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Disclaimer: This presentation is intended only for the parties present and may include non-public, proprietary, confidential or legally privileged information. If you are not an intended recipient 
or an authorized agent of an intended recipient, you are hereby notified that any dissemination, distribution or copying of the information contained in this document is unauthorized and 
strictly prohibited. 

RM Communities nor any of its subsidiaries or affiliates make investment recommendations, and this message should not be construed as such. This message is not an offer to sell or the 
solicitation of an offer to buy any security, which can only be made through official offering documents that contain important information about risks, fees and expenses. 

Articles or information from third-party sources outside of this domain may discuss RM Communities or relate to information contained herein, but RM Communities does not approve and is 
not responsible for such content. Hyperlinks to third-party sites, or reproduction of third-party content, does not constitute an approval or endorsement by RM Communities of the linked or 
reproduced content.

Past performance is not indicative of future performance. There is no guarantee that any investment will achieve its investment objectives. As with all investment strategies, there is a risk of 
loss of all or a portion of the amount invested. 

This presentation contains the current opinions of RM Communities and is not intended to be, and should not be interpreted as, a recommendation of any particular security, strategy or 
investment product. Such opinions are subject to change without notice. This presentation is distributed for informational purposes only and is not intended to be a recommendation or 
investment advice. 

The information herein is based on sources which RM Communities believes to be reliable but is not guaranteed to be accurate or complete. 

DISCLAIMER
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BENTLEY APARTMENTS
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Strong Cash Flowing New Construction Opportunity

Garden-Style Multifamily Apartment

138 Residential Units

2020 Year of Construction

Grove City, OH – Columbus MSA 

Sponsor – RM Communities

Bentley Apartments is in Grove City, OH, a growing suburb
of the Columbus, OH MSA. The submarket has
experienced strong growth over the past decade driven
by a diverse employment base and convenient location to
Downtown Columbus.

The property consists of 138 units with mixture of one,
two, and three bedrooms. Built in 2020, Bentley features
thoughtfully designed contemporary units, with premium
amenities such as a pool, dog park, gym, and clubhouse.
Bentley Apartments was developed within a Community
Reinvestment Area and received a 15-year full tax
abatement, and as a result the property has strong cash
flow out of the gate.
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N E W  C O N S T R U C T I O N

Bentley Apartments, delivered in 2020 and stabilized within one year, is positioned to perform immediately

as a new, cash-flowing asset with little capital expenditure needed. Equipped with premium finishes and

high-quality construction, the property competes well against the new comparable properties in the

submarket.

S T R O N G  L O C A T I O N

Bentley Apartments is in Grove City, OH a thriving suburb south of Downtown Columbus. Through a mix of

public-private projects in the Grove City downtown, the area has transformed over the past five years and

attracted an influx of young professionals. Additionally, Bentley is located near a plethora of retail, dining,

and entertainment options.

H I G H  C A S H  F L O W

The property was developed within a Community Reinvestment Area and received a 15-year full tax

abatement on the improved value of the property starting in tax year 2021. Due to the tax abatement, the

potential to push rents organically, and the favorable interest rate environment, the property is positioned to

have strong cash flow.

INVESTMENT HIGHLIGHTS 
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TRANSACTION DETAILS

NO ASSURANCE OF APPRECIATION OR PROFIT: Investments in real property are generally non-liquid. There is no assurance that there will be a ready
market for the property at the time the Manager decides it should be sold, or if a sale is necessary to pay mortgage indebtedness that has become due.
The value of the properties may fluctuate due to changes in the economic conditions or due to other risks to which commercial real estate is subject,
many of which are beyond the control of the Company and its management. There can therefore be no assurance that the Company's investment in
Property will be recovered, or that the property will increase in value. Under adverse circumstances, the Company could, in fact, suffer substantial
Company losses.

NO ASSURANCE OF RETURN: The Company's pro-forma projections are based on assumptions regarding future events, such as the timing and extent
of the recovery of the residential market and the stabilization of the debt markets. While the Manager believes that these assumptions are reasonable
and achievable, the likelihood of its occurrence is subject to many factors that are not within the control of the Company or its Manager and that could
impair the ability of the Company to meet its projections. (see Disclosures)

This investment is speculative and involves substantial risks. This investment may not achieve its objectives. You should not invest unless you can
sustain the risk of loss of capital, including the risk of total loss of capital. Confidential – Do Not Distribute 6

GROVE CITY, OH 

$30,200,000 10 Years
PURCHASE PRICE TARGET HOLD PERIOD

$218,841 October-21
PURCHASE PRICE PER UNIT ESTIMATED CLOSE DATE

TARGET IRR

16.8% 14.4%
DEAL LEVEL NET TO INVESTOR

TARGET EQUITY MULTIPLE

2.85x 2.38x
DEAL LEVEL NET TO INVESTOR

AVERAGE TARGET CASH-ON-CASH

10.7% 10.2%
DEAL LEVEL NET TO INVESTOR



PROPERTY DETAILS

Low-rise Garden Style Apartments 96%
PROPERTY TYPE OCCUPANCY

A- Columbus, OH
CLASS MARKET

2020 Grove City
YEAR BUILT SUBMARKET

UNITS TYPE UNIT SF TOTAL SF IN-PLACE RENT STABILIZED RENT RENT / SF

18 1/1 611 10,998 $994 $1,140 $1.87 

54 1/1 L 722 38,988 $1,057 $1,200 $1.66 

54 2/2 1,053 56,862 $1,318 $1,575 $1.50 

12 3/2 1,298 15,576 $1,560 $1,825 $1.41 

138 887 122,424 $1,195 $1,393 $1.57 

UNIT MIX AND RENT SCHEDULE
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INTERIOR
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BUSINESS PLAN
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The Business Plan is to acquire Bentley Apartments using long-term fixed
agency debt and take advantage of the tax abatement starting in 2021. Rent
comps and strong demand in the submarket indicate there is an average
mark-to-market opportunity of $124 per unit. Additionally, RM Communities
has identified value-add opportunities that will further increase rent by $75
per unit. The plan is to replace carpet flooring in two thirds of the units (2nd

and 3rd floor units) with vinyl flooring, add backsplashes, add cabinet pulls,
upgrade lighting, and add ceiling fans. Total interior budget is $3,700 per
unit. For exterior and common area upgrades, RM Communities plans to
upgrade the dog park with equipment, upgrade the pool area with furniture
and a storage shed, install outdoor games, and other miscellaneous upgrades.
Total interior CapEx is $510,000 and exterior and common area CapEx is
$190,000; total CapEx including construction management fee and
contingency is approximately $806,000.

RM Communities plans to finance the Property with a 10-year, fixed-rate
Freddie Mac loan with four years of interest only at 70% LTV and 3.50%.
Additionally, RM Communities plans to add a supplemental loan at the
beginning of year 4 after the property have been fully renovated to capture
the value added and return capital to investors. The plan is to exit in 10 years
at a 4.75% cap rate.



Confidential. For Institutional Use Only.
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MARKET OVERVIEW: COLUMBUS MSA
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Columbus is one of the fastest-growing cities in the nation—more than 15,000
people moved to the Columbus area in the past year—and it is the 16th largest
city in the United States. Known for its low cost of living, top-ranked
infrastructure, and talented workforce, the region is one of the most dynamic
and diverse in the country. With a vibrant blend of arts and culture, exciting
collegiate and professional sports, an entrepreneurial spirit, a burgeoning
downtown, and a diverse array of welcoming neighborhoods, Columbus is a
great place to live, visit, work, raise a family, and do business.

The metro’s economy is sheltered from extreme swings by a heavy
concentration of government employment and the several Fortune 500
companies based in the area. Job growth has consistently outpaced the
national average; thus, people from across the country are moving here
making population growth robust.
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COLUMBUS MSA: EMPLOYMENT
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The Columbus region has proven to be a strong business environment with an
economy driven by a diversified base of employers as well as low startup and
operating costs, pro-business tax environment, high public bond ratings, and a
strong real estate market. The metro is home to a diverse concentration of
Fortune 500 companies, and higher-education institutions in the state of Ohio.
The Urban Land Institute’s Emerging Trends 2021 report lists Columbus as one of
the top markets for “Eds and Meds”, underscoring the area’s stability and growth
prospects driven by the highly-ranked health systems in place and the strong
university educational infrastructure Columbus has.

The Columbus metro area boasts an unemployment rate of 4.7% as of December
2020, almost half of the State’s average of 8.8%. The unemployment rate is
expected to decline further with the addition of new distribution centers, major
commercial leases, and the continued construction and expansion of local
universities and hospitals.



SUBMARKET OVERVIEW: GROVE CITY
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Located 10 miles from Downtown Columbus, Grove City, OH is a growing and
established suburban community. Grove City has experienced strong growth
over the past five years from population, business, and cultural standpoints.
Through private and public investment, the area has seen an increase in
younger residents looking for high quality of life.

In 2019 Mount Carmel Health System, Columbus Metro’s 9th largest employer,
opened a $361 million state of the art full-service hospital with 250 beds
employing over 2,000 staff. A new 30-acre $63.5 development is working
through approval process that will provide over 390,000 SF of medical office
space, and 5,000 SF of retail space. This is also accompanied by a 151,000 SF
lease agreement by a major Fortune 500 company, only 1.4 miles from the
property.

Grove City offers residents activities from hiking at metro parks, attending live
performances, enjoying the Plum Run Winery, sipping a craft beer from a local
brewery, or enjoying a good book at the new library as part of the multi million-
dollar development of the downtown area. Adjacent to the property, a retail
center with anchors such as Aldi and Planet Fitness is expected to deliver later
in 2021.



RENT COMPARABLES

R E N T
C O M P A R A B L E S
M A P

Confidential – Do Not Distribute 13



RENT COMPARABLES
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1 BEDROOM / 1 BATHROOM
611 SF

Bentley Apartments 611 $1,140 $1.87 2020 X X X X X X

Broadway Station 714 $1,064 $1.49 2017 X X X X X X X

Beulah Place 660 $1,078 $1.63 2021 X X X X X X

The Village at Gantz Meadows 708 $1,300 $1.84 2017 X X

Grove City Summit 755 $1,200 $1.59 2015 X X X X X X X

Comp Average 709 $1,161 $1.64

UNIT TYPE COMPARISON
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RENT COMPARABLES

1 BEDROOM / 1 BATHROOM
722 SF

Bentley Apartments 722 $1,200 $1.66 2020 X X X X X X

Broadway Station 745 $1,099 $1.48 2017 X X X X X X X

Beulah Place 743 $1,219 $1.64 2021 X X X X X X

The Village at Gantz Meadows 708 $1,300 $1.84 2017 X X

The Crossing at Grove City 863 $1,161 $1.35 2021 X X X X X X X

Comp Average 765 $1,195 $1.56
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RENT COMPARABLES

2 BEDROOM / 2 BATHROOM
1053 SF

Bentley Apartments 1,053 $1,575 $1.50 2020 X X X X X X

Broadway Station 1,040 $1,449 $1.39 2017 X X X X X X X

Beulah Place 1,128 $1,653 $1.47 2021 X X X X X X

The Village at Gantz Meadows 1,120 $1,700 $1.52 2017 X X

Grove City Summit 1,070 $1,520 $1.42 2015 X X X X X X X

Comp Average 1,090 $1,581 $1.45

UNIT TYPE COMPARISON

W
A

S
H

E
R

 / D
R

Y
E

R

C
L

U
B

H
O

U
S

E

B
U

S
IN

E
S

S
 C

E
N

T
E

R

F
IT

N
E

S
S

 C
E

N
T

E
R

P
IC

N
IC

 / B
B

Q

C
A

F
É

S
P

O
R

T
S

C
O

U
R

T

P
O

O
L2/2 SF STABILIZED RENT PER SF

P
E

T
 / D

O
G

 P
A

R
kYOC



RENT COMPARABLES
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3 BEDROOM / 2 BATHROOM 
1298 SF

Bentley Apartments 1,298 $1,825 $1.41 2020 X X X X X X

Beulah Place (3/2.5) 1,628 $2,720 $1.67 2021 X X X X X X

The Crossing at Grove City 1,186 $1,762 $1.49 2021 X X X X X X X

Grove City Summit (3/2.5) 1,585 $2,220 $1.40 2015 X X X X X X X

Comp Average 1,466 $2,234 $1.52

UNIT TYPE COMPARISON
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Gross building area (GBA) is per CoStar
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SALE COMPARABLES

BENTLEY APARTMENTS GROVE CITY 3986 PARKMEAD DR GROVE CITY, OH TBD $30,200,000 138 120,000 $218,841 $252 2020 A-

600 GOODALE ARENA DISTRICT 600 W GOODALE ST COLUMBUS, OH 10/29/2019 $39,700,000 174 229,876 $228,161 $173 2013 A

STEEL HOUSE TRI-VILLAGE 1211 CHAMBERS RD COLUMBUS, OH 10/5/2018 $25,350,000 113 96,000 $224,336 $264 2018 A

HARRISON PARK APARTMENTS FLYTOWN 565 W 1ST AVE COLUMBUS, OH 11/3/2016 $20,200,000 108 166,048 $187,037 $122 2013 A

THE NORMANDY
DISCOVERY 

DISTRICT
315 E LONG ST COLUMBUS, OH 6/27/2019 $62,000,000 268 227,280 $231,343 $273 2014 A

TRIBECA TRI-VILLAGE 720 W 3RD ST COLUMBUS, OH 12/5/2018 $35,489,051 175 294,664 $202,795 $120 2013 A

YEAR 
BUILT

BUILDING 
CLASS

PROPERTY ADDRESS CITY SALE DATE SALE PRICE
NUMBER OF 

UNITS

GROSS 
BUILDING 

SF
SUBMARKET NAMEPROPERTY NAME PRICE PER UNIT

PRICE 
PER SF



NO ASSURANCE OF RETURN: The Company's pro-forma projections are based on assumptions regarding future events, such as the timing and extent of the recovery of the residential market and the
stabilization of the debt markets. While the Manager believes that these assumptions are reasonable and achievable, the likelihood of its occurrence is subject to many factors that are not within the control
of the Company or its Manager and that could impair the ability of the Company to meet its projections.

This investment is speculative and involves substantial risks. This investment may not achieve its objectives. You should not invest unless you can sustain the risk of loss of capital, including the risk of total
loss of capital.
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CASH FLOW SUMMARY

* Proceeds include supplemental loan beginning of Year 4.

*

Year 1 Year 2 Year 3 Year 4 Year 5

 EFFECTIVE GROSS INCOME (EGI) $2,156,841 $2,362,837 $2,490,693 $2,604,053 $2,699,078

 EXPENSES $638,231 $653,848 $674,747 $695,715 $716,650

 NET OPERATING INCOME $1,518,610 $1,708,988 $1,815,946 $1,908,339 $1,982,428

 TOTAL PROPERTY CASH FLOW $746,357 $933,646 $1,038,686 $6,459,808 $463,394



The Company's pro-forma projections are based on assumptions regarding future events, such as the timing and extent of the recovery of the residential market and the stabilization of the debt markets. 
While the Manager believes that these assumptions are reasonable and achievable, the likelihood of its occurrence is subject to many factors that are not within the control of the Company or its Manager 
and that could impair the ability of the Company to meet its projections.
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OPERATING ASSUMPTIONS

Year 1 Year 2 Year 3 Year 4 Year 5

RENT GROWTH 3.50% 3.75% 3.75% 3.75% 3.50%

OTHER INCOME GROWTH 0.00% 3.00% 3.00% 3.00% 3.00%

VACANCY 5.00% 5.00% 5.00% 5.00% 5.00%

EXPENSE INFLATION 0.00% 3.00% 3.00% 3.00% 3.00%

INSURANCE 0.00% 3.00% 3.00% 3.00% 3.00%

REAL ESTATE TAXES 2.00% 2.00% 2.00% 2.00% 2.00%

REPLACEMENT RESERVES $250 $250 $250 $250 $250
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OPERATING AND RISK METRICS

The Company's pro-forma projections are based on assumptions regarding future events, such as the timing and extent of the recovery of the residential market and the stabilization of the debt markets. 
While the Manager believes that these assumptions are reasonable and achievable, the likelihood of its occurrence is subject to many factors that are not within the control of the Company or its Manager 
and that could impair the ability of the Company to meet its projections.

Year 1 Year 2 Year 3 Year 4 Year 5

GPR GROWTH 10.11% 9.77% 5.60% 4.67% 3.70%

NOI GROWTH 26.72% 12.54% 6.26% 5.09% 3.88%

EXPENSE RATIO 29.59% 27.67% 27.09% 26.72% 26.55%

DSCR AMORTIZING 1.33x 1.50x 1.59x 1.30x 1.37x

DEBT YIELD 7.18% 8.08% 8.59% 7.12% 7.54%

CASH ON CASH 6.60% 8.24% 9.15% 13.97% 8.19%

INVESTOR LEVEL COC 6.56% 8.20% 8.90% 10.90% 8.23%



THE TERMS OF THE DEBT FINANCING ARE AS FOLLOWS:

Agency 30 Years
LOAN TYPE AMORTIZATION

$21,140,000 3.50%
TOTAL LOAN AMOUNT INTEREST RATE

10 Years 4 Years
LOAN TERM INTEREST-ONLY

Freddie Mac 70.0%
LENDER INITIAL LOAN-TO-VALUE

No 68.2%
EXTENSION OPTIONS LOAN-TO-COST

A substantial portion of the total acquisition for the Property will be paid with borrowed funds. The use of borrowed money to acquire real estate is referred to as leveraging. Leveraging increases the funds available for 
investment or development purposes, on the one hand, but also increases the risk of loss on the other. If the Company were unable to pay the payments on the borrowed funds (called a "default"), the lender might 
foreclose, and the Company could lose its investment in its property.

NOTE:  We are expecting to add a supplemental loan at the beginning of year 4.
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DEBT ASSUMPTIONS

* Fixed Rate
** LTC is based on Purchase Price and CapEx budget

*

**



Equity: $11,323,472

Debt: $21,140,000

34.9%

65.1%

TOTAL: $32,463,472

Investors will be investing into Bentley Investors, LLC which will subsequently invest into RM Bentley, LLC which will hold title to the property.
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TOTAL CAPITALIZATION

SOURCES Amount $/Unit %

SENIOR LOAN $21,140,000 $153,188 65.1%

RM INVESTOR EQUITY $11,323,472 $82,054 34.9%

TOTAL $32,463,472 $235,243 100.0%

USES Amount $/Unit %

PURCHASE PRICE $30,200,000 $218,841 93.0%

LOAN FEE $158,550 $1,149 0.5%

CLOSING, LEGAL FEES $340,000 $2,464 1.0%

CAPEX BUDGET $805,690 $5,838 2.5%

ACQUISITION FEE $604,000 $4,377 1.9%

TAXES AND INSURANCE $91,915 $666 0.3%

WORKING CAPITAL $140,000 $1,014 0.4%

INTEREST RESERVE $123,317 $894 0.4%

TOTAL $32,463,472 $235,243 100.0%
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CAPITAL IMPROVEMENT BUDGET

SUMMARY TOTAL PER UNIT

  INTERIOR UPGRADES $510,600 $3,700 

  EXTERIOR and COMMON AREA $190,000 $1,377 

  CONSTRUCTION MGMT. FEE (5%) $35,030 $254 

  CONTINGENCY  (10%) $70,060 $508 

  TOTAL $805,690 $5,838 

INTERIOR UPGRADES COST OF UPGRADE NO. UNITS PER UNIT TOTAL

BACKSPLASHES $500 138 $500 $69,000 

CABINET PULLS $300 138 $300 $41,400 

LIGHTING $300 138 $300 $41,400 

CEILING FANS $300 138 $300 $41,400 

FLOORING $2,700 92 $1,800 $248,400 

GENERAL INTERIOR $500 138 $500 $69,000 

  TOTAL $4,600 - $3,700 $510,600 

PER UNIT TOTAL

$217 $30,000 

$72 $10,000 

$109 $15,000 

$72 $10,000 

$181 $25,000 

$725 $100,000 

SUBTOTAL $1,377 $190,000 

FUTURE CAPEX

EXTERIOR AND COMMON AREA UPGRADES AND REPAIRS

POOL FURNITURE & OUTDOOR GAMES

DOG PARK

STORAGE SHED

RIP RAP SHORING ROCKS

LANDSCAPING & DRAINAGE



DISTRIBUTIONS TO BENTLEY INVESTORS, LLC WILL BE AS FOLLOWS:

Operating Cash Flow:

1. 8% Preferred Return

2. 70%/30% (70% to Members/30% to GP entity) to a 14% IRR

3. 50%/50% (50% to Members/50% to GP entity) thereafter

Capital Event:

1. 8% Preferred Return

2. Return of Capital

3. 70%/30% (70% to Members/30% to GP entity) to a 14% IRR

4. 50%/50% (50% to Members/50% to GP entity) thereafter

NOTE: These distributions will occur after the payment of the Company's liabilities (loan payments, operating expenses
and other fees as set forth in the LLC agreement, in addition to any member loans or returns due on member loans).
Distributions are expected to start in May 2022 and are projected to continue on a quarterly basis thereafter. These
distributions are at the discretion of the Manager, who may decide to delay distributions for any reason, including
maintenance or capital reserves.

This investment is speculative and involves substantial risks. This investment may not achieve its objectives. You should
not invest unless you can sustain the risk of loss of capital, including the risk of total loss of capital.
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DISTRIBUTIONS



Acquisition Fee

%

2.0% of Purchase Price

Property Management Fee 3.0% of Effective Gross Income and 
Incentive Fee if NOI Exceeds Budget

TO RM COMMUNITIES

TO VILLAGE GREEN

The above table is a summary and there may be additional fees and expenses associated with this offering. Please refer to the Private Placement Memorandum for further details.

Construction Management Fee 5.0% of Capital Improvement Budget
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TO VILLAGE GREEN

CAPITAL IMPROVEMENT BUDGET & ROC
FEE SUMMARY

%

%

Asset Management Fee 1.5% of Effective Gross Income (EGI)



Originally founded in 1919, Village Green has evolved from building single family homes
into one of the nation’s largest privately held apartment companies. It was in the 1950s
that the company first expanded into apartment, condominium and commercial
building. Village Green Management Company and the Village Green apartment brand
was established in 1966 as a separate division exclusively for developing, building and
managing apartment communities.

In the late 1970s Village Green pushed innovations in business, marketing, technology
and design that over the course of nearly four decades transformed the company into a
national apartment industry leader. Village Green created a hospitality orientation based
on exceptional customer service with multiple brands, operating companies and the
award-winning University of Village Green associate training program.

In 2011, Compatriot Capital, a division of Sammons Enterprises, Inc., became owners in
Village Green. Today, the company is under the stewardship of a seasoned team who
continue to confidently guide and inspire a forward-thinking philosophy and customer
centric culture comprised of 1,300 associates. Almost one hundred years later the goal
is the same; to help people Live Better, Live Social, and Live Green.

Village Green became one of the nation’s premier apartment companies by continually
innovating to serve the evolving needs of residents and focusing on creating
communities of long-term value. Today, we manage approximately 40,000 apartment
homes within some 50 cities, along with integrated mixed-use retail spaces that include
restaurants, coffee shops and markets.
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ABOUT VILLAGE GREEN – PROPERTY MANAGER



RM Communities is the direct acquisition arm of RealtyMogul, a digital platform where investors have invested in 
over $3.5 billion of real estate, including historical investments in over 19,000 apartment units. RM Communities 
acquires $15+  million multifamily assets in stable and emerging U.S. markets and focuses on well-located 
properties with in-place cash flow. In addition to in-place cash flow, RM Communities targets investments with 
managerial upside or a value-add opportunity.

At RM Communities, we believe in buying well-located apartments in affordable and stable markets. 

STRATEGIES WE PURSUE

Every property has a story, and we believe different properties have different needs. There are two strategies we 
employ most often across our new acquisitions: 

1. Managerial upside: We identify properties that have high expense ratios compared to other assets in the sub-
market, absentee management or a sub-par performing third party manager. Upon takeover, we implement 
best practices to increase collections and decrease expenses. Facets of this strategy may include decreasing 
utility expenses through low-flow toilets and/or LED lighting, right-sizing staffing, modifying credit 
requirements for new tenants or renewals and pushing rents to meet the market. 

2. Value-add: We look for assets where rents are trailing neighboring properties and there is an opportunity to 
renovate and increase rents. Facets of this strategy may include renovating the exterior and common areas of 
the property with new paint and new amenities to meet comparable properties and interior renovations that 
may include new appliances, new countertops, new flooring, and new paint.

ACQUISITION CRITERIA

• Multifamily (100+ units)

• $15+ million

• A, B & C Assets

• Secondary and Tertiary Markets

• Value-Add & Stabilized
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TERRACE HILL LA PRIVADA THE HAMPTONS

POHLIG BOX FACTORY & 
SUPERIOR WAREHOUSE 

TURTLE CREEK

KINGS LANDING MINNEHAHA MEADOWS

BENTLEY APARTMENTS

ROOSEVELT COMMONS

SHERWOOD OAKS

RM COMMUNITIES MULTIFAMILY PORTFOLIORM COMMUNITIES' PORTFOLIO

THE ORION
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PROPERTY
NAME

LOCATION
MULTIFAMILY 

CLASS
NO. OF
UNITS

YEAR 
BUILT

PURCHASE 
PRICE

CAPEX 
BUDGET

STATUS

Terrace Hill El Paso, TX B 310 2005 $18,700,000 $4,095,000 Closed

La Privada El Paso, TX B 240 2021 $11,700,000 $1,867,000 Closed

The Hamptons
Virginia Beach, 

VA
B 212 1973 $19,051,000 $3,792,000 Closed

Pohlig Box Factory & 
Superior Warehouse

Richmond, VA A-
93 & 
7,700 

Retail SF
2004 $15,900,000 $1,348,000 Closed

Turtle Creek Fenton, MO A- 128 2018 $24,875,000 $596,000 Closed

The Orion 
Orion Township, 

MI
B+ 200 1995 $27,375,000 $2,308,000 Closed

Kings Landing Creve Coeur, MO A- 154 2005 $40,100,000 $3,885,850 Closed

Minnehaha Meadows Vancouver, WA A 49 2021 $16,450,000 $83,950 Under Contract

Roosevelt Commons Vancouver, WA A 36 2020 $12,550,000 $78,200 Under Contract

Bentley Apartments Grove City, OH A- 138 2020 $30,200,000 $650,000 Under Contract

Sherwood Oaks Riverview, FL B 199 1984 $35,000,000 $1,266,725 Under Contract

Total 1759 $251,901,000 $19,970,725
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C H I E F  E X E C U T I V E  O F F I C E R

Jilliene Helman is Chief Executive Officer and Co-Founder of
RealtyMogul and is responsible for the company’s strategic
direction and operations. In this capacity, she has approved
investments with property values worth over $3 Billion. Ms.
Helman is Chief Executive Officer and Chief Financial Officer of
Realty Mogul Commercial Capital, a commercial real estate
lending company and wholly-owned subsidiary of Realty
Mogul, Co., as well as Chief Executive Officer of RM
Communities, the direct acquisition arm and wholly-owned
subsidiary of Realty Mogul, Co. She has been an active real
estate investor for the past 15 years and has previously been a
VP at Bank of Tokyo Mitsubishi / Union Bank

Jilliene Helman
C H I E F  I N V E S T M E N T  O F F I C E R

Christopher Fraley is Chief Investment Officer for RealtyMogul,
overseeing underwriting, closing and asset management for the
firm’s debt and equity investments. Mr. Fraley has over 20 years of
experience in commercial real estate finance, including sourcing
transactions and negotiating complex joint venture equity
partnerships. From 2006-2013, Mr. Fraley sat on the Investment
Committee for Rockwood Capital, a privately held real estate
investment and advisory firm with more than $8 billion in assets
under management.

Christopher Fraley 
V P ,  P O R T F O L I O  M A N A G E R

Eric Levy is a Vice President and Portfolio Manager with
responsibility for portfolio and asset management for debt and
equity assets held by MogulREIT I and MogulREIT II. Mr. Levy has
over 8 years of commercial real estate experience, including asset
management across all asset classes, construction management
and investor relations. Prior to RealtyMogul, he worked for World
Class Capital Group.

Eric Levy

D I R E C T O R  O F  A C Q U I S I T I O N S ,  
E A S T

Ken Bodenstein is a Director of Acquisitions for RM
Communities, the direct acquisition arm of RealtyMogul, and
has responsibility for overseeing direct acquisitions of
multifamily opportunities in the eastern half of the United
States. He has over 30 years of real estate experience,
primarily focused in the acquisition and asset management of
multifamily properties comprising more than 30,000 units and
valued at over $3 billion. Mr. Bodenstein has held positions at
various institutional and private enterprises including AIG,
Rockwood Capital, various entities connected with Sam Zell
and AREA Property Partners.

Ken Bodenstein
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V P ,  A S S E T  M A N A G E M E N T

Eli Macanian is a Vice President with responsibility for overseeing
asset management of the firm’s direct acquisition business. Mr.
Macanian has been involved in commercial real estate asset
management since 2010, including equity and debt investments
across multiple property types. Prior to RealtyMogul, Mr. Macanian
worked in asset management and acquisitions at Dunkirk Realty.

Eli Macanian

Derek Jensen is a Director of Acquisitions for RM Communities,
the direct acquisition arm of RealtyMogul, and has responsibility
for overseeing direct acquisitions of multifamily opportunities in
the western half of the United States. Mr. Jensen has over 20
years of real estate experience, concentrated in the acquisition,
management and disposition of over 10,000 multifamily units
including market rate, value-add, affordable housing and fractured
condominiums. Mr. Jensen has held positions at several private
and institutional firms including Pacifica Companies and GFI
Partners.

Derek Jensen
D I R E C T O R  O F  A C Q U I S I T I O N S ,  
W E S T



TOTAL NO. OF MULTIFAMILY DEALS 108

FULL CYCLE MULTIFAMILY DEALS 44

TOTAL NUMBER OF UNITS 19,109

AVG. CAPITALIZATION $21,464,604

CURRENT NO. OF STATES 22

INVESTMENT GEOGRAPHY

AZ, CA, CO, CT, DE, FL, GA, IL, IN, MA, 
MD, MI, MO, NC, NY, OH, OR, PA, TN, 

TX, VA, WA

RM Communities is the direct acquisition arm of RealtyMogul, a digital platform where investors
have invested in over $3.5 billion of real estate, including historical investments in over 19,000
apartment units.

Below includes all multifamily real estate deals that RealtyMogul and its affiliates have been involved
with.

*As of 7/31/2021

RM COMMUNITIES & REALTYMOGUL
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The purchase of the Units involves substantial risks and is suitable only for persons who have no need for liquidity in their investment and who can bear the risk of potential loss of their entire investment.  You should carefully consider the risk 
factors set forth below as well as the other information contained in this Memorandum before purchasing the Units.  We may encounter risks in addition to those described below.  Additional risks and uncertainties not currently known to us 
or that we currently deem to be immaterial may also materially and adversely affect your investment.  

Investors should consider the risks described below, as well as the other information contained in this Memorandum or incorporated by reference hereto, before making a decision to invest in the Company.  Investors should be aware that an 
investment in the Company is speculative in nature and involves a high degree of risk.  The possibility of partial or total loss of capital exists and Investors must be prepared to bear capital losses that might result from such an investment.  If 
any of the following risks actually occur, the Company’s financial condition and the results of its operations could be materially and adversely affected.  In addition, there will be occasions when the Manager and its affiliates, on the one hand, 
and the Members, on the other hand, may encounter potential conflicts of interest in connection with the Company.  The considerations described below, among others, should be evaluated carefully before making an investment in the 
Company.  Additional risks and uncertainties not currently known to us or that we currently deem to be immaterial may also materially and adversely affect your investment.

Risks Related to the COVID-19 Coronavirus Worldwide Pandemic

On March 11, 2020, the World Health Organization declared the COVID-19 coronavirus outbreak a worldwide pandemic (the “Pandemic”).  On March 13, 2020, President Trump declared a national emergency in the United States.  Various 
cities and states have also declared emergencies.  The Pandemic and the reactions of various governments and citizens is causing (and any future outbreaks of the coronavirus disease may cause) massive disruptions in economies, financial 
markets, supply chains, businesses and daily life on a worldwide scale never seen in recent history.  Such disruption may continue for an extended period or indefinitely, may lead to a recession or depression in the United States and/or 
globally, and may adversely impact the Company.  As of August 2020, the Pandemic has caused a near total cessation of all non-essential economic activities in many U.S. cities and states.  Many businesses have temporarily suspended 
operations and laid off employees.  In the United States, persons have been diagnosed with COVID-19 in each of the 50 states.  While the Company has a business continuity plan, it may be materially affected by the Pandemic.  The Pandemic 
and reactions by governments and citizens, and the impact of the Pandemic and such reactions on businesses and the economy, are creating and are likely to continue to create various issues for the economy that are impossible to fully 
predict or list here but all or many could, and are likely to be, material, with such likelihood of materiality increasing the longer the duration of the Pandemic (and whether or not there is a recurrence of coronavirus even after the current 
Pandemic improves).  The Pandemic may worsen substantially before it improves, and the entirety of the United States will continue to be impacted. There is little certainty as to when the Pandemic will abate, or to what extent the Unites 
States economy will recover from the disruption caused by the Pandemic.  In addition to the severe impact of the Pandemic on financial markets and economies, other things that may impact the Company in connection with the Pandemic 
include the closure of courts and state governments, which among other things, can directly affect the ability to complete or enforce evictions, and the lack of in-person walk-throughs of the Property (both for the Manager and appraisers).  
The closure of certain businesses or limitations in the ability of certain businesses to function, as well as declarations of states of emergency, and “shelter at home” measures in certain areas, have and could affect the ability of the staff of the 
Manager  and/or applicable property managers to function properly.  A reduction in liquidity and increase in volatility in financial markets could affect the valuation of real estate, the health of the Company’s financing partners or other 
persons necessary for the Company to implement its strategy and the ability to find third party financing.  Also, the Principals and staff members of the Manager could become infected with COVID-19, develop symptoms, and not be able to 
work, or not be able to work effectively. Of course, this crisis may also create opportunities for the Manager for targeted investments and the Company will endeavor to position itself well to take advantage of these opportunities and mitigate 
the risks above inasmuch as they can be mitigated.

Risks Relating to This Offering, Our Business and Real Estate Investments in General

You will not have any control over the Property Owner or the Company or their respective operations.  Rather, such control will be exercised solely by the Manages and the Principals.

You will not have any control over the Property Owner, the Company, or their respective operations.  Rather, all such decisions will be made by the Manager and the Principals.  Although the Principals have, to date, had a successful 
operating history in the real estate industry, there can be no guarantee that this will continue in the future. Further, if the Property Owner, and therefore, the Company, does not achieve certain levels of performance, your investment would 
be adversely affected or lost entirely.  

Because the Company intends to invest solely in the Property Owner, the sole asset of which will be the Property, your investment will not be diversified, thus subjecting your investment to greater risk should the Property prove 
not to be a profitable investment.

The Company intends to indirectly invest solely in the Property Owner, which will, in turn, invest solely in the Property. As a result, you will have a concentration of risk in a single asset class which has, by its nature, certain characteristics not 
present in other property types.  By only investing in the Property, the Company will not have the opportunity to spread its investment risk across multiple property types or other asset classes.  Thus, should events occur which negatively 
impact the Property, the Company will have no ability to offset those events through investments in other assets or asset classes, and your investment would materially and adversely be affected. 
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The Company’s revenues will indirectly depend on the ability of the Property Owner to lease the Property at low vacancy rates.

The Property Owner’s, and therefore the Company’s, revenues from the Property will be dependent upon the creditworthiness of the Property’s tenants and would adversely be affected by the loss of or default by lessees.  
Lease payment defaults by tenants could indirectly cause the Company to reduce the amount of distributions to the Members and force the Property Owner to find an alternative source of revenue to pay any mortgage loan on 
the Property. 

In the event of a tenant default, the Property Owner may also experience delays in enforcing their rights as landlord and may incur substantial costs in protecting their investment and re-leasing the Property.  If a lease for a unit 
on the Property is terminated or expires, the Property Owner may be unable to lease units in the Property for the rent previously received.  Furthermore, the Property may have some level of vacancy from time to time.  In 
addition, the resale value of the Property could be diminished because the market value may depend principally upon the value of the leases of the Property. As a result of the foregoing, the Property Owner, and therefore, the 
Company, may suffer reduced revenues resulting in the Company making lower or no cash distributions to the Members.  

The existence of debt secured by the Property creates special risks to the Property Owner, which could have an adverse effect on the Company’s performance.

The presence of mortgage financing on the Property creates special risks.  If there is a shortfall between the cash flow from the Property and the cash flow needed to service mortgage debt on the Property, then the amount of 
cash that flows up to the Company and is available for distributions to the Members may be reduced. In addition, there is increased risk of loss since defaults on indebtedness secured by the Property may result in the Property 
lenders initiating foreclosure actions. In that case, the Property Owner could lose the Property if the loan is in default, thus indirectly reducing the value of the Members’ investments to virtually nothing.  If the Property is 
foreclosed upon due to a default, it is highly unlikely that the Company would be able to pay cash distributions to the Members, and your investment would be partially lost or lost entirely. In addition, the Property Owner may 
be unable to refinance mortgage debt on the Property at appropriate times, which may require the Property Owner to refinance such mortgage debt on terms that are not advantageous to the Property Owner or could result in 
the foreclosure of the Property which, in turn, would have a material adverse effect on your investment. 

Increased government regulations could have the effect of increasing the Property Owner’s expenses and adversely affecting the Company’s operating results.

Governmental authorities at all levels are actively involved in the promulgation and enforcement of regulations relating to land use and zoning restrictions, environmental protection and safety and other matters affecting the 
ownership, use and operation of real property. Regulations may be promulgated which could restrict or curtail usages of existing structures or require that such structures be renovated or altered in some manner. The 
enforcement of such regulations could have the effect of increasing the expenses, and lowering the income or rate of return, as well as adversely affecting the value of the Property, and therefore, indirectly, the operating results 
of the Company.

The Company’s returns to the Investors will depend largely on the ability of the Property Owner to keep operating expenses low.

The Property will be subject to increases in certain operating expenditures associated with real estate, such as tax rates, fuel, utility costs, insurance costs, labor, repairs and maintenance, building materials and supplies, debt 
service, administrative and other operating expenses.  These costs are not generally decreased by events generally adversely affecting rental revenues, such as an unforeseen downturn in the real estate market, a lack of 
investor confidence in the market or a softening of demand.  If the Property Owner is unable to lease units on the Property on a basis requiring the tenants to pay all or some of the expenses, it would be required to pay those 
costs, and the cost of operating the Property may exceed the rental income derived from the Property.  In addition, the Property Owner will generally be responsible for real property taxes related to the Property.  If the 
Property Owner fails to pay any such expenses payable to a governmental entity, such as taxes, the applicable taxing authorities may place a lien on the Property and the Property may be subject to a tax sale.  The foregoing 
could have a material and adverse effect on the operating results of the Property Owner, and therefore, your investment.

The short-term nature of our residential leases may adversely impact our income.  

If the residents of the Property decide not to renew their leases upon expiration, the Property Owner may not be able to re-let their units.  Because the Property Owner’s residential leases will be for apartments, they will 
generally be for terms of no more than one or two years.  If the Property Owner is unable to promptly renew the leases or re-let the units, then the Property Owner’s results of operations and financial condition will be adversely 
affected, which will, in turn, affect the Company’s financial condition.  In addition, certain significant expenditures associated with the Property Owner’s business (such as mortgage payments, real estate taxes and maintenance 
costs) is generally not reduced when circumstances result in a reduction in rental income.  This may have an adverse effect on the Property Owner’s and, in turn, the Company’s financial condition.
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Capital improvements and capital replacements could be costly to the Property Owner, and failure to make such improvements and replacements on a timely basis could hinder the Property 
Owner’s ability to fill vacancies.

The Property Owner may be required to expend funds to correct defects or to make improvements before the Property can be sold.  If the Property Owner does not establish sufficient reserves for 
working capital or obtain adequate secured financing to supply necessary funds for capital improvements or similar expenses, the Property Owner may be required to defer necessary or desirable 
improvements to the Property.  If the Property Owner defers such improvements, the Property may decline in value, and it may be more difficult for it to attract or retain tenants to the Property, or the 
amount of rent the Property Owner can charge for a unit on the Property may decrease. The Company cannot assure the Members that the Property Owner or the Company will have any sources of 
funding available for repair or reconstruction of damage to the Property in the future or to make such tenant improvements.  The foregoing could have a material and adverse effect on the operating 
results of the Property Owner and, therefore, your investment.

Investments in real estate are inherently risky, and there are no assurances that the Company will generate positive returns.

The assets underlying the Company’s investment in the Property Owner will consist solely of real estate, namely, the Property.  The Company is therefore subject to risks generally inherent in the 
investment in and ownership of real property, including changes in global, national, regional or local economic, social, demographic or real estate market conditions and other factors particular to the 
location of the Property.  The Company is unable to predict future changes in these market conditions. For example, a prolonged recession or rise in interest rates could make it more difficult to lease or 
dispose of the Property. In addition, rising interest rates could also make alternative interest bearing and other investments more attractive and therefore potentially lower the relative value of the 
Property. 

Other risks generally associated with the ownership of real property include, without limitation: changes in the number and financial condition of buyers and sellers of properties; increases in the 
availability of supply of property relative to demand; the quality and philosophy of the managers of the properties; competition based on rental rates, attractiveness and location of the properties; 
financial condition of tenants; tenant vacancies; rent strikes; quality of maintenance; insurance services; increases in real property taxes and tax rates, energy prices and other operating expenses; 
changes in interest rates and the availability of mortgage financing; changes in the relative popularity of properties; risks due to dependence on cash flow; risks and operating problems arising out of 
the presence of certain construction materials; and acts of God, uninsurable losses, terrorist acts and other factors beyond our control.  Such risks also include fluctuations in occupancy rates, rent 
schedules and operating expenses, which could adversely affect the value of Property.

The Property may be subject to economic, political, regulatory and social risks, which may affect the liquidity of the investment.  There may be significant local government rules, regulations and fiscal 
policies relating to land use and permit restrictions (including those governing usage, improvements, zoning and rent control), local taxes and other transaction costs, and potential liability under 
changing environmental and other laws and regulations, which may adversely affect the returns sought by the Company.  In addition, real estate is subject to long-term cyclical trends that give rise to 
significant volatility in real estate values.  

All of these and other risks may adversely affect operating results or make the sale or refinancing of the Property difficult or unattractive.  

Based on the factors described above and elsewhere in this Memorandum, among other factors, the possibility of partial or total loss of capital exists, and investors in the Company should not invest 
unless they can readily bear the consequences of such a loss. Neither the Manager nor any of its affiliates, partners, officers or employees will be liable for the return to any Member of its capital 
contributions to the Company.  Such distributions and returns, if any, will be made solely from the Company’s assets.
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