
Tax minimization and financial planning are cornerstones of maximizing wealth. For many 
investors, a component of this entails converting a traditional IRA to a Roth IRA at the 
appropriate time. Utilizing the potential benefit of private market valuation discounts to 
enhance this strategy could improve the outcome.

Investors are seeking thoughtful strategies to maximize their investment and planning objectives. One approach is the 
conversion of traditional IRA assets into Roth IRAs. The “J-Curve,” and discounts associated with private market valuations, 
particularly ground-up real estate development, as illustrated in the graph below, can potentially offer an ideal portfolio 
holding to effectuate this conversion strategy. Please note that the graph is for example purposes only and does not reflect 
actual estimates.

Enhanced Roth IRA Conversion Strategy

1. Initial Investment: An investor allocates $100,000 from their traditional IRA to a real estate development investment.
2. J-Curve Formation: Following the initial investment, a 3rd party independent valuation is commissioned of the Limited 

Partner’s interest in the Development Fund. Due to traditional private market investment valuation discounts, including 
construction loan commitments and upfront costs, the appraised value dips to $60,000, representing the beginning of 
the J-Curve.

3. Strategic Tax Conversion: Seizing this opportunity to effectuate a Roth conversion at a discounted valuation, the 
investor facilitates a conversion of the traditional IRA into a Roth IRA, triggering a taxable event. However, the taxes 
owed are based on the current valuation at the time of conversion, not on the capital committed initially.

4. Tax-Free Growth: As construction progresses and the project stabilizes, the Roth IRA holding the investment 
experiences potential growth, reaching the targeted return on investment and completing the upward swing of the 
J-Curve.

Utilizing the J-Curve: A Hypothetical Example
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1st Revaluation Point: Upfront and non-recoverable 
“soft” costs combined with construction loan 
commitments allow for the lowering of values.

Subsequent Revaluation Points: Typically  
annually after the initial valuation, as project  
progress moves forward and uncertainty  
around execution risk diminishes.

Appraised Valuation 50% Lease-Up

Exit: Project is stabilized, and the investment 
strategy has been achieved, allowing the 

investor liquidity within the Roth IRA tax-free. 

T H R E E  T O  F I V E  Y E A R S

This illustration is hypothetical, provided for informational purposes only and should not be construed as a guarantee of the performance of an 
actual investment. An investment in an actual real estate development fund includes several risks, including the risk that investor’s may lose some or 
all of their investment. In addition, there are various requirements, costs and limitations associated with converting a traditional IRA to a Roth IRA. 
Before making an actual investment or effectuating a Roth IRA conversion, investors should consult with their financial and tax professionals and 
careful consider all risks, requirements, costs and other relevant factors of such transactions. Additional information regarding the calculations, risks 
and limitations related to this hypothetical illustration will be provided promptly upon request.
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This information should not be construed as tax advice or a guarantee of the performance of any investment. You 
should consult your own tax professional before effectuating any tax-related transactions or filings.

THIS IS NEITHER AN OFFER TO SELL NOR A SOLICITATION OF AN OFFER TO BUY ANY SECURITIES. AN OFFERING 
IS MADE ONLY BY A PRIVATE PLACEMENT MEMORANDUM. THIS LITERATURE MUST BE READ IN CONJUNCTION 
WITH A PRIVATE PLACEMENT MEMORANDUM IN ORDER TO UNDERSTAND FULLY ALL OF THE IMPLICATIONS AND 
RISKS OF SECURITIES TO WHICH IT RELATES. A COPY OF A PRIVATE PLACEMENT MEMORANDUM MUST BE MADE 
AVAILABLE TO YOU IN CONNECTION WITH AN OFFERING.
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Griffin Capital Company is a leading full-service real estate investment 
and management company that for three decades has established 
a reputation for leadership and innovation. Griffin Capital is led by a 
highly experienced senior management team with deep knowledge 
across real estate and capital markets, and are pioneers in the 
development of tax-advantaged investment strategies.
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