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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 Company’s and Owner’s, each as defined
below, and their affiliates, offering documents, including, without limitation, the Private Placement Memorandum, Operating Agreement, Subscription Agreement and any supplements thereto (collectively, the "Investment
Documents"). It is contemplated that investors will be investing into Fairview Court Investors, LLC (“FCI” or the “Company”), and that FCI will subsequently invest into RM Fairview Court, LLC (together with FCI, “Owner”), which will
hold title to the Property. 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 (collectively “Projections” or “Targets”), are accurate, appropriate or adequate. The 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. There can be no assurances that all or any of the Targets will be true or that actual performance will bear any relation to the
hypothetical illustrations herein, and no guarantee or representation is made that investment objectives of the Company will be achieved. In the event that actual performance is below the 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 Investment Documents for additional information, including the Company’s discussion concerning risk factors.

Forwarding-Looking Statements. Forward-looking statements are found here and in the applicable Investment Documents and may include words like “expects,” “intends,” “anticipates,” “estimates” and other similar words. These
statements are intended to convey the Company’s projections or expectations as of the date made. These statements are inherently subject to a variety of risks and uncertainties. Please review the applicable Investment Documents
for disclosure relating to forward-looking statements. All forward–looking statements attributable to the Company 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 (defined on next page) 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 investments in the Property will be recovered, or that the Property will increase in value.

DISCLAIMER
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INTRODUCTION – FAIRVIEW COURT TOWNHOMES
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2015 Vintage Townhome Community With Direct 
Access Garages and Private Backyards

o RM Communities is acquiring Fairview Court Townhomes (the
“Property”).

o The Property is newer vintage, built in 2015, and features desirable
townhome floorplans with direct access garages and private
backyards.

o RM Communities owns two other similar properties within a 5-mile
radius of the Property that have consistently rented units above
proforma rent projections since acquisition.

o Seller has not grown rents at the Property in line with the market.
There is an opportunity to increase rents to market immediately,
while achieving additional rental increases with a value-add
renovation plan.

o The anticipated financing features a 69.8% loan-to-cost ratio, which
RM Communities believes reduces the investment risk relative to
higher leverage projects.

o Vancouver, WA is a highly desirable location within the Portland MSA,
with close proximity to the Columbia River and downtown Portland.

o There is no personal income tax in the State of Washington, making
Vancouver uniquely situated within the Portland MSA.
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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

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

Per CoStar, the Portland-Vancouver-Hillsboro MSA has recorded cumulative rent growth of 50.3% over the last ten years,
compared to 43.2% nationally. The Vancouver submarket has exceeded that mark with rent growth of 61.4% over the same
period. Additionally, since 2010, vacancy in the Vancouver submarket has averaged 4.6% and has consistently been below the
national average of 6.1%. Lastly, there is no personal state income tax in the State of Washington, which will continue to
attract and retain residents.

Fairview Court Townhomes is centrally located in Vancouver and situated between two major highways, providing
convenient connectivity to employment centers throughout Vancouver and the entire Portland MSA. The Property offers
proximity to outstanding outdoor recreation, an active downtown area, a revitalized waterfront and various historical
attractions. Vancouver residents enjoy the Portland metro area’s urban and cultural amenities, a low crime rate, lower cost of
living and easy access to the Columbia River.

E X C E P T I O N A L  L O C A T I O N

Fairview Court Townhomes offers a desirable unit mix comprised of 97% townhomes. Built in 2015, all units have in-unit
washer and dryers and 90 of the 93 units feature two-level floorplans, direct access garages, and fenced-in yards. With an
average unit size of 1,039, renters at Fairview Court Townhomes have over 16% more living space on average when
compared to market rate multifamily properties with 10+ units located in Vancouver, WA. (CoStar)
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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 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 and its management. There can therefore
be no assurance that the investment in the Property will be recovered, or that the Property will increase in value. Under adverse circumstances, the Owner could, in fact, suffer
substantial losses.

NO ASSURANCE OF RETURN: The Company's pro-forma projections are based on assumptions regarding future events, such as the condition of the local residential market and the
stabilization of the debt markets. While the Company 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 Property 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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PROPERTY DETAILS
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SELECT FLOOR PLANS
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2 Bed/2.5 Bath - 985 SF 3 Bed/2.5 Bath - 1,187 SF



INTERIOR
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EXTERIOR
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BUSINESS PLAN
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In today’s environment, RM Communities is focusing on strong locations and newer
product. Fairview Court Townhomes represents such an opportunity. The Property’s
current owner has not moved rents to market and there is an opportunity to increase
rents further through a renovation program. RM Communities will spend approximately
$11,900 per unit to refresh all units with quartz countertops, backsplashes, new fixtures,
upgraded lighting, new paint, painted garages and new carpet. Further, RM Communities
will spend approximately $3,600 per unit for exterior and common area upgrades, such
as expanding the common gazebo area, creating an additional gazebo area with fire pit,
upgrading the dog park, adding package lockers, and curing deferred maintenance. The
improvements are projected to achieve a renovation premium of approximately
$600/unit per month over in-place rents, consistent with comparable rental rates in the
market.

RM Communities plans to finance the acquisition of the Property with a three-year,
floating-rate loan with two one-year extension options. Terms include three years of
interest-only payments at an estimated 69.8% loan-to-cost and 3.90% spread over 1-
month Term SOFR. The business plan is to exit in three years at a projected 4.50% cap
rate.

Example of Planned Renovation

Existing Unit Interiors



LOCATION: VANCOUVER, WASHINGTON
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As the largest suburb in the Portland metro, Vancouver is
known for strong employment, great schools, no income
taxes, and an abundance of retail, recreation, and
transportation options. Vancouver has seen significant
investment in much of the City’s business and infrastructure,
attracting a host of premier technology, healthcare, and
financial services firms.

The Property is centrally located between I-205 and WA-500,
two major transportation highways providing convenient
connectivity to employment centers throughout Vancouver
and the Portland MSA. Nearby attractions include the
Vancouver Plaza, Vancouver Mall, Orchards Market Center,
Royal Oaks County Club, PeaceHealth Medical Center, and the
Columbia Tech Center. Combined, the Property is in close
proximity to over 5.2 million square feet of retail.



LOCATION: VANCOUVER, WASHINGTON (cont.)

The City of Vancouver and its economic development partners are building the

foundation to grow jobs, businesses, tourism, recreation and transportation.

Columbia Waterfront, LLC a private investors group led by Gramor Development,

worked closely with the City, the Port of Vancouver and local residents to create a

master plan for downtown waterfront development. The 32-acre project will create

3,300 residential units, approximately one million square feet of office space and

250,000 square feet of retail and restaurant space. Additionally, a 7.3-acre

community park will incorporate public open spaces with the Columbia River edge,

and the Columbia River Renaissance Trail will connect Vancouver Waterfront Park

to Wintler Park, over five miles away. In total, the development is forecast to create

more than 10,000 jobs.

Phase 1 and most of Phase 2 of the development have been completed, including

over 62,000 of office space, 71,000 square feet of retail and restaurant space, and

approximately 520 residential units. Per Columbia Waterfront, LLC, the remainder

of Phase 2, comprised of two hotels, 440 residential units, and additional

restaurant, retail and office space, is on track to open in 2023. Confidential – Do Not Distribute 13



SUBMARKET OVERVIEW: VANCOUVER

Confidential – Do Not Distribute 14

According to CoStar, the Vancouver submarket vacancy is currently 3.7%,

compared to 4.9% nationally, and has consistently been below the national

average vacancy rate since 2010. Additionally, vacancy in the submarket is

forecast to not exceed 4.0% through 2027, as Vancouver residents will continue

to benefit from Washington’s lack of state income tax and access to Portland.

Per CoStar, investors and developers continue to contend with an increasingly

burdensome regulatory environment across the river in the City of Portland and

Oregon, including capped rent growth, inclusionary zoning, compliance with the

Urban Growth Boundary, and sizable relocation payments for displaced tenants

among the increasingly onerous regulations. This has attracted investors and

developers to Vancouver, causing new development activity above historical

averages. Despite the increase in supply, the Vancouver submarket has seen

steady absorption and nearly double-digit rent growth on a year-over-year basis

the past few quarters. In addition, multifamily demand is forecast to keep pace

with future supply.



WA vs. OR TAX COMPARISON

Confidential – Do Not Distribute 15

TAX CLARK COUNTY WASHINGTON OREGON

PERSONAL INCOME TAX (STATE) NONE 5% - 9% OF TAXABLE INCOME

PERSONAL INCOME TAX (COUNTY) NONE 1.25% OF NET OREGON INCOME (MULTNOMAH CO)

CITY/COUNTY BUSINESS TAX NONE
MULTNOMAH COUNTY BUSINESS INCOME TAX; 1.45%OF NET BUSINESS INCOME 

CITY OF PORTLAND BUSINESS LICENSE TAX; 2.2% OF NET BUSINESS INCOME: 
$100 MINIMUM

REAL AND PERSONAL PROPERTY TAX $13.73 AVERAGE RATE PER $1,000 OF ASSESSED VALUE $19.07 AVERAGE RATE PER $1,000 OF ASSESSED VALUE

Residents of Washington State benefit from no personal state income tax and Clark County allows for no personal county income tax. Additionally, there is no city/county business taxes in
Clark County. Altogether, this creates an inherent competitive advantage compared to the neighboring City of Portland and Oregon State.
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MARKET OVERVIEW: PORTLAND-VANCOUVER-HILLSBORO MSA
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Per Oxford Economics, there are over 2.5 million people in the Portland-

Vancouver-Hillsboro MSA (the “MSA”). Over the past ten years, the MSA’s

population has increased 1.0%, compared to 0.6% nationally. This trend is

expected to continue over the next five years as the MSA’s population is

expected to increase by 0.9%, compared to 0.5% nationally. The MSA’s

median household income is $88,240, which is over 20% more than the

national median. Unemployment in the MSA is currently 3.4%, which is 40

basis points lower than the national rate.

Portland's reputation for a high quality of life and affordability is driving in-

migration figures. Of the 11 markets on the West Coast with at least one

million residents, only Fresno, California, has lower average apartment rents

than Portland. Average apartment rents rose by 8.9% over the past year,

compared with the three-year average of 4.4%. Suburban communities led

the way in this category, as tenants remain in neighborhoods that offered

more space and affordability during peak pandemic months.

EMPLOYER REGIONAL EMPLOYEES
Intel 22,000

Providence Health 21,000

Oregon Health & Science University 18,000

Nike 14,000

Legacy Health 13,000

Kaiser Permanente 11,000

Fred Meyer Stores 9,500

PeaceHealth 5,000

Wells Fargo 3,500

U.S. Bank 3,000

Portland General Electric 3,000

Precision Castparts 2,500

Daimler Trucks North America 2,000

MSA’s MAJOR EMPLOYERS

Source: Greater Portland Inc.



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, 2021

#3 
Best Resources and 

Economic Support for Early 
Education

- WalletHub, 2020

#4 
Healthiest Places to Live in 

the U.S
- WalletHub, 2022

#4
Best Cities for Outdoor 

Activities
- Niche.com, 2022

#5
Best Places for Business and 

Careers
- Forbes, 2019

#8
Moving Destination of All 

States (Oregon) 
- United Van Lines, 2021

#8
Best Cities to Live in 

America
- Business Insider, 2020

#10
Cities With Best Work-Life 

Balance
- SmartAsset, 2022



FAIRVIEW COURT TOWNHOMES – DEMOGRAPHICS
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POPULATION 2-MILE 5-MILE 10-MILE

2010 55,292 223,023 677,955

2022 65,949 268,250 788,192

2027 EST. 72,440 294,955 838,666

ANNUAL GROWTH 2010-2022 1.6% 1.7% 1.4%

ANNUAL GROWTH 2022-2027 2.0% 2.0% 1.3%

MEDIAN AGE 37.3 38.5 39.1

BACHELOR’S DEGREE OR HIGHER 20% 25% 36%

U.S. ARMED FORCES 141 350 662

HOUSEHOLDS 2-MILE 5-MILE 10-MILE

2010 21,590 85,397 265,549

2022 25,462 101,701 307,420

2027 EST. 27,940 111,739 326,584

ANNUAL GROWTH 2010-2022 1.5% 1.5% 1.4%

ANNUAL GROWTH 2022-2027 1.9% 2.0% 1.2%

OWNER OCCUPIED 13,998 64,719 192,526

RENTED OCCUPIED 13,942 47,020 134,058

AVG. HOUSEHOLD SIZE 2.5 2.6 2.5

AVE HOUSEHOLD VEHICLES 2 2 2

Source: CoStar



FAIRVIEW COURT TOWNHOMES – DEMOGRAPHICS (cont.)
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INCOME 2-MILE 5-MILE 10-MILE

AVG. HOUSEHOLD INCOME $75,465 $88,432 $97,639

MEDIAN HOUSEHOLD INCOME $64,281 $71,649 $76,211

< $25,000 3,939 13,153 41,448

$25,000 - 50,000 5,868 20,341 55,846

$50,000 - 75,000 5,507 19,991 54,372

$75,000 - 100,000 3,862 15,868 42,179

$100,000 - 125,000 2,911 12,222 35,928

$125,000 - 150,000 1,599 7,925 25,242

$150,000 - 200,000 1,081 6,441 26,365

$200,000 + 696 5,760 26,038

HOUSING 2-MILE 5-MILE 10-MILE

MEDIAN HOME VALUE $292,610 $340,666 $385,286

MEDIAN YEAR BUILT 1992 1991 1979

Source: CoStar



RENT COMPARABLES
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PROPERTY NUMBER

FAIRVIEW COURT TOWNHOMES

LARKSPUR PLACE 1

AVANA ONE ZERO NINE 2

VILLAS AT 28TH STREET 3

ACERO HAAGEN PARK 4

MINNEHAHA MEADOWS 5



RENT COMPARABLES (cont.) 
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Floorplan

Note: Square feet (SF) above does not include direct-access garages, which range from 236 - 318 square feet at Fairview Court.
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RENT COMPARABLES (cont.)
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Floorplan

Note: Square feet (SF) above does not include direct-access garages, which range from 236 - 318 square feet at Fairview Court.
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SALE COMPARABLES
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Note: Minnehaha Meadows and Roosevelt Commons were purchased by an affiliate of RM Communities.
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CASH FLOW SUMMARY

The Company's pro-forma projections are based on assumptions regarding future events, such as the condition of the local residential market and the stabilization of the debt markets. While the Company 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 Owner or its Manager and that could impair the ability of the Property to meet the projections. Please carefully review the disclosures and risks in this 
presentation and in the Company’s Investment Documents.

1) Year 3 cash flows include the projected sale of the Property.

2) Reversion Expenses and Net Operating Income are tax-adjusted based on the projected purchase price at sale.
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OPERATING ASSUMPTIONS

1) Year 1 assumptions are based on budget prepared in consultation with our property manager.

2) Replacement Reserves are not required under the loan terms and have been instead addressed in the capital expenditure budget.

The Company's pro-forma projections are based on assumptions regarding future events, such as the condition of the local residential market and the stabilization of the debt markets. While the Company 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 Owner or its Manager and that could impair the ability of the Property to meet the projections. Please carefully review the disclosures and risks in this 
presentation and in the Company’s Investment Documents.
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OPERATING AND RISK METRICS

The Company's pro-forma projections are based on assumptions regarding future events, such as the condition of the local residential market and the stabilization of the debt markets. While the Company 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 Owner or its Manager and that could impair the ability of the Property to meet the projections. Please carefully review the disclosures and risks in this 
presentation and in the Company’s Investment Documents.



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 Owner were unable to pay the payments on the borrowed funds (called a "default"), the lender might foreclose, and the Owner could lose its investment in its Property. Please carefully review the disclosures 
and risks in this presentation and in the Company’s Investment Documents.

*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

The Term SOFR cap cost included within the total capitalization is an estimate and will be finalized closer to the transaction closing.



Equity: $10,898,779

Debt: $22,670,000

32.5%

67.5%

TOTAL: $33,568,779

Investors will be investing into Fairview Court Investors, LLC.  That entity will subsequently invest into RM Fairview Court, LLC, which will hold title to the Property.
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TOTAL CAPITALIZATION
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CAPITAL IMPROVEMENT BUDGET
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CAPITAL IMPROVEMENT BUDGET (cont.)

RM Communities identified the opportunity to invest approximately
$11,900 per unit to upgrade all unit interiors with quartz countertops,
backsplashes, new fixtures, upgraded lighting, new paint, painted
garages and new carpet.

Existing Kitchens

Existing Unit Garages
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CAPITAL IMPROVEMENT BUDGET (cont.)

RM Communities has budgeted approximately $332,000 for exterior
and common area upgrades, such as expanding the common gazebo
area with a built-in barbecue, creating an additional gazebo area with
fire pit, upgrading the dog park, adding package lockers, and curing
deferred maintenance.

Existing Dog Park

Existing Common 
Gazebo Area

31



PROJECTED DISTRIBUTIONS TO FAIRVIEW COURT TOWNHOMES INVESTORS WILL BE AS FOLLOWS:

Operating Cash Flow:
1. 8% Preferred Return
2. 70%/30% (70% to Members/30% to GP) to a 16% IRR
3. 50%/50% (50% to Members/50% to GP) thereafter

Capital Event:
1. 8% Preferred Return
2. Return of Capital to Members
3. 70%/30% (70% to Members/30% to GP) to a 16% IRR
4. 50%/50% (50% to Members/50% to GP) thereafter

NOTE: These distributions will occur after the payment of Property’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 February 2023 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.

Please carefully review the disclosures and risks in this presentation and in the Company’s Investment Documents.
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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) $5,500/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 carefully review the disclosures and risks in 
this presentation and in the Company’s Investment Documents

Construction Management Fee 5.0% of Capital Improvement 
Expenditures
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TO CUSHMAN & WAKEFIELD (unaffiliated Property Manager) %

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

FEE SUMMARY



RM Communities is the direct acquisition arm of RealtyMogul, which, through its subsidiary, operates an online 
technology platform which has been utilized by its members to invest in affiliated and unaffiliated real estate 
companies that have acquired approximately $5.5 billion of real estate assets, including historical investments in 
over 25,000 apartment units. 

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 signage and paint and upgraded amenities to meet comparable properties and interior 
renovations that may include new appliances, hard surface countertops, upgraded flooring, and refreshed 
paint.

ACQUISITION CRITERIA

• Multifamily (50+ units)

• A & B Assets

• Primary, Secondary and Tertiary 
Markets

• Value-Add & Stabilized

ABOUT RM COMMUNITIES
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ABOUT RM COMMUNITIES 
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TOTAL NO. OF MULTIFAMILY DEALS 139

FULL CYCLE MULTIFAMILY DEALS 59

TOTAL NUMBER OF UNITS 25,638

AVG. CAPITALIZATION $27,215,476

CURRENT NO. OF STATES 24

INVESTMENT GEOGRAPHY

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

TN, TX, VA, WA, WI

RM Communities is the direct acquisition arm of RealtyMogul, which, through its subsidiary, operates an online 
technology platform which has been utilized by its members to invest in affiliated and unaffiliated real estate companies 
that have acquired approximately $5.5 billion of real estate assets, including historical investments in over 25,000 
apartment units. 

The following chart illustrates the multifamily real estate deals sponsored and operated by affiliated and unaffiliated real
estate companies in which Realty Mogul platform members have invested.

*As of 6/9/2022
Confidential – Do Not Distribute

RM COMMUNITIES & REALTYMOGUL
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HAVERFORD PLACE
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LA PRIVADA THE HAMPTONS POHLIG BOX FACTORY & SUPERIOR 
WAREHOUSE 

TURTLE CREEK KINGS LANDING

MINNEHAHA MEADOWS ROOSEVELT COMMONS

THE ORION

BENTLEY APARTMENTS

SHERWOOD OAKS

36

The acquisitions of the Terrace Hill Apartments, La Privada, The Hamptons, and Pohlig Box Factory & Superior Warehouse properties preceded the formation of the RM Communities, LLC.  Consequently, these real estate assets are managed by an affiliate of RM 
Communities, LLC.  They are included as part of the RM Communities, LLC portfolio because these real estate assets were acquired and are managed under the same executive leadership in Jilliene Helman and according to the same investment strategy employed by 
RM Communities, LLC.

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

THE RM COMMUNITIES PORTFOLIO

Note: Totals include Terrace Hill (sold).
EDISON APARTMENTS



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

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
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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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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 ,
M O U N T A I N  R E G I O N  &  T E X A S

Zach Karr
S E N I O R  A C Q U I S I T I O N S  A S S O C I A T E

Daniel Weisberger is a Senior Acquisitions Associate for RM Communities,
responsible for the direct acquisitions of multifamily properties. Mr.
Weisberger has over 6 years of experience in the real estate and financial
services industries having transacted and advised on over $15 billion of real
estate debt and equity investments. He was previously a Development
Analyst at national multifamily developer and a Senior Associate at
PricewaterhouseCoopers in the Real Estate Valuation and Transaction
Advisory group. Mr. Weisberger is a licensed Certified Public Accountant.

Daniel Weisberger
S E N I O R  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



Akshay Mayanil is an Asset Management Associate for RM Communities
and is responsible for the management of RM Communities’ 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 TT 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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Michelle Hass is an Asset Manager for RM Communities and is responsible
for the management of RM Communities’ portfolio with an emphasis on
site operations. Mrs. Hass has over 15 years of experience in 3rd party
apartment management as an Area Director over 3 states focused on the
financial and operational excellence of her portfolio.

Michelle Hass
A S S E T  M A N A G E M E N T
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ABOUT CUSHMAN & WAKEFIELD – PROPERTY MANAGER

Cushman & Wakefield (“C&W”) offers a full suite of multifamily management
solutions to deliver maximum value and customized service for all asset types,
including upscale, high-rise, new development, mixed-use and value-add
properties. As one of the largest third-party providers of residential property
management in the U.S., with a portfolio of 172,000 units across most major
markets, they have the scale, depth of experience, and established operating
procedures and best practices to champion each property’s performance and
highest potential.

In March of 2020, C&W completed the acquisition of Pinnacle Property
Management Services, LLC. At the time of the acquisition, Pinnacle was the
third largest multifamily property management firm in the country.

Currently, C&W provides third-party property management at 76 sites in the
Portland metro.

C&W also manages RM Communities’ Sherwood Oaks property in Tampa,
Florida.



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 Owner’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 Owner. 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.

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

You will not have any control over the Property, the Owner, or their respective operations. Rather, all such decisions will be made by the manager and principals of the Owner. 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 does not achieve certain levels of performance, your investment would be adversely affected or lost entirely.

Confidential – Do Not Distribute 40

DISCLOSURES



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

The Owner’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
Owner to reduce the amount of distributions to investors and force the Owner to find an alternative source of revenue to pay any mortgage loan on the Property.

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

The existence of debt secured by the Property creates special risks to the Owner, which could have an adverse effect on the Owner’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 Owner 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 Owner 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 Owner
would be able to pay cash distributions to the investors, and your investment would be partially lost or lost entirely. In addition, the Owner may be unable to refinance mortgage debt on the Property at appropriate times, which may require the
Owner to refinance such mortgage debt on terms that are not advantageous to the 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’s expenses and adversely affecting the Property’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 P:roperty, and therefore, indirectly, the operating results of the Property.

The Property’s returns to the Investors will depend largely on the Owner’s 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 Owner 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 Owner will generally be responsible for real property taxes related to the Property. If the 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, and therefore, your
investment. Confidential – Do Not Distribute 41
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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 Owner may not be able to re-let their units. Because the Property’s residential leases will be for apartments, they will generally be for terms of no more than
one or two years. If the Owner is unable to promptly renew the leases or re-let the units, then the Property’s operating results and financial condition will be adversely affected, which will, in turn, affect its financial condition. In addition, certain
significant expenditures associated with the 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’s financial condition.

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

The Owner may be required to expend funds to correct defects or to make improvements before the Property can be sold. If the 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 Owner may be required to defer necessary or desirable improvements to the Property. If the 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 Owner can charge for a unit on the property may decrease. The Owner 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 Property and, therefore, your investment.

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

The assets underlying the Company’s investment will consist solely of real estate, namely, the property. This investment 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. 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. None of the Company, the Owner or any of their affiliates, partners, officers or employees will be liable for the return to any investor of its capital contributions to the Owner. Such distributions and
returns, if any, will be made solely from the Owner’s assets.
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