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EDISON APARTMENTS – PORTLAND,  OR MSA



Qualification by Reference to the Investment Documents. The content herein is qualified in its entirety by reference to the more complete information about the offering contained in RM Communities, LLC’s or its affiliates’ (the “Company”)
offering documents, including, without limitation, the Private Placement Memorandum, Operating Agreement, Subscription Agreement and any supplements thereto (collectively, the "Investment Documents"). This content is not complete, and
each prospective Investor should carefully read all of the Investment Documents before deciding whether to make an investment. This content should not be used as a primary basis for an Investor’s decision to invest. The content herein and the
information in the Investment Documents are subject to last minute changes up to the closing date at the discretion of the Company. In the event of an inconsistency between this content and the Investment Documents, prospective investors
should rely on the information contained in the Investment Documents.

No Assurance of Return. There can be no assurance that any or all of the Company’s assumptions, information or methodology used for calculating any projections, including target IRR, target annualized cash-on-cash return, and target equity
multiple (“Targets”), are accurate, appropriate or adequate. The Company’s Targets are hypothetical, are not based on actual investment results, and are presented solely for the purpose of providing insight into the Company’s investment
objectives, detailing its anticipated risk and reward characteristics and for establishing a benchmark for future evaluation of the Company’s performance. The Company’s Targets are not a predictor, projection or guarantee of future performance.
The Company does not make any assurance, guarantee, or representation that the actual performance will bear any relation to the hypothetical illustrations used herein, that the Company will be successful in meeting any Targets, or that the
Company’s investment objectives will be achieved. Target returns should not be used as a primary basis for a prospective investor’s decision to invest.

Substantial Risk of Loss. This real estate investment is speculative and involves substantial risk. In the event that actual performance is below the Company’s Targets, your investment could be materially and adversely affected, and there can be
no assurance that investors will not suffer significant losses. A loss of part or all of the principal value of your investment may occur. You should not invest unless you can readily bear the consequences of such loss. Please see the Company’s
Investment Documents for additional information, including the Company’s discussion concerning risk factors.

Forwarding-Looking Statements. Please review the applicable Investment Documents for disclosure relating to forward-looking statements. All forward–looking statements attributable to the Company or its affiliates apply only as of the date of
the offering and are expressly qualified in their entirety by the cautionary statements included elsewhere in the Investment Documents. Any financial projections are preliminary and subject to change; the Company undertakes no obligation to
update or revise these forward–looking statements to reflect events or circumstances that arise after the date made or to reflect the occurrence of unanticipated events. Inevitably, some assumptions will not materialize, and unanticipated events
and circumstances may affect the ultimate financial results. Projections are inherently subject to substantial and numerous uncertainties and to a wide variety of significant business, economic and competitive risks, and the assumptions
underlying the projections may be inaccurate in any material respect. Therefore, the actual results achieved may vary significantly from the forecasts, and the variations may be material.

No Investment Advice. Nothing herein should not be regarded as investment advice, either on behalf of a particular security or regarding an overall investment strategy, a recommendation, an offer to sell, or a solicitation of or an offer to buy any
security. Advice from a securities professional is strongly advised, and the Company recommends that you consult with a financial advisor, attorney, accountant, and any other professional that can help you to understand and assess the risks
associated with any real estate investment.

Confidentiality. 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.

Illiquidity. 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 Company decides it should be sold or if a sale is necessary to pay mortgage indebtedness
that has become due. The value of the property 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. There can
therefore be no assurance that the Company's investment in property will be recovered, or that the property will increase in value.

DISCLAIMER
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INTRODUCTION – EDISON APARTMENTS
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New Construction, Stabilized Asset with Light Rail Access

Garden-Style Multifamily Apartment Complex

64 Residential Units

2020 Year of Construction – Currently 95% Occupied

Gresham, OR – Portland MSA 

Sponsor – RM Communities

Edison Apartments is a stabilized, 2020-built property comprised of
64 units located in Gresham, immediately east of Portland.
Gresham is currently the fourth largest city in Oregon. Benefiting
from strong momentum in the regional economy, access to major
employers, and proximity to various recreational amenities,
Gresham has seen tenants flow into the market as they seek less
dense neighborhoods, more space and greater affordability.
Featuring one- and two-bedroom floor plans, Edison is just a 20-
minute drive from downtown Portland. The Property is within a
mile of a MAX Light Rail station. There are several nearby
community gardens.
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Edison offers desirable open concept floorplans with modern design touches. All units have in-unit washer and dryers,
as well as air conditioning. 60 of the 64 units are large 2bed/2bath, and the average unit is 900 square feet. Compared
to the City of Portland average apartment size of 765 square feet, renters at the Edison have over 17% more living
space on average.

D E S I R A B L E  P R O D U C T  T Y P E

S E V E R E  R E D U C T I O N  I N  C O N S T R U C T I O N  P I P E L I N E

Per research from JLL, from 2015 to 2019 an average of 27 permits were issued annually totaling 3,230 multifamily units
in Multnomah County. In 2021, only two building permits were issued for a total of 352 units. Considering the City of
Portland’s implementation of Inclusionary Housing in 2017 and the Urban Growth Boundary, the MSA is one of the
more challenging markets to develop in across the country.

I N V E S T I N G  I N  A  T O P  M U L T I F A M I L Y  M A R K E T

The Portland-Vancouver-Hillsboro MSA has recorded cumulative rent growth of 47.2% over the last ten years. The
submarket of Gresham has exceeded that mark with rent growth of 58.8% over the same period based on data from
CoStar. Over the past six years, rent growth in Gresham has been stronger than metro-wide performance in Portland.

SELECT INVESTMENT HIGHLIGHTS 
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TRANSACTION DETAILS – Lower Leverage and Strong In-Place Cash Flow

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.
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GRESHAM, OR

$19,500,000 10 Years
PURCHASE PRICE TARGET HOLD PERIOD

$304,688 April 1, 2022
PURCHASE PRICE PER UNIT ESTIMATED CLOSE DATE

TARGET IRR

15.2% 13.2%
DEAL-LEVEL NET TO INVESTORS

AVERAGE TARGET CASH ON CASH

9.6% 8.6%
DEAL-LEVEL NET TO INVESTORS



PROPERTY DETAILS – Stabilized New Construction
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Garden 95%
PROPERTY TYPE OCCUPANCY

A Portland MSA
CLASS MARKET

2020 Mt Hood
YEAR BUILT SUBMARKET

UNITS TYPE UNIT SF TOTAL SF IN-PLACE RENT STABILIZED RENT RENT / SF
2 1/1 S - ADA 478 956 $1,195 $1,350 $2.82 
2 1/1 L - ADA 777 1,554 $1,195 $1,400 $1.80 

35 2/2 S 890 31,150 $1,504 $1,810 $2.03 
24 2/2 L 957 22,968 $1,624 $1,860 $1.94 
1 2/2 L - ADA 957 957 $1,550 $1,860 $1.94 

64 900 57,585 $1,531 $1,802 $2.00 

UNIT MIX AND RENT SCHEDULE



SELECT FLOOR PLANS
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2/2 S - 890SF
35 total units

2/2 L - 957SF
25 total units



INTERIOR
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EXTERIOR
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BUSINESS PLAN
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The business plan for Edison is to professionally operate the property and maintain the
high occupancy while moving the rents to market. After an extensive market rent survey,
RM Communities concluded that in-place rents for the property are ~$250 below market
rates. This delta is primarily a result of the initial lease-up process at the property. This
presents the opportunity at renewal or releasing of units and in conjunction with
anticipated capital improvements to capture rent increases that meet or exceed current
market rates. With an 890 SF two-bedroom recently leasing for $1,750/mo and a 957 SF
two-bedroom signing for $1,798/mo, there is proof of concept that this business plan can
be successfully executed.

We plan to invest $194,547 in exterior, interior, and common area upgrades during the
first year of ownership. These improvements include: $75,000 for exterior wood
upgrades, $31,861 for the addition of an outdoor grill and kitchen area, $20,000 for
package lockers, $15,000 for a dog park, and $5,000 for utilities closets. We also have an
additional $30,000 reserved for future projects and improvements and $17,686 for a
contingency reserve.

We anticipate financing the property with a 10-year agency loan that is full-term interest-
only. On 2/2/2022, we rate locked the loan providing a hedge against the current
inflationary and rising interest rate environment. At the end of the third year of
ownership, we project adding a seasoned supplemental loan coterminous with the
acquisition debt.

We plan to exit after ten years at a projected 4.50% cap rate.



Gresham, Oregon is a growing city located approximately 11 miles east of Portland. With over 111,800 residents,
its population is comprised of young professionals, growing families, and long-time residents. Offering a more
moderate cost of living for such an accessible West Coast city, it has seen ample population growth over the last
two decades.

The city is well located between the I-205 and I-84 highways, and Portland International Airport is within a 20-
minute drive. The historic downtown core has retained its charm, and still serves as the community's cultural and
economic hub. With over 150 shops, restaurants, and business, the area is also served by the Max Blue light rail
line. Residents of Gresham can access Mt Hood National Forest within an hour's car ride.

Mt. Hood Community College has a substantial presence in the Gresham area. One of the submarket's largest
employers, the college serves about 33,000 students annually, but provides no housing for students, benefitting
local multifamily investors. Other larger employers in the Mt Hood submarket include the Gresham-Barlow School
District, ON Semiconductor, and LaCrosse Footwear/Danner Boots.

Some of Portland's largest distribution centers are located around Gresham with major employment implications,
including buildings fully occupied by Amazon (857,000 SF), Microchip Technology Incorporated (827,000 SF),
Boeing (800,000 SF), and Subaru (600,000 SF), which recently completed a 236,000-SF expansion. The office
footprint is somewhat more limited. Though U.S. Bank fully occupies a 338,000-SF building, other larger office
tenants are primarily in the healthcare or government sectors, including the Multnomah County Department of
Human Services (55,000 SF) and East County Pharmacy (29,000 SF).

LOCATION: GRESHAM, OREGON
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LOCATION: NE INDUSTRIAL SPINE
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Gresham is home to one of the largest industrial submarkets in the Portland MSA.
Spanning along the shores of the Columbia River and home to over 45 million
square feet of industrial space. Companies located within this spine include
Amazon Distribution, Boeing, Micro Chip, On Semiconductor, Distribution
Industrial, Frito Lay, Pella NW, and Iberdrola. De Beers, a diamond manufacturing
company, is investing $94 million to develop a 60,000 square foot diamond factory
at Gresham Vista Business Park. Notably, Amazon employs over 1,500 people at its
855,000-square-foot distribution center and Boeing employs over 1,600 at is 87-
acre facility.

The Gresham Vista Business Park is home to Subaru’s 600,000-square-foot master
parts distribution center. The business park is owned by the Port of Portland and
provides tenants with ready-to-develop sites with expedited permitting. There are
also various tax advantages, as well as the benefit of being in a foreign trade zone
that allows for tariff exemptions.
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POINTS OF INTEREST
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LOCATION: POINTS OF INTEREST
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Confidential. For Institutional Use Only.
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MARKET OVERVIEW: PORTLAND MSA
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The Portland MSA excels in both economic and recreational
opportunities, which continues to draw new residents to the area.
Since the pandemic, the metro’s job market has undergone a great
resurgence, with an unemployment rate of 5.7% (BLS). The highly
educated workforce is a major draw for high tech companies that
desire an urban setting rich with amenities, while being more
affordable than other major West Coast Cities. By the end of 2025,
the metro GDP is expected to grow 15% - 20% faster than the
national forecast of 13%.

The region’s high quality of life has continued to drive in-migration
figures, which has supported the metro’s apartment demand. Over
the last decade, Portland’s population has grown by 11.5%, which
equates to 1.1% on an annual basis. This is well ahead of the national
trend of 6.4% over the same period (0.6% average yearly gains).



WHY METRO PORTLAND?
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#1 
Best State Business Tax 
Climate – West Coast

- US Tax Foundation, 2021

#1
Best Food Cities in America

- WalletHub, 2019

#1 
Big City to Start a Career 

- GoBankingRates, 2017

#2 
Best Resources and 

Economic Support for Early 
Education

- WalletHub, 2020

#2 
PGE Sustainability Index –

Climate
- J.D. Power, 2020

#3
Best Cities for Outdoor 

Activities
- Niche.com, 2020

#5
Best Places for Business and 

Careers
- Forbes, 2019

#5 
Fastest Income Growth Rate

- BestPlaces.net, 2010-2018

#8
Best Cities to Live in 

America
- Business Insider, 2020



PORTLAND EMPLOYER SNAPSHOT
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MAJOR EMPLOYERS: PORTLAND, OR

MAJOR EMPLOYER LIST
EMPLOYER LOCAL EMPLOYEES

Intel 20,000

Providence Health 18,266

Oregon Health & Science Uni. 16,658

Kaiser Permanente 12,400

Nike 12,000

Legacy Health 11,250

City of Portland 9,710

Fred Meyer 7,741

Portland Public Schools 7,600

Beaverton School District 5,457

Multnomah County 5,401

Vancouver Public Schools 4,686

PeaceHealth 4,403

U.S. Bank 4,031

Portland has consistently ranked as one of the best overall growth markets for jobs
and was recently names as one of the top 16 cities in the U.S. that have generated
more tech jobs than graduates (per CBRE’s Sourcing Tech Talent 2021 report). The
total gross domestic product for the Portland-Vancouver-Hillsboro MSA is over
$168B, which places it in the top 25 in the country.

Portland Metro 
Employment by Industry

Portland has one of the most diverse 
economies in the nation and is positioned 

for exceptional growth with limited 
downside exposure.



EDISON APARTMENTS – DEMOGRAPHICS

Confidential – Do Not Distribute 18

POPULATION 2-MILE 5-MILE 10-MILE

2010 51,945 173,606 552,523

2021 54,453 181,885 610,805

2026 EST. 54,860 183,352 626,466

ANNUAL GROWTH 2010-21 0.4% 0.4% 1.0%

ANNUAL GROWTH 2021-26 0.2% 0.2% 0.5%

MEDIAN AGE 35.5 35.8 37.8

BACHELOR’S DEGREE OR HIGHER 22% 19% 28%

U.S. ARMED FORCES 27 73 280

HOUSEHOLDS 2-MILE 5-MILE 10-MILE

2010 19,684 62,733 208,146

2021 20,751 65,883 228,633

2026 EST. 20,920 66,429 234,268

ANNUAL GROWTH 2010-21 0.6% 0.6% 0.9%

ANNUAL GROWTH 2021-26 0.2% 0.2% 0.5%

OWNER OCCUPIED 11,381 38,168 142,663

RENTED OCCUPIED 9,539 28,262 91,605

AVG. HOUSEHOLD SIZE 2.6 2.6 2.6

AVE HOUSEHOLD VEHICLES 2 2 2



EDISON APARTMENTS – DEMOGRAPHICS (cont.)
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INCOME 2 MILE 5 MILE 10 MILE

AVG. HOUSEHOLD INCOME $80,417 $80,292 $90,687

MEDIAN HOUSEHOLD INCOME $63,184 $63,359 $70,990

< $25,000 3,121 11,133 33,185

$25,000 - 50,000 4,611 14,285 45,344

$50,000 - 75,000 4,507 13,068 42,399

$75,000 - 100,000 2,716 8,733 31,848

$100,000 - 125,000 2,360 7,230 25,171

$125,000 - 150,000 1,196 4,362 17,397

$150,000 - 200,000 1,427 4,393 17,950

$200,000 + 814 2,681 15,342

HOUSING 2 MILE 5 MILE 10 MILE

MEDIAN HOME VALUE $344,186 $338,600 $372,826

MEDIAN YEAR BUILT 1984 1981 1979



RENT COMPARABLES
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PROPERTY NUMBER

EDISON 1

ALTA CIVIC STATION 2

THE BYWAY APTS. 3

LUMINA 4

COLUMBIA TRAILS 5

BROOKSIDE APTS. 6

TWELVE MILE CROSS. 7

3RD CENTRAL 8



RENT COMPARABLES
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R E N T  C O M P A R A B L E S  
B Y  U N I T  T Y P E   

1/1 S

Edison Apartments 478 $1,350 $2.82 2020 X X X

The Byway 438 $1,439 $3.29 2020 X X X X X

Lumina 438 $1,439 $3.29 2020 X X X X X

Brookside 584 $1,426 $2.44 2021 X X X X X

Twelve Mile Crossing 600 $1,450 $2.42 2021 X X

Comp Average 547 $1,439 $2.63
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RENT COMPARABLES
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R E N T  C O M P A R A B L E S  
B Y  U N I T  T Y P E   

1/1 L

Edison Apartments 777 $1,400 $1.80 2020 X     X X   

The Byway 780 $1,520 $1.95 2020 X X X X X

Lumina 672 $1,497 $2.23 1994 X X X X X X

Brookside 808 $1,758 $2.18 2021 X X X X X

Columbia Trails 672 $1,554 $2.31 2003 X X X X X

Comp Average 723 $1,545 $2.14
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RENT COMPARABLES
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R E N T  C O M P A R A B L E S  
B Y  U N I T  T Y P E   

2/2 S

Edison Apartments 890 $1,810 $2.03 2020 X     X X   

The Byway 872 $2,077 $2.38 2020 X X X X X

Lumina 854 $1,973 $2.31 1994 X X X X X X

Brookside 845 $1,788 $2.12 2021 X X X X X

Twelve Mile Crossing 898 $1,710 $1.90 2021 X X

Comp Average 867 $1,887 $2.18
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RENT COMPARABLES
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R E N T  C O M P A R A B L E S  
B Y  U N I T  T Y P E   

2/2 L

Edison Apartments 957 $1,860 $1.94 2020 X     X X   

The Byway 991 $2,214 $2.23 2020 X X X X X

Lumina 1,019 $2,030 $1.99 1994 X X X X X X

Columbia Trails 1,038 $2,135 $2.06 2003 X X X X X

3rd Central 1,051 $1,725 $1.64 2009 X X

Comp Average 1,025 $2,026 $1.98

UNIT TYPE COMPARISON

2/2 L SF STABILIZED RENT PSF YOC
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SALE COMPARABLES

Edison Ascot 146 Misty Ridge Mountain Knolls Minnehaha Meadows

Roosevelt Commons Brookside

EDISON APARTMENTS MT HOOD 1833 SE 6TH ST GRESHAM 4/1/2022 $19,500,000 64 57,585 $304,688 $339 2020 A

ASCOT 146 APARTMENTS GATEWAY 235 SE 146TH AVE PORTLAND 8/12/2021 $8,750,000 45 18,000 $194,444 $486 2019 B

MISTY RIDGE APARTMENTS ROCK CREEK 12846 SR 157TH AVE HAPPY VALLEY 10/19/2021 $44,000,000 103 120,000 $427,184 $367 2018 A

MOUNTAIN KNOLLS GRESHAM 3180 NW DIVISION ST GRESHAM 10/7/2021 $13,200,000 60 59,100 $220,000 $223 1990 B

MINNEHAHA MEADOWS WALNUT GROVE 6000 NE 64TH ST VANCOUVER 9/21/2021 $16,450,000 49 63,112 $335,714 $261 2021 A

ROOSEVELT COMMONS WALNUT GROVE 2812 FALK RD VANCOUVER 9/21/2021 $12,550,000 36 50,149 $348,611 $250 2020 A

BROOKSIDE APARTMENTS GRESHAM 20711 SE START ST GRESHAM 9/1/2021 $31,010,000 104 104,000 $298,173 $298 2021 A

PRICE PER UNIT PRICE 
PER SF YEAR BUILT BUILDING CLASSPROPERTY ADDRESS CITY SALE DATE SALE PRICE NUMBER OF 

UNITS

GROSS 
BUILDING 

SF
SUBMARKET NAMEPROPERTY NAME



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

*In year three of the projections, a $3.3M supplemental loan is assumed, resulting in increased cash flow during Year 3.    

Year 1 Year 2 Year 3* Year 4 Year 5 Year 6

 EFFECTIVE GROSS INCOME (EGI) $1,301,507 $1,450,467 $1,508,428 $1,567,077 $1,624,797 $1,681,647

 EXPENSES $408,709 $421,252 $434,870 $448,884 $463,258 $478,005

 NET OPERATING INCOME $892,798 $1,029,215 $1,073,558 $1,118,193 $1,161,539 $1,203,642

 TOTAL PROPERTY CASH FLOW $472,674 $606,856 $3,925,371 $552,985 $595,465 $636,715

Year 7 Year 8 Year 9 Year 10 Reversion

 EFFECTIVE GROSS INCOME (EGI) $1,739,996 $1,800,371 $1,862,844 $1,927,487 $1,994,375

 EXPENSES $493,210 $508,901 $525,094 $541,806 $559,052

 NET OPERATING INCOME $1,246,786 $1,291,470 $1,337,749 $1,385,681 $1,435,323

 TOTAL PROPERTY CASH FLOW $678,984 $722,762 $768,104 $17,726,315



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

Expense, Insurance, and RET assumptions are based on third party, asset management, and property management 
guidance for first year of ownership, with inflation assumptions beginning in subsequent year. 

Year 1 Year 2 Year 3 Year 4 Year 5 - 10 Reversion

RENT GROWTH 4.00% 4.00% 4.00% 3.75% 3.50% 3.50%

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

VACANCY 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%

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

INSURANCE 3.00% 3.00% 3.00% 3.00% 3.00%

RE TAXES 3.50% 3.50% 3.50% 3.50% 3.50%

REPLACEMENT RESERVES $200 $200 $200 $200 $200 $200
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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.

OPERATING AND RISK METRICS

*The outsized projected NOI Growth in Year 1 of the projections is largely the result of the property stabilizing from initial lease-up.

Year 1* Year 2 Year 3 Year 4 Year 5 Year 6

GPR GROWTH 11.38% 11.21% 4.06% 3.95% 3.73% 3.53%

NOI GROWTH 129.60% 15.28% 4.31% 4.16% 3.88% 3.62%

EXPENSE RATIO 31.40% 29.04% 28.83% 28.64% 28.51% 28.42%

DSCR AMORTIZING 1.47x 1.69x 1.33x 1.39x 1.44x 1.50x

DEBT YIELD 7.98% 9.20% 7.40% 7.71% 8.01% 8.30%

CoC 5.00% 6.38% 7.62% 8.93% 9.61% 10.25%

INVESTOR-LEVEL CoC 4.95% 6.34% 6.69% 8.06% 8.54% 9.02%

Year 7 Year 8 Year 9 Year 10 Reversion

GPR GROWTH 3.50% 3.50% 3.50% 3.50% 3.50%

NOI GROWTH 3.58% 3.58% 3.58% 3.58% 3.58%

EXPENSE RATIO 28.35% 28.27% 28.19% 28.11% 28.03%

DSCR AMORTIZING 1.55x 1.60x 1.66x 1.72x N/A

DEBT YIELD 8.59% 8.90% 9.22% 9.55% N/A

CoC 10.96% 11.67% 12.40% 13.12% N/A

INVESTOR-LEVEL CoC 9.60% 10.24% 10.98% 11.59% N/A



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.

*Loan-to-cost is calculated as the loan amount divided by total cost (purchase price + loan fee + closing cost + capex budget)
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DEBT ASSUMPTIONS

Senior Debt: Subordinated Debt:

Agency N/A Month 36
LOAN TYPE AMORTIZATION LOAN DATE

$11,190,000 3.58% $3,320,000
TOTAL LOAN AMOUNT INTEREST RATE TOTAL LOAN AMOUNT

10 Years 10 Years 7 Years
LOAN TERM INTEREST-ONLY LOAN TERM

Freddie Mac 57.4% 7 Years
LENDER INITIAL LOAN-TO-VALUE INTEREST-ONLY

JLL Capital Markets 56.8% 4.25%
MORTGAGE BROKER LOAN-TO-COST INTEREST RATE

None
EXTENSION OPTIONS



Equity: $9,481,153

Debt: $11,190,000

45.9%

54.1%

TOTAL: $20,671,153

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

SOURCES Amount $/unit %
SENIOR LOAN $11,190,000 $174,844 54.1%
INVESTOR EQUITY $9,481,153 $148,143 45.9%
TOTAL $20,671,153 $322,987 100.0%

USES Amount $/unit %
PURCHASE PRICE $19,500,000 $304,688 94.3%
LOAN FEE $83,925 $1,311 0.4%
CLOSING COSTS $310,000 $4,844 1.5%
CAPEX BUDGET $194,547 $3,040 0.9%
ACQUISITION FEE $390,000 $6,094 1.9%
TAXES AND INSURANCE $16,933 $265 0.1%
WORKING CAPITAL $125,000 $1,953 0.6%
INTEREST & CF RESERVE $50,749 $793 0.2%
TOTAL $20,671,153 $322,987 100.0%



Confidential – Do Not Distribute 31

CAPITAL IMPROVEMENT BUDGET

SUMMARY TOTAL PER UNIT

INTERIOR UPGRADES $5,000 $78

EXTERIOR UPGRADES $171,861 $2,685

CONTINGENCY (10%) $17,686 $276

TOTAL $194,547 $3,119

EXTERIOR/INTERIOR UPGRADES TOTAL PER UNIT

PACKAGE LOCKERS $20,000 $313

UTILITIES CLOSET $5,000 $78

EXTERIOR WOOD TREATMENT $75,000 $1,172

DOG PARK $15,000 $234

OUTDOOR KITCHEN/BBQ $31,861 $498

FUTURE CAPEX $30,000 $469

TOTAL $176,861 $2,763



PROJECTED DISTRIBUTIONS TO EDISON 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 13% IRR
3. 50%/50% (50% to Members/50% to GP entity) thereafter

Capital Event:
1. 8% Preferred Return
2. Return of Capital to Members
3. 70%/30% (70% to Members/30% to GP entity) to a 13% 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 by July 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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PROJECTED DISTRIBUTIONS



Acquisition Fee

%

2.0% of Purchase Price

Property Management Fee Greater of (i) 3.0% of collected rental income,
and (ii) $3,000/mo.   

TO RM COMMUNITIES

The above table is a summary and there may be additional fees and expenses associated with this offering. Please carefully review the Disclaimers on page 2 of this presentation.  Please also review the Investment Documents for 
further details. 
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TO FPI (unaffiliated property manager)

FEE SUMMARY

%

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



As one of the largest third-party property management companies in the United States, with
specialties in both conventional and affordable housing spaces, FPI manages over 800 properties
(130,000 units). Founded in 1968, the company is headquartered in Folsom, California. FPI services
clients that range from institutional investors to international real estate investment firms, financial
institutions, multi-family developers, private investors, and more. In 2017, the National Multifamily
Housing Council (NMHC) ranked FPI the 4th best largest management company in the nation.

FPI currently manages assets for RM Communities in El Paso, TX and Vancouver, WA.
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ABOUT FPI MANAGEMENT – PROPERTY MANAGER

Quick Stats:
• Established in 1968
• 130,000-unit portfolio
• Geographic market covers 17 states
• 100% fee-for-service provider
• Dedicated exclusively to the property management interest of its clients
• No ownership interest in any property managed by FPI
• No captive service providers - all contracts are arms-length with third party vendors
• No conflict of interest with internal ancillary profit centers
• 3,400 professional team members on staff
• Specializing in new construction lease-up, rehabilitation, value-add, and repositioning 

assets



RM Communities is the direct acquisition arm of RealtyMogul, a digital platform where investors have invested in over $4.7 billion of real 
estate, including historical investments in over 24,000 apartment units. RM Communities acquires multifamily assets in stable and 
emerging U.S. markets and focuses on well-located properties with in-place cash flow. In addition, RM Communities targets investments 
with managerial upside and/or value-add opportunities.

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 (50+ units)

• A, B & C Assets

• Primary, Secondary and Tertiary 
Markets

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

POHLIG BOX FACTORY & SUPERIOR 
WAREHOUSE 

TURTLE CREEK

KINGS LANDING MINNEHAHA MEADOWS ROOSEVELT COMMONS

THE ORION

BENTLEY APARTMENTS SHERWOOD OAKS

RM COMMUNITIES PORTFOLIO

36* Past performance is not indicative of future performance.  Please carefully review the Disclaimers on page 2 of this presentation.

HAVERFORD PLACE



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 $4 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
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  &  M I D W E S T

Ken Bodenstein is a Director of Acquisitions for RM Communities, 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

Derek Jensen is a Director of Acquisitions for RM Communities, and has
responsibility for overseeing direct acquisitions of multifamily opportunities
in the western half of the United States and Florida. 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  &  F L O R I D A

RM COMMUNITIES TEAM

37

Todd Hanson is the Managing Director for RM Communities across the US and
has responsibility for planning and execution of overall strategy and directing
the investment and financing activities of the company. He is actively involved in
maintaining existing client relationships and developing new capital and
partnership opportunities for the company. Mr. Hanson was previously EVP and
Head of Investments at a private equity multifamily investment firm, a Director
in the Real Estate Strategic Advisory Group at Houlihan Lokey, and a Real Estate
Attorney at O’Melveny & Myers.

Todd Hanson
M A N A G I N G D I R E C T O R
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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

Zach Karr is a Director of Acquisitions for RM Communities, and has
responsibility for sourcing and acquiring multifamily assets in the Mountain
West region of the United States and Texas. Mr. Karr has nearly a decade
worth of experience in real estate, primarily in the acquisition, financing,
development and investment management of multifamily properties valued
at over $2 billion. Mr. Karr has held positions at several private and
institutional firms including GCM Grosvenor, Geringer Capital, and
Continental Partners.

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

Zach Karr



A C Q U I S I T I O N S  A S S O C I A T E

Philip Brick is an Acquisitions Associate for RM Communities supporting the
direct acquisitions of multifamily opportunities in the western half of the
United States and Florida. Mr. Brick has worked in various capacities of
commercial real estate since 2012 which include debt underwriting, credit
risk, asset management, and acquisitions. In total, he has assisted in the
acquisition of over $400 million in multifamily, industrial, office and retail
properties.

Philip Brick

RM COMMUNITIES TEAM

Akshay Mayanil is an Asset Management Associate for RM Communities
and is responsible for the management of Realty Mogul’s portfolios and
REITs. Mr. Mayanil has 6 years of experience working in commercial real
estate, including the asset management of affordable, student and
multifamily assets. Prior to RealtyMogul, he performed portfolio
management and financial analysis for LivCor in Las Vegas, NV.

Akshay Mayanil
A S S E T  M A N A G E M E N T  A S S O C I A T ET R A N S A C T I O N  M A N A G E R

Michael Pena is a Transaction Manager for RM Communities, supporting the
acquisitions of multifamily properties. He has over eight years of experience
in the commercial real estate industry, including as Vice President within
BMO Harris Bank’s Healthcare Commercial Real Estate group, and as an
Investment Associate within Capital One’s Healthcare Real Estate division.
He has underwritten numerous transactions totaling over $1.5 billion of debt
investments, and is currently a Chartered Financial Analyst (CFA) level III
candidate.

Michael Pena
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A C Q U I S I T I O N S  A N A L Y S T

Armand Harvey is an Acquisitions Analyst for RM Communities, responsible
for both quantitative and qualitative investment analysis for the company’s
direct acquisitions. Mr. Harvey has underwritten over $2 billion in
multifamily, mixed use and LIHTC properties throughout the United States,
Mr. Harvey previously worked in acquisitions for John Stanley Inc.

Armand Harvey



Please carefully review the Disclaimers on Page 2 of this presentation. The content herein, including the risks discussed below, are qualified in its entirety by reference to the more complete information about the offering contained in the Investment Documents, including
any risk factors discussed therein. In the event of an inconsistency between this content, including the risks discussed below, and the Investment Documents, prospective investors should rely on the information contained in the Investment Documents.

Investors should consider the risks described below, as well as the other information contained in this presentation and in the Investment Documents, before making a decision to invest. Prospective investors should be aware that an investment this real estate is speculative
in nature and involves a high degree of risk. The possibility of partial or total loss of capital exists and prospective investors must be prepared to bear capital losses that might result from such an investment. If any of the following risks herein and/or identified in the
Investment Documents 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 Company, on the one hand, and investors and prospective investors, on the
other hand, may encounter potential conflicts of interest. The considerations described below and in the Investment Documents, 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, then-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. Many businesses have previously, and
may be continuing to, temporarily suspended operations and lay off employees. In the United States, persons have been diagnosed with COVID-19 in each of the 50 states. The Company 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 potential
lack of in-person walk-throughs of the property. The closure of certain businesses or limitations in the ability of certain businesses to function, as well as possibility that states may declare of states of emergency and “shelter at home” measures in certain areas, have and
could affect the ability of the staff of the Company 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 Company 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 Company will endeavor to position itself well to take advantage of these opportunities and mitigate the risks above inasmuch as they can be mitigated.

You will not have any control over the property or the Company or their respective operations. Rather, such control will be exercised solely by the managers and principals of the Company.

You will not have any control over the property, the Company, or their respective operations. Rather, all such decisions will be made by the manager and principals of the Company. 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 Company does not achieve certain levels of performance, your investment would be adversely affected or lost entirely.
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Because the Company intends to invest solely in 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. Asa 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.

The Company’s revenues will indirectly depend on its ability to lease the Property at low vacancy rates.

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 investors and force the Company to find an alternative source of revenue to pay any mortgage loan on the property.

In the event of a tenant default, the Company 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 Company
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 Company, may suffer reduced revenues resulting in the Company making lower or no cash distributions to the investors.

The existence of debt secured by the Property creates special risks to the Company, 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 investors 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 Company could lose the property if
the loan is in default, thus indirectly reducing the value of the investors’ 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 investors, and your investment
would be partially lost or lost entirely. In addition, the Company may be unable to refinance mortgage debt on the property at appropriate times, which may require the Company to refinance such mortgage debt on terms that are not advantageous to the Company 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 Company’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 its ability 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 Company is unable to lease units
on the property on abasis 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 Company will generally be
responsible for real property taxes related to the property. If the Company 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 Company, and therefore, your investment.
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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 Company may not be able to re-let their units. Because the Company’s residential leases will be for apartments, they will generally be for terms of no more than one or two years. If the
Company is unable to promptly renew the leases or re-let the units, then the Company’s results of operations and financial condition will be adversely affected, which will, in turn, affect its financial condition. In addition, certain significant expenditures associated with the
Company’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 Company’s financial condition.

Capital improvements and capital replacements could be costly to the Company, and failure to make such improvements and replacements on a timely basis could hinder the Company’s ability to fill vacancies.

The Company may be required to expend funds to correct defects or to make improvements before the property can be sold. If the Company does not establish sufficient reserves for working capital or obtain adequate secured financing to supply necessary funds for capital
improvements or similar expenses, the Company may be required to defer necessary or desirable improvements to the property. If the Company 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 Company can charge for a unit on the property may decrease. The Company cannot assure the investors that it 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 Company 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 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, elsewhere in this presentation, and in the Investment Documents, 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 Company nor any of its affiliates, partners, officers or employees will be liable for the return to any investor 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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