ground lease of all the parcels discussed herein is incorporated as an exhibit to the Offering 

Memorandum), and constructing and erecting an indoor and outdoor tennis complex as well as 

commercial, retail and other services that will be owned by the Partnership and operated by an affiliate 

of the Resort Owner under an amenities management agreement (the “Amenities Management 

Agreement”, a copy of which is incorporated as an exhibit to the Offering Memorandum, and together 

with the Hotel Management Agreement collectively referred to as the “Management Agreements”). 

(3) Under ground leases for one or more parcels of real estate at the Resort from the Resort Owner, and 

constructing and erecting an indoor aquatic facility  as well as commercial, retail and other services that 

will be owned by the Partnership and operated by an affiliate of the Resort Owner under the Amenities 

Management Agreement. 

(4) Under ground leases for one or more parcels of real estate at the Resort from the Resort Owner, and 

constructing and erecting expanded mountain biking facilities including a lift, biking terrain as well as 

commercial, retail and other services that will be owned by the Partnership and operated by an affiliate 

of the Resort Owner under the Amenities Management Agreement. 

With limited existing lodging inventory the new luxury accommodations will fulfill a substantial need for 

onsite accommodations and will feature highly desired ski-in and ski-off access.  The addition of the 

Conference Center, mountain biking, tennis complex and indoor Olympic sized aquatic center will not 

only be major demand generators for business from new markets but will also provide desirable 

amenities to resort guests staying due to the existing primary generator of skiing.  

In addition, the Resort will own and build out multiple ancillary revenue centers that may include: Food 

and Beverage outlets, Day Spa, Retail Outlet(s), Arcade, Ski Rental and Child Care facilities as well as one 

residential condominium.  
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While the Limited Partnership is a newly formed entity, Burke Mountain Resort has been thrilling skiers, 

mountain bikers and naturalists for over 60 years. The Resort is not only home to some of the East 

Coast’s best skiing, but is also part of the world famous mountain biking trail network named “Kingdom 

Trails” (www.kingdomtrails.com).  With significant existing attractions able to provide a base of business 

in the winter and summer months, Burke Mountain Resort has had a significant ongoing need for on-site 

lodging whereas the lack of lodging has kept the resort from the recognition and financial performance 

that has been achieved by numerous other Vermont ski areas.  By creating this hotel and various 

amenities Q Burke Mountain Resort, Hotel and Conference Center, L.P., will create many new 

permanent jobs at the Resort, in the greater Northeast Kingdom, within the State of Vermont and within 

the United States. 

 

 

The Q Burke Mountain Resort, Hotel and Conference Center, L.P. Project will be the first phase of a 

multi-year master plan development to occur within Burke Mountain, an Alpine and Nordic ski complex 

Figure 1Proposed Building Elevations 
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established for over 50 years.  The plan is to develop and construct two (2) connected five (5) floor 

buildings to incorporate 112 new luxury lodging units.  

Within the two five story hotel towers and two story central connecting “hub”, the Resort Owner will 

build out the commercial and service space to provide additional guest services, food and beverage 

outlets, retail outlets and recreational facilities.  The Hotel and Commercial Service Unit will comprise a 

three-unit condominium association. The Limited Partnership will own the Hotel and the Resort Owner 

will own the Commercial Service Unit. 

A stay at Q Burke Mountain Resort, Hotel and Conference Center will be a unique New England Ski 

Resort experience.  Spacious accommodations will include studio, one and two bedroom units. Well-

appointed with tasteful alpine décor, the resort will offer some of the finest lodging options in the 

region.  

 

 

 

Additional year round revenue generating facilities will be developed using funds raised in the Offering. 

These facilities will be vital in developing the overall Resort complex thus creating additional room night 

Figure 2 Unit Concept Imagery 
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demand generation. Planned additional development in this phase includes state of art conference 

facilities, an indoor and outdoor tennis complex, an indoor Olympic size aquatic and diving training 

center and an expanded Mountain Biking complex.   

 

The Conference Center will showcase local and 

regional flavors throughout design, décor and 

product offerings.  Capitalizing on location, 

desirable resort attractions and world class 

amenities the conference center will be 

marketed as a premiere destination for 

corporate, association and destination based 

social events.   

 

It is projected that the conference facility will 
generate new room night demand during times of 
the year that are currently underutilized which will 
assist in creating new year round jobs. 

 

 

The tennis facilities will include multiple indoor and 

outdoor courts of which one court will be developed 

with stadium seating for volume seating. The Tennis 

Complex will be expertly designed to include various 

playing surfaces that provide a versatile experience 

for the competitor, student and casual player alike. 

 

 

  The Tennis Complex will be staffed with nationally recognized instructors providing training for all level 

of play.  Capitalizing on the popularity of the sport in Eastern Canada and the New England Region, the 

Figure 5 - Sample Tennis Complex 

Figure 4 Sample Conference Room 

Figure 3 Sample Meeting Room 
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year round complex will serve transient resort guests, attendees to multi-day clinics as well as host 

competitive tournaments.    

 

 

Rapidly growing in popularity and taking 

advantage of an existing customer base who 

utilizes the nationally recognized “Kingdom 

Trails”, the Mountain Biking complex will 

deliver year round thrills to resort guests and 

transient visitors.  

Designed to be enjoyable to most ages the 

expanded Mountain Biking Facilities will 

include; Earthen Trails & Jumps, Terrain Park, 

Pump Tracks, Skills Area, Airbag for Aerials, 

Bike Rental and Lounge / Party Area.  

 

 

The indoor aquatic center is designed for year 

round activity and will include a translucent type  

roofing structure providing for plenty of natural 

light.  The facility will include an Olympic sized 

pool, spring and platform diving towers as well as a 

splash n play area for children.   

This facility is designed to provide an environment 

that is enjoyable for transient resort guests and 

visiting competitive swimmers and divers alike.  It 

is anticipated that throughout the year the facility 

will be home to swimming and diving competitions 

as well as offer year round professional instruction.   

 

 

 

Investment Into Project 

Figure 6 - Sample Mountain Biking Course 

Figure 7- Competitive Swimming 



 

12 | P a g e  
 

The Q Burke Mountain Resort, Hotel and Conference Center Project is open to US Investors and Foreign 

Investors, with each Foreign Investor seeking classification as and “Alien Entrepreneur” under the so-

called EB-5 program currently required by law to invest a minimum of $500,000 USD to the Project since 

the Project is located within a Targeted Employment Area. The Project will require investment 

amounting to $ 98 Million of development costs to be financed pursuant to this Offering Memorandum, 

which will be supplemented with the additional investment in cash, land or value of $ 6.7 Million 

provided by the resort owner, raising the estimated overall development costs to $104.7 Million (See 

Summary of Offering; Project Summary). 

While overall planning is as contained within the approved Resort master development plan, planning 

and completing development applications, permitting review and state and town regulatory applications 

for the individual Q Burke Mountain Resort, Hotel and Conference Center Project components 

commenced in 2012.  The State of Vermont Land Development Laws determine when and how much 

land may be opened for development at any one time, and under what conditions, and subject thereto 

the Project is anticipated to begin preliminary ground breaking in the summer of 2013, subject to 

approval and issuance of the necessary governmental and regulatory permits and fund raising under the 

Offering.  The Resort is projected to commence business operations of certain Project components for 

the 2014/2015 winter season (subject to no unforeseen permitting or other delays or inclement weather 

factors, during the exterior structures build phase).  It is projected that the remainder of the Project’s 

components will commence operations during the summer of 2015. 

It is projected that this would consume most of the cash invested into the Partnership over 

approximately a 25 month period. 

By creating this Q Burke Mountain Resort, Hotel and Conference Center Project, and developing a 

further portion of the State of Vermont Approved Burke Mountain Resort Master Expansion Plan for the 

transition of Burke Mountain into an “All Seasons Resort”, it is anticipated that the Q Burke Mountain 

Resort, Hotel and Conference Center L.P. will stimulate economic development and create many new 

permanent jobs at the Resort, in the greater Burke Mountain region, within the State of Vermont 

Regional Center and outside the Regional Center. 

 

 

 

 

 

 

Source And Application of Funds 
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The table below depicts the total funds into the Project and the use of the funds. Investors are being 

offered the opportunity to purchase limited partnership interests in the Partnership. The capital 

contribution of each limited partner to the Partnership shall be a minimum of $ 500,000 in cash, which 

shall be applied to the Project as investor funds.  The limited partner shall not be obligated to make any 

additional capital contributions to the Partnership.  The total of investment funds to be received from 

the limited partners is $ 98 million. Additionally the Resort Owner will, directly or indirectly through an 

affiliate, contribute in cash, assets and services a total value of $ 6.7 million and the use of these funds is 

detailed in the table and related notes detailed below. 

Q BURKE ALL SUITE HOTEL & CONFERENCE CENTER  

 

ESTIMATED AND PROJECTED COST OF DEVELOPMENT AND PROJECTED REVENUES 

SOURCE OF FUNDS See Offering Memorandum Risk Factors: "Forward looking Statements" 

Total Project Cost                  $ 104,700,000.00 

TOTAL INVESTOR FUNDS * $98,000,000  
TOTAL  SPONSOR FUNDS  $6,700,000 

* LIMITED PARTNERSHIP INTERESTS; MINIMUM INVESTMENT $500,000: TOTAL $98,000,000 Investor Funds Sponsor Funds 

HOTEL & CONFERENCE CENTER $48,695,000 $3,155,000 

 Sq.ft Est. Cost sq ft   
TOTAL GROSS ESTIMATED # SQ. FT 180,000    
TOTAL  OF 112 SUITES AND COMMON AREA 107,000    $294 $31,458,000  
UNDERGROUND PARKING 12,000    $130          $  1,560,000  
 
SHELL COMMERCIAL SPACE 
COMMERCIAL SPACE BUILD OUT 

 
 

61,000 
61,000 

  

 

    $257 

    $  52 

 
$15,677,000 

 
 

 

 
           $3,155,000 

 

HOTEL FIT OUT 

 

89,000       

 

$  45 

 

$  4,005,000 

 
SUB-TOTAL HOTEL BUILD OUT $48,695,000          $3,155,000 

ANCILLARY RESORT ACTIVITY PROJECTS     
TENNIS FACILITY   $10,200,000  
AQUATIC CENTER   $12,350,000  
MOUNTAIN BIKE PARK   $4,400,000              $775,000 

     
SUB-TOTAL PROJECT BUILD COSTS $75,645,000 $3,930,000 

UTILITIES AND COMMON AREA INFRASTRUCTURE $3,356,000         $1,400,000 

CONSTRUCTION SUPERVISON 15% $11,346,750  

CONTINGENCIES - 5% $3,782,250 

 

 

 
HOTEL ARCHITECT & DESIGN FEES 

 

 

$1,400,800 

 
 

LAND - $2,470,000 $1,370,000 

 

 

 

See Next Page 

Space Intentionally Left Blank 

 

Burke Mountain Resort 
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One of two major ski mountains in Vermont’s northeast kingdom, Burke Mountain has been providing 

spectacular Alpine adventures for over 60 years. The Resort is located in the eastern portion of Northern 

Vermont and within the region appropriately named the “Northeast Kingdom” which is an area 

frequently recognized (including a mention from the National Geographic Society) as one of the most 

desirable places to visit in the United States.  The Resort is one of the most accessible Vermont ski areas 

for guests traveling from Boston and is within a three hour drive of several major American cities 

including Boston and Springfield Massachusetts, Hartford, 

Connecticut and Providence, Rhode Island.  To the north 

the Resort is easily accessed from Montreal and Quebec 

City, Quebec.    Founded in 1953, the Resort has evolved 

as a winter alpine ski resort.  Situated on over 1800 acres, 

Burke Mountain has a summit elevation of 3,267 feet; 

Burke Mountain Resort has a vertical drop of 2,011 feet.  

With 55 ski trails, chutes and glades covering over 265 

skiable acres, the Resort is well suited for families with an 

excellent balance of difficulty between 47%    

intermediate, 44% advanced and 9% novice.  

 The mountain is also home to the world famous Burke 

Mountain Academy, a prestigious preparatory school that 

has been home to numerous United States Olympic 

Skiers. Existing trails and facilities, as improved as detailed herein, allow for the potential for a 

substantial increase in skier visits while providing a comfortable level of utilization realized from lower 

than average length of lift lines compared to other major ski resorts in the Northeastern United States.  

A unique opportunity exists now for the development of multiple elements (lodging, conference center, 

tennis facility, aquatic center, mountain biking and supporting ancillary areas) that combined create a 

world class destination resort which will begin to  satisfy the immensely underserved segment of 

destination bound visitation that requires overnight accommodations.   It is projected that this 

development will generate year round visitation, significant economic growth and create new 

permanent jobs at the Resort and throughout the region. 

 

 

This Space Intentionally Left Blank 

 

Superior Location 

Figure 8Amazing Family Friendly Skiing 
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Convenient Highway Accessibility 

Maximizing the business opportunity created 

through the addition of the Q Burke Mountain 

Resort, Hotel and Conference Center is possible 

because of a superior location. Located a few 

miles from Interstates I-91 and I-93, guests can 

enjoy the convenience of a trip largely traveled 

along major interstate highways.   

Changing Travel Patterns 

As travel patterns and lifestyles continue to 

evolve, Burke Mountain Resort stands to gain 

significant visitation from: 

 Leisure Travelers – Our lifestyles have 

evolved from increasingly hectic 

schedules to a point where significant 

travel pattern shifts have taken place.  

Leisure travel has become shorter in 

duration but occurs more frequent creating a higher demand for drive to destination resorts 

within a 3 to 5 hour drive radius.  

 

 Youth Sport Destination Demand -  It is increasingly common for families to spend signifcant 

time and resources ensuring that their children are involved in competitive athletic endeavors. 

This often starts at the elementary school age and continues through the university level.  

Resorts that invest in competitve level facilities can benefit from hosting tournaments, clinics 

and camps.  Addiitionally, many adults are returning to the sports they enjoyed during their 

youth and quite often take advantage of world class facilities during lower demand dates 

througout the year.  All of these market segments create additional demand for guest rooms 

and ancillary revenue centers.   Q Burke Mountain Resort, Hotel and Conference Center’s 

location and state of the art facilities can capitalize on the demand in the North Eastern United 

States as well as Eastern Canada.    
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 Conference Center Business – Destination based conference business has experienced 

significant growth.  This business unit is comprised of numerous market segments including 

corporate conferences, group social, and destination weddings among many others.  It is 

projected that Burke Mountain Resort’s accessibility will greatly assist the sales teams in 

achieving significant penetration into the destination based conference center and social 

banquet markets. 

 

 

 

 

 

 

 

 

 

 

The Project Business Structure 

The flow chart depicted below illustrates the business structure and activities of the Partnership.  The 

Partnership will receive investor funds to construct, fit up, furnish, own and lease, as applicable, on 

prime real estate a 112 Suite Burke Mountain Lodge, Conference Center, Tennis Complex, Indoor 

Aquatic Center, and expanded Mountain Biking facilities to be located adjacent to and around Burke 

Mountain’s Resort property. 

The Q Burke Mountain Resort, Hotel and Conference Center will be owned by the L.P. and will be 

operated as a hotel and vacation rentals by an affiliate of the Resort Owner under the Hotel 

Management Agreement.  The Q Burke Mountain Resort, Hotel and Conference Center will be part of a 

condominium regime that includes additional condominium units comprised of commercial and service 

units owned by the Resort Owner and offering a pool and leisure areas as well as commercial retail and 

other services. 

In addition, the Partnership will construct, fit up and furnish various improvements (collectively the 

“Ancillary Facilities”), on land owned by the Resort Owner at the Resort and ground leased to the 

Partnership, including a tennis facility, indoor aquatic center and expanded Mountain Biking Facilities, to 

be managed by an affiliate of the Resort Owner under the Amenities Management Agreement. 

Figure 9- Sample Three Hour Drive Radius 
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The Financial Transaction 

Investment funds of $98 million (USD) will be required by the Partnership to complete the Project.  The 

development stage of the Project will take 24-26 months, with the Mountain Resort, Hotel & Conference 

Center and Tennis Complex projected to open in December 2014.  The Mountain Biking and Indoor 

Olympic Aquatic Center are scheduled to open early 2015. (see Chart: Summary of Build Phases and Job 

Creation Points herein).  It is projected that the exterior structure of the new hotel building will be 

complete by December 2013, allowing commercial areas to be occupied and operated by the Resort 

Owner to commence build out and commence initial operations (subject to no unforeseen delays or 

inclement weather factors during exterior structure build phase). A report detailing an analysis month 

by month source and application of investor’s funds is available.          (See Table: Investor Source and Application of 

Funds:) 

The financial highlights are:  Hotel/Indoor Aquatic Center/Tennis Complex/ Biking Operations: 

 

 The Mountain Resort, Hotel and Conference Center projects gross rooms revenues of 

$3,895,466 in its first full year of operation with a projected net operating profit of $1,947,733. 

The rooms division operating profit is significantly higher than the Industry profile ratios based 

on the Standard Industrial Classification (SIC) code 7011 for Hotels, as there is no cost of debt 

service or financing costs. 

 

 The Project’s gross revenues for first full year of operations is projected to be $ 5,416,233 with a 

projected net operating profit of $ 2,846,050 

 

 Sales growth is projected at 24.9% for 2016.  This could be possible as the tennis, indoor aquatic 

center and Mountain Biking attractions fully ramp up and gain traction in the market. 
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Income Statement YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5

Revenues

Rooms 3,895,466$        4,472,728$      4,921,519$      5,338,677$       5,608,001$       

Tennis Complex 591,929$           1,012,127$      1,237,606$      1,485,127$       1,782,152$       

Mountain Biking 732,863$           1,785,339$      2,823,836$      3,319,916$       3,651,907$       

Aquatic Center 167,688$           345,903$         354,550$         363,414$          372,499$          

Telephone 28,287$             30,720$           32,193$           34,237$            35,259$            

Total Revenues 5,416,233$        7,646,817$      9,369,704$      10,541,370$      11,449,819$      

Direct Costs

Management Fee Rooms/Lodge                            50% 1,947,733$        2,236,364$      2,460,760$      2,669,338$       2,804,000$       

Management Fee Tennis Complex                         40% 236,772$           404,851$         495,042$         594,051$          712,861$          

Management Fee Indoor Mountain Biking               40% 293,145$           714,136$         1,129,535$      1,327,966$       1,460,763$       

Management Fee Aquatic Center                          40% 67,075$             138,361$         141,820$         145,366$          149,000$          

Telephone 25,458$             27,648$           28,974$           30,813$            31,733$            

Total Direct Costs 2,570,183$        3,521,360$      4,256,130$      4,767,534$       5,158,357$       

Gross Profit 2,846,050$        4,125,457$      5,113,574$      5,773,836$       6,291,462$       

Indirect Cost & Admin. Expenses

Electricity & Heating 379,136$           535,277$         655,879$         737,896$          801,487$          

Maintenance & Repairs 270,812$           382,341$         468,485$         527,068$          572,491$          

Marketing & Promotion (Included in Management Fee) -$                     -$                   -$                    -$                     -$                     

Other Administrative Costs 54,162$             76,468$           93,697$           105,414$          114,498$          

Insurance 403,646$           415,087$         423,591$         430,956$          436,660$          

Property Taxes 240,000$           480,000$         480,000$         480,000$          480,000$          

Lease Rate Tennis Complex                                   10% 59,193$             101,213$         123,761$         148,513$          178,215$          

Lease Reate Mountain Biking                                  10% 73,286$             178,534$         282,384$         331,992$          365,191$          

Lease Rate Aquatic Center                                     10% 16,769$             34,590$           35,455$           36,341$            37,250$            

Total  Indirect Costs 1,497,004$        2,203,510$      2,563,252$      2,798,179$       2,985,793$       

EBITDA 1,349,045$        1,921,947$      2,550,323$      2,975,656$       3,305,669$       

Reserve For Replacement 108,325$           152,936$         187,394$         210,827$          228,996$          

Sub Total 108,325$           152,936$         187,394$         210,827$          228,996$          

Projected Earnings 1,240,721$   1,769,011$ 2,362,928$ 2,764,829$  3,076,673$  

Income Statement YEAR 6 YEAR 7 YEAR 8 YEAR 9 YEAR 10

Revenues

Rooms 5,566,714$        5,816,611$      6,004,454$      6,105,428$       6,254,149$       

Tennis Complex 1,835,617$        1,890,685$      1,947,406$      1,994,144$       2,053,969$       

Mountain Biking 3,761,464$        3,874,308$      3,990,538$      4,110,254$       4,233,561$       

Aquatic Center 381,812$           387,539$         393,352$         399,253$          405,241$          

Telephone 35,868$             36,537$           36,792$           37,048$            37,405$            

Total Revenues 11,581,475$      12,005,680$    12,372,542$     12,646,126$      12,984,326$      

Direct Costs

Management Fee Rooms/Lodge                            50% 2,783,357$        2,908,305$      3,002,227$      3,052,714$       3,127,075$       

Management Fee Tennis Complex                         40% 734,247$           756,274$         778,962$         797,658$          821,587$          

Management Fee Indoor Mountain Biking               40% 1,504,586$        1,549,723$      1,596,215$      1,644,102$       1,693,425$       

Management Fee Aquatic Center                          40% 152,725$           155,016$         157,341$         159,701$          162,097$          

Telephone 32,281$             32,883$           33,113$           33,343$            33,665$            

Total Direct Costs 5,207,195$        5,402,201$      5,567,858$      5,687,517$       5,837,848$       

Gross Profit 6,374,279$        6,603,479$      6,804,684$      6,958,609$       7,146,478$       

Indirect Cost & Admin. Expenses

Electricity & Heating 810,703$           840,398$         866,078$         885,229$          908,903$          

Maintenance & Repairs 579,074$           600,284$         618,627$         632,306$          649,216$          

Marketing & Promotion (Included in Management Fee) -$                     -$                   -$                    -$                     -$                     

Other Administrative Costs 115,815$           120,057$         123,725$         126,461$          129,843$          

Insurance 437,595$           440,740$         442,688$         444,591$          446,785$          

Property Taxes 480,000$           480,000$         480,000$         480,000$          480,000$          

Lease Rate Tennis Complex                                   10% 183,562$           189,069$         194,741$         199,414$          205,397$          

Lease Reate Mountain Biking                                  10% 376,146$           387,431$         399,054$         411,025$          423,356$          

Lease Rate Aquatic Center                                     10% 38,181$             38,754$           39,335$           39,925$            40,524$            

Total  Indirect Costs 3,021,076$        3,096,732$      3,164,248$      3,218,953$       3,284,025$       

EBITDA 3,353,203$        3,506,747$      3,640,436$      3,739,657$       3,862,453$       

Reserve For Replacement 231,629$           240,114$         247,451$         252,923$          259,687$          

Sub Total 231,629$           240,114$         247,451$         252,923$          259,687$          

Projected Earnings 3,121,573$   3,266,633$ 3,392,985$ 3,486,734$  3,602,767$  

INCOME ANALYSIS- 50% MODEL

TOTAL PROJECTED EARNINGS YEARS 1- 10 28,084,854$ 

AVERAGE EARNINGS PER YEAR 2,808,485$   

TOTAL CAPITAL INVESTED 98,000,000$ 

AVERAGE ANNUAL RETURN ON CAPITAL 2.87%

10 Year Income Projection- 50% MODEL
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General Partner 

General Partner 

The General Partner, Q Burke Mountain Resort GP Services, LLC will perform services in 

connection with the acquisition and development of the Partnership property, on terms to be 

negotiated by the General Partner, including any agreements needed with the Resort Owner as 

to the Resort Land.  Further services of the General Partner shall include, but not limited to, act 

on behalf of the Partnership with Federal, State and Local Authorities with respect to the 

Project; monitor compliance with Zoning, Land Use and other requirements; and prepare or 

cause to be prepared such third party studies as it deems necessary in connection with the 

acquisition, and development of the Partnership property and construction of the buildings and 

other necessary improvements on the Partnership property and Resort Land; Additionally the 

General Partner will either directly or by its designee,  oversee construction of the Q Burke 

Mountain Resort, Hotel  and Conference Center and further oversee construction of the 

Ancillary Facilities. All authority, responsibilities and duties of the General Partner are more fully 

described in the Limited Partnership Agreement. 

 

Fees To General Partner and Affiliated Entities  

 

Other than receiving its General Partnership interest herein, being reimbursed for all of its 

expenses and costs incurred related directly or indirectly to the development of the Project 

(including but not limited to permitting fees, professional fees and third party consultant fees), 

and receiving reimbursement for expenses and other costs incurred directly or indirectly by the 

General Partner to fulfill its duties under the Limited Partnership Agreement, the General 

Partner shall not be entitled to compensation for its services rendered pursuant to the Limited 

Partnership Agreement. 

 

The General Partner may, in the name and on behalf of the Partnership, enter into agreements 

or contracts for performance of services for the Partnership with an affiliate of the General 

Partner or of the Resort Owner, including without limitation services necessary to oversee 

construction of the buildings and other improvements, operation of the improvements under 

the Management Agreements, and necessary purchase or ground leases of lands, and the 

General Partner may obligate the Partnership to pay compensation for and  on account of any 

such services; provided, however, such compensation shall be at costs to the Partnership not in 

excess of those disclosed in the Offering Memorandum, but such limitation on costs shall not 

prevent the Resort Owner, if necessary, from advancing funds or other value to complete the 

Project and being reimbursed with the grant of Limited Partnership interests in a separate class 

from the investors.  The General Partner may delegate its duty to supervise the construction of 

the Project, including but not limited to the construction and build out of the Project, to the 

Resort Owner or another affiliate for a management fee to be paid by the Partnership in the 

amount equal to Fifteen Percent (15%) of the overall cost of the construction and fit out, as 

budgeted hereunder.   
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Limitation of Liability of General Partner and Active Participation 

 

Liability to Partnership and Limited Partners:  The General Partner, its affiliates and advisors, and 

their members, owners, officers, directors, agents, employees, representatives, attorneys, 

accountants and other persons operating on its behalf shall not be liable, responsible, or 

accountable in damages or otherwise (including attorneys fees and expenses) to the Limited 

Partners or to the Partnership for any acts performed in good faith and within the scope of 

authority of the General Partner, or its affiliates or advisors if any of the General Partner’s duties 

have been contractually delegated to them, pursuant to the Limited Partnership Agreement.   

 

 

Anticipated Distribution To Partnership 

 

The net proceeds from the accommodations, conference center, tennis facility, aquatic complex, 

and mountain biking portions of the Burke Mountain Resort, Hotel & Conference Center Project 

will be paid in arrears to the Limited Partnership on a monthly basis.  Net proceeds from the 

aforementioned business units are calculated as revenue on hand after typical operational 

expenses are paid, and any other funds withheld as deemed necessary by the General Partner. 

Typical expenses include, but are not limited to, the following:  associated employee labor, 

management fee, utility expenses and supplies and service costs typically required by facilities 

of this type and replacement reserves. (See Limited Partnership Agreement and the 

Management Agreements) 

 

Job Creation And Preservation 

 

 

It is anticipated that on account of the Partnership’s use of the capital raised in the Offering to 

expand and improve the Resort, different categories of job creation will result, including indirect 

jobs arising from construction, and direct and indirect jobs arising from expanded operations.  

The Jobs Generating Impacts report authored by Economic Development Research Group, Inc., 

(EDR) of Boston, Massachusetts (See attached exhibit) discusses the proposed use of funds in 

the Project and concludes that 1,950 indirect jobs will be created both within and outside the 

Vermont Regional Center during the approximately three year-long construction of the Hotel 

building and Amenities Facilities. During the first two years of operations, EDR claims 434 direct 

and indirect jobs will be created.  Therefore, it is concluded that a total of 2,384 jobs will be 

created through this Project.   
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USCIS regulations allow multiple investors in a new commercial enterprise to agree how to 
allocate job creation among themselves for purposes of credit toward the EB-5 investors' 
requirement to create ten jobs per investor. Indirect and direct jobs may be created by 
implementation of this Business Plan.  Under the Limited Partnership Agreement, jobs will be 
allocated to investors in the order in which they are admitted to the United States as conditional 
residents. If any jobs become unavailable, or if a lower number of jobs than expected is created, 
the limited number of jobs will be allocated first to the investors in the order in which they 
immigrated as conditional residents.  This generally correlates to the order in which the 
investors will file their Form I-829 Petitions to Remove Conditions from permanent residence, 
which filings are due in the 90 day period preceding the second anniversary of their admission 
to the U.S. as a conditional resident.  

It is in each investor’s best interest, therefore, to proceed expeditiously with their various 
petitions and applications, but investors should seek guidance from experienced EB-5 counsel.  

 

 

 

Exit Strategies 

 

The Limited Partnership is anticipating that after all EB-5 investors have had their I-829 petitions 

adjudicated, with any and all appeals having been decided, or such earlier time as is clearly 

permissible pursuant to precedent judicial decisions, relevant statutes, regulations, expressions 

of policy and current practices of United States Citizenship and Immigration Services and other 

agencies having jurisdiction, the General Partner, at its sole discretion, may review the 

Partnership accounts to determine whether, when and how to liquidate interests in the 

Partnership, if at all.   

Each investor is deemed to acknowledge and agree by executing the Consent to the Limited 

Partnership Agreement and by investing in the Limited Partnership as this investment 

opportunity is described in the Offering Memorandum and its exhibits, that:   

(1) no language in the Offering Memorandum, its exhibits or any other documents 
described therein constitutes an express, implied or inferred  promise or guaranty by the 
Limited Partnership or its General Partner of redemption of the investor’s Limited Partnership 
interest or the repayment of the equivalent of said investor’s investment in the Partnership; 

 

(2) no right is created presently and no right may be asserted for or by an investor to call or 
demand repayment from the Limited Partnership or its General Partner on account of 
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investment in the Limited Partnership, either by any language in the Offering Memorandum, its 
exhibits or any other documents described therein or otherwise,, and no future right to call or 
demand repayment is expressed or may be implied or inferred from or predicated upon or 
asserted by an investor on account of an investment in the Limited Partnership or by any 
language in the Offering Memorandum, its exhibits or any other documents described therein; 
and,  
 

(3) Investors may experience a capital gain or loss if any exit strategy is pursued by the 
General Partner.  Nothing in the Offering Memorandum, its exhibits or any other documents 
described therein will be construed as an offer to the investor or an agreement with the 
investor, made now or to be made in the future, to provide the return of investor capital, in 
whole or in part, to the investor or the investor’s nominee now or at any time in the future. 
 

 

Burke Mountain Management Team 

Burke Mountain’s existing management team will be complimented by new additions to fulfill the needs 

created by the development of the Mountain Lodge Resort, commercial services, Tennis Complex, 

Aquatic Center, and expansion of Mountain Biking facilities. 

Seasoned hospitality and specialized industry professionals will round out an organizational chart 

designed to implement the True North Spirit and create an authentic and immersive environment for 

guests and resort associates. 

A Balanced Scorecard 

Burke Mountain’s Resort Management Team will work diligently to deliver a balanced scorecard to 

investors and owners alike. The balanced scorecard is comprised of these primary components: 

 Financial Performance – Ensure that achievable goals are translated into budgets that each 

department lives by and delivers on. 

 Guest Satisfaction – Ensure that achievable goals for overall guest satisfaction are established 

and then monitored through an evaluation process to ensure the brand consistently exceeds 

expectations.  

 

Sales and Marketing Strategy 

 

A multi-faceted sales approach will be implemented in advance of the opening of the Mountain 

Resort, Hotel and Conference Center and supporting venues.  Several key elements to the 

overall sales strategy will include: 
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 Take advantage of an immediate need for Bed Base and focusing on existing customer data 

bases and the captive market that currently utilizes the Burke Mountain Resort’s winter and 

summer offerings. 

 Market shoulder seasons to the conference and leisure markets who will utilize the new 

facilities. 

 Capitalize on a location largely accessed by major interstate highways and that is within an 8 

hour drive of over 100 million North Americans. 

 Focus on marketing the message that Q Burke Mountain Resort, Hotel & Conference Center, and 

related ancillary facilities are new, modern resort offerings designed for today’s environmentally 

friendly family focused consumer and not a remodeled version of an older or outdated resort. 

 Capitalize on the nationally recognized brands “Kingdom Trails” and “Northeast Kingdom” which 

Burke Mountain Resort is centrally located within. 

 Restructuring the existing sales office and adding seasoned industry veterans to fill the newly 

created market segments needed to sell conference, group, social, association and other target 

markets. 

 Implementing conference and group sales 12 months in advance of Projected opening allowing 

the facility to ramp up quicker. 

 Develop a significant Public Relations campaign to document the development, build interest 

and increase customer data base size so routine electronic correspondence can be used to 

increase potential demand. 

 Develop a yearly marketing plan that will deliver content and messages to the desired audience 

at appropriate times that markets existing and new business units. 

o Utilize stand alone and co-op opportunities. 

o Launch marketing efforts for new business units 12 months in advance to improve ramp  

o up performance. 

 

 

 

 

 

 

 

 

 

 


