
    

UNITED STATES  
SECURITIES AND EXCHANGE COMMISSION  

Washington, D.C. 20549  
  

FORM 8-K  
  

CURRENT REPORT  
Pursuant to Section 13 or 15(d)  

of The Securities Exchange Act of 1934  

Date of Report (Date of earliest event reported): February 14, 2014  
  

DIVALL INSURED INCOME PROPERTIES 2, 
L.P.  

(Exact name of registrant as specified in its charter)  
  

  

(Address of principal executive offices)  

(Registrant’s telephone number, including area code)  

Not Applicable  
(Former name or former address, if changed since last report.)  

  

Check the appropriate box below if the Form 8-K filing is intended to simultaneously satisfy the filing obligation of the registrant 
under any of the following provisions (see General Instruction A.2. below):  
  

  

  

  

  
  

Wisconsin limited partnership  000-17686
(State or Other Jurisdiction 

of Incorporation)  
(Commission 
File Number)

(IRS Employer 
Identification Number)

� Written communications pursuant to Rule 425 under the Securities Act (17 CFR 230.425) 

� Soliciting material pursuant to Rule 14a-12 under the Exchange Act (17 CFR 240.14a-12) 

� Pre-commencement communications pursuant to Rule 14d-2(b) under the Exchange Act (17 CFR 240.14d-2(b)) 

� Pre-commencement communications pursuant to Rule 13e-4(c) under the Exchange Act (17 CFR 240.13e-4(c)) 



Attached to this current report on Form 8-K as Exhibit 99.1, is a copy of the 2013 Fourth Quarter Newsletter (“the Newsletter”) sent 
by DiVall Insured Income Properties 2, LP (“the Partnership”) to its limited partners (“the Limited Partners”) on February 14, 2014. 
The Newsletter informs the Limited Partners of certain financial and distribution information and other events relevant to the 
Partnership for the fourth quarter of 2013 and for the year-ended December 31, 2013, and for the upcoming fiscal year 2014.  

  

Attached to this Form 8-K as Exhibit 99.2, is a copy of a letter sent by the Partnership to its Limited Partners on or about February 14, 
2014 from the General Partner, in connection with, among other things, the Partnership’s annual statement of the Net Unit Value 
(“NUV”) of each Limited Partner Unit (“Unit”), being the Partnership’s estimate of the NUV for purposes of the Employee 
Retirement Income Security Act, as amended (“ERISA”), which letter, is incorporated by reference in its entirety into this report.  

In order for qualified plans to report account values as required by ERISA, we provide an estimated NUV on an annual basis. As of 
December 31, 2013, the annual statement of NUV for our Limited Partners subject to ERISA was estimated to approximate $340 per 
Unit. The estimated NUV was determined by the use of a combination of different indicators and an internal assessment of value 
utilizing a common means of valuation, primarily under the direct capitalization method as of December 31, 2013. No independent 
appraisals were obtained or are planned to be obtained. The annual statement of estimated NUV for Limited Partners subject to 
ERISA and to certain other plan investors is only an estimate and may not reflect the actual NUV. It should be noted that ERISA plan 
fiduciaries and IRA custodians may use estimated NUV valuations obtained from other sources, such as prices paid for the 
Registrant’s units in secondary markets, and that such estimated unit valuations may be lower than those estimated by the General 
Partner. The annual statement of estimated NUV is based on the estimated value of the Partnership’s Units as of the end of our fiscal 
year. As with any valuation methodology, the General Partner’s methodology is based upon a number of estimates and assumptions 
that may not be accurate or complete. Different parties with different assumptions and estimates could derive a different estimated 
NUV. Accordingly, with respect to the estimated NUV, the Partnership can give no assurance that:  
  

  

  

  

The information furnished pursuant to this “Item 2.02 Results for Operations and Financial Condition” and “Item 7.01 Regulation FD 
Disclosure,” of Form 8-K and the information contained in Exhibits 99.1 and 99.2, shall not be deemed to be “filed” for the purposes 
of Section 18 of the Exchange Act (as amended, the “Exchange Act”) or otherwise subject to the liabilities of that section. Such 
information may only be incorporated by reference in another filing under the Exchange Act or the Securities Act of 1933 if such 
subsequent filing specifically references this current report on Form 8-K. In addition, the furnishing of information in this current 
report on Form 8-K is not intended to, and does not, constitute a determination or admission by the Partnership that the information is 
material or complete.  
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Item 2.02. Results of Operations and Financial Condition 

Item 7.01. Regulation FD Disclosure 

 •  an investor would be able to resell his or her units at this estimated NUV; 

 •  an investor would ultimately realize distributions per unit equal to the Partnership’s estimated NUV per Unit upon the 
liquidation of all of the Partnership’s assets and settlement of its liabilities; 

 •  the Partnership’s units would trade at the estimated NUV in a secondary market; or 

 •  the methodology used to estimate the Partnership’s NUV would be acceptable to Financial Industry Regulatory Authority 
or under ERISA for compliance with their respective reporting requirements. 



Forward-Looking Statements  

This current report on Form 8-K, and the information contained in Exhibit 99.1 and Exhibit 99.2 incorporated herein, contain 
forward-looking statements within the meaning of the safe harbor provisions of the Private Securities Litigation Reform Act of 1995. 
Such forward-looking statements include statements describing the objectives, projections, estimates or future predictions of the 
Partnership’s operations. These statements may be identified by the use of forward-looking terminology such as “anticipates,” 
“believes,” “could,” “estimate,” “expect,” “will,” or other variations on these terms. The Partnership cautions that by their nature 
forward-looking statements involve risk or uncertainty and that actual results may differ materially from those expressed in any 
forward-looking statements as a result of such risks and uncertainties, including but not limited to: future economic and market 
conditions, variations in accounting guidance and interpretations, changes in the commercial real estate markets, and uncertainties 
related to tenant operations.  

All forward-looking statements contained in Exhibit 99.1 and Exhibit 99.2 incorporated herein are expressly qualified in their entirety 
by this cautionary notice. The reader should not place undue reliance on such forward-looking statements, since the statements speak 
only as of the date that they are made and the Partnership has no obligation and does not undertakes publicly to update, revise or 
correct any forward-looking statement for any reason.  

  

(d) Exhibits  

The following exhibits are included with this Report:  
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Item 9.01 Financial Statements and Exhibits 

99.1  Fourth Quarter 2013 Newsletter of the Partnership.

99.2  Letter to Limited Partners of DiVall Insured Income Properties 2, LP from General Partner, dated February 14, 2014.



SIGNATURES 

Pursuant to the requirements of the Securities Exchange Act of 1934, the registrant has duly caused this report to be signed on its 
behalf by the undersigned hereunto duly authorized.  
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DiVall Insured Income Properties 2, LP 
(Registrant)

Date: March 7, 2014 By: /s/ Lynette L. DeRose
Lynette L. DeRose

   Chief Financial Officer



Exhibit 99.1 
  

  

D iV al l  I nsured I ncome Pro per t ies  2, L.P . Page 1 Di Val l In sur ed Incom e Pr oper ti es  2,  L .P.  Q uart er ly New s A Publ icat ion of  The Pr ovo G r oup, Inc.  F ebr uar y 14,  2 014 2014 Oper ati ng Di s tr ibut i ons ar e expected to  be $3.00 per uni t each quar ter . The Q1 dis t ri but ion wi ll  al so have an addi ti onal $9. 30 per  uni t  f or excess per cent age r ent s.  Y our  A dvisor y B oar d not ed i n t heir  annual meet ing that  t he s t abil i zed oper ati ons  f or 2014 sh ould all ow f or a cons i st ent quar ter ly per  uni t dis t r ibut ion.  T his  dis t ri but ion fr om  base op er at ions  wi ll  be tar geted at $3. 00 per  uni t , per quart er , beginni ng w i th the 2014 Q 1 di s tr i buti on pay abl e May 15, 2014.  Co nsi s tent  w it h the an nual percent age r ent dis t r ibut ion in st it ut ed i n 2013,  t her e w il l be a dis t ri but ion of per cen tage r ent s  i n excess  of  t he t ar get ed $3.00 per uni t per quart er  w it h t he 20 14 Q 1 di s tr ibu ti on i n May.  These ear ni ngs  r epr esent  excess  r ent based on 2013 t enant  sales  ab ove a speci fi ed br eakpoi nt,  pai d t o us by t enant s in t he f ir s t quar ter  of  2 014 and is  es t im at ed t o be $9.30 per uni t.  The Adv isor y B oard beli eves  i t wi ll  be eas ier  f or  i nves tor s  t o m anage t heir  exp ect ati ons  w it h a cons is t ent base,  q uar t erl y t ar get fr om  s t abil ized operat ions .  D is t ri but ion Hi ghl ight s… •  $1 00,000 ($2 .16 per unit )  w il l be di s tr i buted fo r the fou rt h quar t er of 2013 on Febr uar y 14,  201 4. • $1,23 0,000 ($2 6.58 per unit )  w il l have been dis t r ibut ed f or  t he f our  quar ter s  of  2013. • Bet ween $1,641. 96 and $1, 492.78 i s the r an ge of  cum ulat iv e t otal  di s tr ibut i ons per  uni t f rom  t he f i rs t  uni t sold t o t he l ast  unit  sol d bef or e t he of fer i ng cl osed  ( 3/90) ,  r espect i vely.  ( Di s tr i buti ons  ar e f r om both adj ust ed cash fl ow f rom  op er at ions  and “net ” cash act ivi ty f rom  f i nancing and i nves ti ng act ivi ti es ).  Addi ti onal f inanci al inf or mat ion can be accessed… For f urt her  Q uart erl y 2013 unaudi ted f inanci al inf or mat ion,  see the Part ner shi p’ s  i nter im  fi nancial  r epor ts  fi led on f or m 10- Q.  A  copy of  t hese f il ings  and ot her publ ic repor t s can be view ed and pr int ed f r ee of  char ge at  t he Par t nershi p’s  webs i te at  ww w. dival lpr oper ti es .com  or  at  t he S EC’ s  w ebsi t e at  w ww .sec.gov.  T he Par tner ship ’s  2012 A nnual Repor t  on For m 10-K  w as  f il ed w it h the SEC on Mar ch 2 2, 2013; the r ep ort  can also be accessed via the webs i tes  li st ed.  FO RWA RD LO OK IN G STA TEMEN TS For war d- looki ng s t atem ents  that  w ere tr ue at  the ti me made may ult i mat ely prove to  be incor rect  or  fal se. Inves t ors  are cauti oned not  t o place un due r eli ance on for w ard- l ooking s tat ement s , whi ch r efl ect th e Par tner ship’ s  m anagement ’ s vi ew  only as of  Febr uar y 1,  2014,  t he dat e t hi s newsl ett er was  sent  for  p ri nti ng an d m ail  assembl y T he Par t ner shi p under takes  no obl ig at i on t o updat e or  revi se f orw ar d-l ooki ng s t at em ent s  t o ref lect  changed 

assumpt ions ,  t he occur r ence of  unant ici pated events  or changes  t o f utu re operat ing r esul t s.  F act or s  t hat could cause actual  r esult s  t o di f fer  m at er i all y f r om any f or war d- looki ng s t atem ents  made in thi s  new slet ter  i nclude changes  i n gener al economi c condi t ions ,  changes  i n r eal es tat e condi ti ons  and mar ket s,  i nabi li ty of  cur rent  t enants  to m eet  f i nancial  obl igat io ns,  i nabi li ty to obt ai n new tenant s upon the expir ati on of exis t ing leases , and t he po tent ial  need to fund  t enan t im pr ovement s or  ot her capit al expendi tur es  out  of  o perat ing cash  f low . I NSI DE  TH I S I SSU E 2 Q uest i ons &  A nsw er s 2 C ontact  I nf or mat ion  



  

  

D iV al l  I nsured I ncome Pro per t ies  2, L.P . Page 2 QU ESTI O NS & AN SWER S When can I  expect  t o r eceive my next  di st r ibut i on m ail ing? Your  dis t ri but ion corr espondence f or  t he Fi r s t Quar ter  of  2014 i s  schedul ed  t o be mai led on May 15, 2014. When can I  expect t o r eceive my Part ner ship K- 1? A ccord ing to IR S regul ati ons , Manag em ent  i s not  r equir ed to mai l K- 1’ s  unt il  A pr il  15,  201 4. How ever,  2013 K- 1’ s  ar e expect ed t o be mai led in th e f ir s t week Mar ch of 2014.  What  w as  the es ti mat ed D ecem ber  31,  2013  N et  Uni t Val ue ( “NU V”) ? Managem ent has es ti mat ed t he D ecember  31,  2 013 N et Uni t Val ue of  each int er est  o f the Part ner ship to appr oxim ate $340, as  not ed i n t he l ett er  m ail ed t o i nves tor s  on Febr uary 14,  2014.  Pl ease not e t hat the es ti mat ed year -end  N UV  shoul d be ad jus t ed ( reduced)  f or  any subsequent proper t y sal e( s )  or  appl i cabl e i m pair ment  w r it e -dow ns  dur i ng t he f ol low ing year.  A s  w it h any val uat i on m ethodol ogy,  t he G eneral  Par t ner’ s  m ethodo logy is  based upon a num ber of  es ti m at es  and assum pt ions  that  m ay not  be accurat e or  com pl ete.  D if fer ent  par ti es  w it h di f fer ent assu mpt ions  and es t im ates  coul d der i ve a dif f erent  es t im ated NU V.  A ccordi ngl y, wi th respect  t o t he es t im ated NU V,  t he Par t nershi p can give no assur ance th at :  •  an inves t or wo uld be abl e t o r esell  hi s  or  her  unit s  at  t his  est im at ed N UV ; • an i nves tor  w oul d ul ti m at el y r eali ze di st r ibut i ons per  uni t equal to t he Par tner ship’ s  es t im ated NU V per  uni t upon t he li quidat ion of  al l of  t he Par tner ship ’s  asset s and set tl ement  of  it s  l iabi li ti es ; • t he Par tner ship’ s  unit s  w ould tr ade at  t he es t im ated NU V per  uni t in a secondar y m ark et ;  or  •  the met hodology  used t o es t im ate the Par tner ship’ s  N UV  per  unit  w ould be accept able to FI NR A or under  ER IS A for  com pl iance wi th thei r  r espect ive r eport ing  r equir em ent s . How  can I  obt ain hard copi es  of Qu ar t erl y and An nual Repor ts  or other  SEC f il ings? Please vi s it  t he Inves t or Rel ati ons  page at  the Part ner shi p webs it e at  w ww .di val lpr oper ti es. com or  t he SE C webs it e at  w ww .sec. gov t o pr i nt a copy of t he r eport ( s ) or cont act  I nves t or Rel ati ons . What is  t he meani ng of  t he w or d “I nsured” in t he nam e of  t his  inves t ment ? I n t he off er ing mat eri als  fr om  t he l ate 1980’ s,  sponsor ed by  t he f orm er  gener al part ner s , ther e w as a r epr esent ati on (but  n o “guar antee”)  t hat the Par tner ship woul d seek to insur e r ent s f rom  vacant  pr oper ti es . Al though , ther e w as some ini t ial  avai labi li ty of  ver y r es tr i cti ve and li mi t ed ( one year ) i nsur ance, t hat  av ai l ab il it y vani shed i n t he ear l y 1990’ s . In ot her wor ds , th e f orm er  gener al part ner s wer e “f as t and l oose” w it h pr of essi ng t he con cept  o f “Insur ed” and the next and f i nal part ner shi p they so ld did not use t he t erm  in the inves t ment ’ s 
nam e.  H ow  do I have a ques ti on answ er ed in the next New slet ter ? Pl ease e- mai l your  specif i c ques ti on to Lynet te DeRose at lder ose@tpgsys tem s .com  or  vis i t the Inves t or Rel ati ons  page at ww w. dival lp roper ti es .com . I ’ve moved.  H ow do I update my account r egis tr at ion? Pl ease mai l or f ax t o D iV all  I nves to r Rel at i ons  a s i gned l ett er  s t at i ng your  n ew  addr ess  and tel ephone num ber . Updat es cannot be accept ed over  t he t el eph one or  vi a voi cemai l m essages . If  I have ques t ions  or comm ent s,  ho w can I  r each D iV all  I nves tor  Relat io ns? You can r each D iV all  I nves t or Rel ati ons  at  t he addr ess and/or  number ( s ) li s ted below . CO NTA CT  I NFO RMA TI ON  MAI L:  Di Val l Inves t or Rel ati ons  PH ON E:  1- 800- 547- 7686 c/ o P hoenix Am eri can F inanci al Servi ces , Inc.  FA X:  1-415- 485- 4553 2401 K erner  Bl vd. San R afael , CA  94901  
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ThePr ovoG roup  of  C ompani es  The Pr ovoGr oup 97 30 Sout h Wester n Avenue Suit e 418 Ever gr een Par k, I ll inoi s  60805 708. 422.5454 FA X 708.422. 9780 TPG  CE O.  I nc. Rescue S er vi ces TPG  Fi nanci al ,  I nc. Ow ner Repr esentat ion TPG  Managem ent ,  I nc. Asset Management  TP G Sys tem s,  I nc.  Managed F inanci al anti  A ccounti ng S yst ems  TPG , Inc.  A dm ini s tr ati ve Ser vi ces TPG  Sani bel H oli day, L.C . Vi r tual  R esor t  Ser vi ces  TPG  C api t al,  I nc. In ves t ment s  Febr uar y 14,  20 14 Re:  D i Val l Insur ed I ncom e Pr oper ti es  2,  L. P.  ( the “Part ner sh ip”)  D ear Li mi ted Par tner : Each li mi ted par tner  w ho has  a qual if ied pl an  i s subject  t o annual  r epor ti ng requi r em ent s under  t he Em pl oyee Ret i rem ent In com e S ecu ri ty Act  of  1974 ( ER ISA ) . To ass i st  you i n f i li ng t his  inf or mat ion  f or your  i nves tm ent in D iV al l  I nsured I ncome Pro per t ies  2 Li m it ed Par tn er shi p, we hav e es ti mat ed t he N et Uni t  V alue of each i nter es t of th e Par tner ship to  appr oxim ate $340 at  December  31, 2013. Because no f orm al mar ket  exi st s  f or  t he Par t nershi p’s  int er est , actual  sal es pr ices  of  int eres t s m ay  var y. In addi ti on, ther e i s  no assu rance that  t hese values  wi ll  be obt ai ned upon t he f ut ure sal e of  the Part ner sh ip’ s  assets . I f you hav e any q ues t ion s or  need add it ional  ass is t ance, please cont act Inv es t or  Rel ati ons  at  800 -547- 7686.  Si ncer el y,  The Pr ovo G r oupInc. , Gener al Par tner  K ansas Ci ty,  Mi sso uri  O f fi ce 816. 421.744 4 Sani bel,  Fl or ida Of f ice 941.472. 6565 By:   
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