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IPC ALTERNATIVE REAL ESTATE INCOME TRUST, INC.
SUPPLEMENT NO. 4 DATED SEPTEMBER 16, 2024

TO THE PROSPECTUS DATED JUNE 6, 2024

This prospectus supplement (“Supplement”) is part of and should be read in conjunction with the prospectus of IPC Alternative Real 
Estate Income Trust, Inc., dated June 6, 2024 (as supplemented to date, the “Prospectus”). Unless otherwise defined herein, capitalized 
terms used in this Supplement shall have the same meanings as in the Prospectus. References herein to the “Company,” “we,” “us,” or 
“our” refer to IPC Alternative Real Estate Income Trust, Inc. unless the context specifically requires otherwise.

The purposes of this Supplement are as follows:

• to disclose the transaction price for each class of our common stock as of October 1, 2024;

• to disclose the calculation of our August 31, 2024 NAV per share for all share classes;

• to provide an update on the status of our Offering; and

• to update the “Certain ERISA and Related Considerations” section of the Prospectus.

October 1, 2024 Transaction Price

The transaction price for each share class of our common stock for subscriptions accepted as of October 1, 2024 (and repurchases as 
of September 30, 2024) is as follows:

Transaction
Price (per share)

Class T $ 23.9421
Class S $ 24.0584
Class D $ 24.0584
Class I $ 24.0584

As of the date of this Supplement, we had not sold any Class S or Class D shares. Until we sell shares of Class S and Class D common 
stock, the transaction price for these classes is based on NAV per share of our Class I shares as of August 31, 2024. We will separately 
compute the NAV per share of each one of these new classes once we have shares of that class outstanding. A detailed calculation of 
the NAV per share is set forth below. The purchase price of our common stock for each share class equals the transaction price of such 
class, plus applicable upfront selling commissions and dealer manager fees. The repurchase price for each share class equals the 
transaction price of such class.

August 31, 2024 NAV per Share

We calculate NAV per share in accordance with the valuation guidelines that have been approved by our board of directors. Our NAV 
per share, which is updated as of the last calendar day of each month, is posted on our website at www.ipcaltreit.com and is made 
available on our toll-free, automated telephone line at 866-MY-Inland (866-694-6526). Please refer to “Net Asset Value Calculation 
and Valuation Guidelines” in the Prospectus for a discussion of how our NAV is determined. The Advisor is ultimately responsible for 
determining our NAV. Transactions or events have occurred since August 31, 2024 that could have a material impact on our NAV per 
share, upon which our transaction price is based. We have included a breakdown of the components of total NAV and NAV per share 
for August 31, 2024 along with the immediately preceding month.

Our total NAV presented in the following tables shows the Company and the Operating Partnership on a combined basis and includes 
the NAV of the Company's common stockholders, as well as partnership interests of the Operating Partnership held by parties other 
than us.

The following table provides a breakdown of the major components of our NAV as of August 31, 2024 (dollars and shares/units in 
thousands):
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Components of NAV
As of

August 31, 2024
Investments in real estate $ 410,110
Cash and cash equivalents 5,554
Restricted cash 315
Other assets 12,491
Debt (272,493)
Other liabilities(1) (15,930)
Net asset value $ 140,047
Total shares/units outstanding 5,814

(1) Includes accrued distribution fees. Distribution fees only apply to Class T shares and units, Class S shares and units and 
Class D shares and units. For purposes of calculating NAV, we recognize the distribution fee as a reduction of NAV on a 
monthly basis as such fee is paid. Under GAAP, we accrue the full cost of the distribution fee as an offering cost at the 
time we sell Class T shares and units, Class S shares and units, and Class D shares and units. As of August 31, 2024, we 
had accrued under GAAP $15 of distribution fees payable to Inland Securities Corporation (the “Dealer Manager”) related 
to the Class T shares and units. As of August 31, 2024, we had not sold or issued any Class S shares or units or Class D 
shares or units and, therefore, we had not accrued any distribution fees payable to the Dealer Manager related to such 
shares or units. The Dealer Manager does not retain any of these fees, all of which are retained by, or reallowed (paid) to, 
participating broker-dealers and servicing broker-dealers for ongoing stockholder services performed by such broker-
dealers.

The following table sets forth our NAV and NAV per share/unit by class as of August 31, 2024 (dollars and shares/units in thousands 
except per share/unit data):

NAV Per Share/Unit
Class T 

Shares/Units
Class I 

Shares/Units Class A Units Total
Net asset value $ 207 $ 5,203 $ 134,637 $ 140,047
Number of outstanding shares/units 9 216 5,589 5,814
NAV per share/unit as of August 31, 2024 $ 23.9421 $ 24.0584 $ 24.0913

Set forth below are the weighted averages of the key assumptions used by our independent valuation advisor in the discounted cash 
flow analysis used for the August 31, 2024 valuations, based on property type:

Property Type Discount Rate
Exit Capitalization 

Rate
Healthcare 7.51% 6.33%
Self-Storage 8.16% 6.41%
Education 8.50% 6.75%

A change in these key assumptions would impact the calculation of the value of our property investments. For example, assuming all 
other factors remain unchanged, the changes listed below would result in the following effects on our property investment values:

Property Type
Hypothetical 

Change Healthcare Self-Storage Education
Discount rate (weighted average) 0.25% decrease 1.81% 1.93% 1.82%

0.25% increase (1.85)% (1.89)% (1.59)%
Exit capitalization rate (weighted average) 0.25% decrease 2.22% 2.19% 2.27%

0.25% increase (2.17)% (2.10)% (1.82)%

Our total NAV presented in the following tables shows the Company and the Operating Partnership on a combined basis and includes 
the NAV of the Company’s common stockholders, as well as partnership interests of the Operating Partnership held by parties other 
than us.

The following table provides a breakdown of the major components of our NAV as of July 31, 2024 (dollars and shares/units in 
thousands):
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Components of NAV
As of

July 31, 2024
Investments in real estate $ 409,710
Cash and cash equivalents 5,334
Restricted cash 340
Other assets 14,148
Debt (272,457)
Other liabilities(1) (15,546)
Net asset value $ 141,529
Total shares/units outstanding 5,817

(1) Includes accrued distribution fees. Distribution fees only apply to Class T shares and units, Class S shares and units and 
Class D shares and units. For purposes of calculating NAV, we recognize the distribution fee as a reduction of NAV on a 
monthly basis as such fee is paid. Under GAAP, we accrue the full cost of the distribution fee as an offering cost at the 
time we sell Class T shares and units, Class S shares and units, and Class D shares and units. As of July 31, 2024, we had 
accrued under GAAP $15 of distribution fees payable to Inland Securities Corporation (the “Dealer Manager”) related to 
the Class T shares and units. As of July 31, 2024, we had not sold or issued any Class S shares or units or Class D shares 
or units and, therefore, we had not accrued any distribution fees payable to the Dealer Manager related to such shares or 
units. The Dealer Manager does not retain any of these fees, all of which are retained by, or reallowed (paid) to, 
participating broker-dealers and servicing broker-dealers for ongoing stockholder services performed by such broker-
dealers.

The following table sets forth our NAV and NAV per share/unit by class as of July 31, 2024 (dollars and shares/units in thousands 
except per share/unit data):

NAV Per Share/Unit
Class T 

Shares/Units
Class I 

Shares/Units Class A Units Total
Net asset value $ 209 $ 5,175 $ 136,145 $141,529
Number of outstanding shares/units 9 213 5,595 5,817
NAV per share/unit as of July 31, 2024 $ 24.1963 $ 24.3043 $ 24.3306

Status of our Offering

We are currently offering on a continuous basis up to $1.25 billion in shares of common stock, consisting of up to $1.0 billion in 
shares in our primary offering and up to $250 million in shares pursuant to our distribution reinvestment plan. As of the date of this 
Supplement, we had issued and sold in the Offering (i) 128,577 shares of our common stock (consisting of 124,228 Class I shares and 
4,349 Class T shares; no Class S or Class D shares were issued or sold as of such date) in the primary offering for total proceeds of 
$3.2 million and (ii) 117 shares of our common stock (consisting of 115 Class I shares and 2 Class T shares) pursuant to our 
distribution reinvestment plan for a total value of $2,906. We intend to continue selling shares in the Offering on a monthly basis.

Updates to ERISA Disclosure

The following supersedes and replaces the section of the Prospectus titled “Certain ERISA and Related Considerations” and all 
similar disclosure in the Prospectus:   

The following is a summary of certain considerations associated with the purchase and holding of our shares of common stock by (i) 
(A) “employee benefit plans” (within the meaning of Section 3(3) of ERISA), which are subject to Title I of ERISA, (B) “plans” 
defined in Section 4975 of the Code, which are subject to Section 4975 of the Code (including “Keogh” plans and “individual 
retirement accounts”) or (C) entities whose underlying assets are deemed to include plan assets within the meaning of Section 3(42) of 
ERISA and the regulations thereunder (e.g., an entity of which 25% or more of the total value of any class of equity interests is held 
by “benefit plan investors”) (each such plan, account and entity described in clauses (A), (B) and (C), a “Covered Plan”), (ii) plans and 
other arrangements that are subject to provisions under any U.S. or non-U.S. federal, state, local or other laws or regulations that are 
similar to the fiduciary and prohibited transaction provisions of Title I of ERISA or Section 4975 of the Code (collectively, “Similar 
Laws”), and (iii) entities whose underlying assets are considered to include “plan assets” of any such plan or arrangement described in 
clause (ii) (each of the foregoing described in clauses (i), (ii) and (iii) being referred to as a “Plan”). 

General Fiduciary Matters 

Title I of ERISA and Section 4975 of the Code impose certain duties on persons who are fiduciaries of a Covered Plan and prohibit 
certain transactions involving the assets of a Covered Plan and its fiduciaries or other interested parties. Under ERISA and the Code, 
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any person who exercises any discretionary authority or control over the administration of such a Covered Plan or the management or 
disposition of the assets of such a Covered Plan, or who renders investment advice for a fee or other compensation to such a Covered 
Plan, is generally considered to be a fiduciary of the Covered Plan. 

In considering an investment in our shares of common stock of a portion of the assets of any Plan, a fiduciary should consider, to the 
extent applicable, whether an investment in the shares is appropriate for the Plan, taking into account the requirements of ERISA, the 
Code and Similar Laws, the provisions of the Plan documents, the overall investment policy of the Plan, the composition of the Plan’s 
investment portfolio, and the prudence and diversification requirements. Further, a fiduciary should consider that in the future there 
may be no market in which the Plan would be able to sell or otherwise dispose of the shares. 

Prohibited Transaction Issues 

Section 406 of ERISA and Section 4975 of the Code prohibit Covered Plans from engaging in specified transactions involving plan 
assets with persons or entities who are “parties in interest,” within the meaning of ERISA, or “disqualified persons,” within the 
meaning of Section 4975 of the Code, unless an exemption is available. A party in interest or disqualified person who engaged in a 
non-exempt prohibited transaction may be subject to excise taxes and other penalties and liabilities under ERISA and the Code. In 
addition, the fiduciary of the Covered Plan that engaged in such a non-exempt prohibited transaction may be subject to penalties and 
liabilities under ERISA and the Code. The fiduciary of a Covered Plan that proposes to purchase or hold any shares should consider, 
among other things, whether such purchase and holding may involve the sale or exchange of any property between a Covered Plan and 
a party in interest or disqualified person, or the transfer to, or use by or for the benefit of, a party in interest or disqualified person, of 
any plan assets. Depending on the satisfaction of certain conditions which may include the identity of the Covered Plan fiduciary 
making the decision to acquire or hold the shares on behalf of a Covered Plan, Prohibited Transaction Class Exemption (“PTCE”) 91-
38 (relating to investments by bank collective investment funds), PTCE 84-14 (relating to transactions effected by a “qualified 
professional asset manager”), PTCE 95-60 (relating to investments by an insurance company general account), PTCE 96-23 (relating 
to transactions directed by an in-house asset manager) or PTCE 90-1 (relating to investments by insurance company pooled separate 
accounts) could provide an exemption from the prohibited transaction provisions of ERISA and Section 4975 of the Code. However, 
there can be no assurance that any of the foregoing exemptions or any other class, administrative or statutory exemption will be 
available with respect to any particular transaction involving the shares. It is also possible that one of these exemptions could apply to 
some aspect of the acquisition or holding of such shares, but not apply to some other aspect of such acquisition or holding. Each of the 
above-noted exemptions contains conditions and limitations on its application. Fiduciaries of Covered Plans considering acquiring 
and/or holding our shares in reliance on these or any other exemption should carefully review the exemption to assure it is applicable. 
There can be no assurance that all of the conditions of any such exemptions will be satisfied. 

Plan Assets Issues 

An additional issue concerns the extent to which we or all or a portion of our assets could themselves be treated as subject to ERISA. 
ERISA and the United States Department of Labor regulations, as modified by Section 3(42) of ERISA (the “Plan Assets Regulation”) 
concerns the definition of what constitutes the assets of a Covered Plan for purposes of the fiduciary responsibility and prohibited 
transaction provisions of Title I of ERISA and the prohibited transaction provisions of Section 4975 of the Code. 

Under ERISA and the Plan Assets Regulation, generally when a Covered Plan acquires an “equity interest” in an entity that is neither 
a “publicly offered security” nor a security issued by an investment company registered under the Investment Company Act, the 
Covered Plan’s assets include both the equity interest and an undivided interest in each of the underlying assets of the entity, unless it 
is established either (i) that less than 25% of the total value of each class of equity interest in the entity is held by “benefit plan 
investors” as defined in Section 3(42) of ERISA (the “25% Test”) or (ii) that the entity is an “operating company” as defined in the 
Plan Assets Regulation. 

For purposes of the 25% Test, the assets of an entity will not be treated as “plan assets” if, immediately after the most recent 
acquisition or disposition of any equity interest in the entity, less than 25% of the total value of each class of equity interest in the 
entity is held by “benefit plan investors,” excluding equity interests held by persons (other than benefit plan investors) with 
discretionary authority or control over the assets of the entity or who provide investment advice for a fee (direct or indirect) with 
respect to such assets, and any affiliates thereof. The term “benefit plan investors” is generally defined to include employee benefit 
plans subject to Title I of ERISA or Section 4975 of the Code (including “Keogh” plans and IRAs), as well as any entity whose 
underlying assets include plan assets by reason of a plan’s investment in such entity (e.g., an entity of which 25% or more of the value 
of any class of equity interests is held by benefit plan investors and which does not satisfy another exception under ERISA). 

Under the Plan Assets Regulation, an entity is an “operating company” if it is primarily engaged, directly or through a majority-owned 
subsidiary or subsidiaries, in the production or sale of a product or service other than the investment of capital. The definition of an 
“operating company” in the Plan Assets Regulation includes, among other things, a “venture capital operating company” (a “VCOC”). 
Generally, in order to qualify as a VCOC, an entity must demonstrate on its “initial valuation date” and on at least one day within each 
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“annual valuation period,” at least 50% of its assets, valued at cost (other than short-term investments pending long-term commitment 
or distribution to investors), are invested in operating companies (other than VCOCs) (i.e., operating entities that (x) are primarily 
engaged directly, or through a majority owned subsidiary or subsidiaries, in the production or sale of a product or service other than 
the investment of capital, or (y) qualify as “real estate operating companies,” as defined in the Plan Assets Regulation) in which such 
entity has direct contractual management rights. In addition, to qualify as a VCOC, an entity must, in the ordinary course of its 
business, actually exercise such management rights with respect to at least one of the operating companies in which it invests. 
Similarly, the term “operating company” in the Plan Assets Regulation includes an entity that qualifies as a “real estate operating 
company” (“REOC”). An entity should qualify as a REOC if (i) on its “initial valuation date” and on at least one day within each 
“annual valuation period,” at least 50% of the entity’s assets, valued at cost (other than short-term investments pending long-term 
commitment or distribution to investors) are invested in real estate that is managed or developed and with respect to which such entity 
has the right to substantially participate directly in management or development activities; and (ii) such entity in the ordinary course of 
its business is engaged directly in the management and development of real estate during specified periods. The “initial valuation 
date” is the date on which the entity first makes an investment that is not a short-term investment of funds pending long-term 
commitment. An entity’s “annual valuation period” is a pre-established period not exceeding 90 days in duration, which begins no 
later than the anniversary of the entity’s initial valuation date. The Plan Assets Regulation does not provide specific guidance 
regarding what rights will qualify as management rights, and the U.S. Department of Labor has consistently taken the position that 
such determination can only be made in light of the surrounding facts and circumstances of each particular case, substantially limiting 
the degree to which it can be determined with certainty whether particular rights will satisfy this requirement.

We will not be an investment company under the Investment Company Act.  However, we intend to either (i) limit benefit plan 
investors such that they will hold less than 25% of the total value of our common stock, or (ii) to qualify as a VCOC or REOC within 
the meaning of the Plan Assets Regulation, until we meet the publicly offered securities exception, described below. 

Publicly Offered Securities 

For purposes of the Plan Assets Regulation, a “publicly offered security” is a security that is (a) “freely transferable,” (b) part of a 
class of securities that is “widely held,” and (c) (i) sold to the plan as part of an offering of securities to the public pursuant to an 
effective registration statement under the Securities Act and is part of a class of securities that is registered under the Exchange Act 
within 120 days after the end of the fiscal year of the issuer during which the offering of such securities to the public has occurred, or 
(ii) is part of a class of securities that is registered under Section 12 of the Exchange Act. 

We intend to either (i) limit benefit plan investors such that they will hold less than 25% of the total value of our common stock, or (ii) 
to qualify as a VCOC or REOC within the meaning of the Plan Assets Regulation, until we meet the publicly offered securities 
exception. 

If our assets are deemed to constitute ERISA “plan assets,” certain transactions that we might enter into, or may have entered into, in 
the ordinary course of our business may constitute non-exempt “prohibited transactions” under Section 406 of ERISA or Section 4975 
of the Code, may have to be rescinded and may give rise to prohibited transaction excise taxes and fiduciary liability, as described 
above. In addition, if our assets are deemed to be “plan assets” of a Covered Plan, our management, as well as various providers of 
fiduciary or other services to us, and any other parties with authority or control with respect to us or our assets, may be considered 
fiduciaries under ERISA and Section 4975 of the Code, or otherwise parties in interest or disqualified persons by virtue of their 
provision of such services (and there could be an improper delegation of authority to such providers).

In addition, ERISA generally provides that discretionary authority with respect to the management and disposition of the assets of a 
Covered Plan may be delegated to certain “investment managers” who acknowledge that they are fiduciaries of the Covered Plan. In 
such case, a Covered Plan fiduciary who has appointed an investment manager will generally not be liable for the acts of such 
investment manager. We do not expect to be an “investment manager” within the meaning of ERISA. Consequently, if our assets are 
deemed to constitute “plan assets” of any stockholder which is a Covered Plan, the fiduciary of any such Covered Plan would not be 
protected from liability resulting from our decisions. Moreover, if our underlying assets were deemed to be assets constituting “plan 
assets,” there are several other provisions of ERISA that could be implicated for a Covered Plan if it were to acquire or hold shares 
either directly or by investing in an entity whose underlying assets are deemed to be assets of the Covered Plan.

Representation 

By acceptance of shares of our common stock, each purchaser and subsequent transferee of a share will be deemed to have represented 
and warranted that either (i) no portion of the assets used by such purchaser or transferee to acquire or hold the shares constitutes 
assets of any Plan or (ii) the purchase and holding of the shares by such purchaser or transferee will not constitute a non-exempt 
prohibited transaction under Section 406 of ERISA or Section 4975 of the Code or similar violation under any applicable Similar 
Laws. 
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The sale of shares of our common stock to a Covered Plan is in no respect a representation by us or any other person associated with 
the offering of our common stock that such an investment meets all relevant legal requirements with respect to investments by Plans 
generally or any particular Plan, or that such an investment is appropriate for Plans generally or any particular Plan.

Each Plan investor is advised to contact its own financial advisor or other fiduciary unrelated to our Advisor, the Special 
Limited Partner, the Dealer Manager, Inland or any of our or their respective affiliates about whether an investment in our 
shares of common stock, or any decision to continue to hold, transfer, vote or provide any consent with respect to any such 
shares, may be appropriate for the Plan’s circumstances.

The preceding discussion is only a summary of certain ERISA implications of an investment in the securities and does not purport to 
be complete. Prospective investors should consult with their own legal, tax, financial and other advisors prior to investing to review 
these implications in light of such investor’s particular circumstances. 

Each purchaser or transferee that is or is acting on behalf of a Plan should consult with its legal advisor concerning the 
potential consequences to the Plan under ERISA, Section 4975 of the Code or applicable Similar Law of an investment in our 
shares.


