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(4) Sourcing Fee: We will pay to our Managing Member a sourcing fee up to $2,000 not to 
exceed 1.0% of the Initial Offering unless all or a portion is waived by the Managing Member in 
its sole discretion. 
 
(5) Asset Management Fee: We will pay to our Managing Member an annual management fee 
in an amount equal to 1.0% of purchase price paid for the Series Asset as of the end of the preceding 
calendar quarter, unless waived in whole or in part by the Managing Member in its sole discretion.  
 
(6) Cash Reserves: We will reserve a flat fee not to exceed 0.54% of the gross offering 
proceeds to be used for on-going G&A expenses, and any unforeseen expenses related to 
administering the Assets.  

(7) Operating Expenses: We will pay or reimburse our Managing Member for all fees, costs, 
and expenses incurred in connection with (i) the management of this Series; (ii) preparing any 
reports and accounts of the Series Asset and any reports to be filed with the U.S. Securities and 
Exchange Commission including periodic reports on Forms 1-K, 1-SA and 1-U; (iii) insurance 
premiums or expenses; (iv) withholding or transfer taxes; (v) governmental fees imposed on the 
capital of the Company or a Series or incurred in connection with compliance with applicable 
regulatory requirements; (vi) legal fees and costs (including settlement costs) arising in connection 
with any litigation or regulatory investigation; (vii) fees and expenses of any administrator, if any; 
(viii) all custodial fees, costs, and expenses in connection with the holding of the Series Asset or 
Series Shares; (ix) fees, costs, and expenses of a third party registrar and transfer agent; (x) the 
cost of any audit of Series annual financial statements, the fees, costs, and expenses incurred in 
connection with making of any tax filings on behalf of a Series and circulation of reports to our 
Series Shareholders; (xi) any indemnification payments; (xii) the fees and expenses of the counsel 
for Series counsel in connection with advice directly relating to our Series legal affairs; (xii) costs 
of any other outside appraisers, valuation firms, marketing, accountants, attorneys, or other experts 
or consultants engaged by the Managing Member in connection with the operations of this Series; 
and (xiii) any similar expenses that may be determined to be Operating Expenses, including 
reasonable reserves as working capital, as determined by the Managing Member in its reasonable 
discretion.  
 
The allocation of the gross offering proceeds set forth above represent our intentions based upon 
our current plans and assumptions regarding industry and general economic conditions, our future 
revenues, if any, and expenditures. The amounts and timing of our actual expenditures will depend 
upon numerous factors, including market conditions, cash generated by our operations, business 
developments, and the proceeds of the Offering. The Managing Member reserves the right to 
modify the use of proceeds based on the factors set forth above. Neither the Company nor this 
Series is expected to keep any of the proceeds from the Offering. 

 
DESCRIPTION OF THE WASHINGTON (SANDUSKY) SERIES  

 
Summary Overview 
 
The Washington (Sandusky) Series of the Company (“The Washington (Sandusky) Series”, “us”, 
or “we”) has been established to enable Investors to participate in the ownership of a nine (9) unit 
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multifamily building located at 333 East Washington Street, Sandusky, Ohio 44870 (the 
“Property”). The Property is currently owned in fee simple by Name One, Yellowstone LLC, an 
Ohio limited liability company (the “Joint Venture” or “JV”). The JV is managed by Brent 
Zimmerman (the “JV Manager”), who has broad authority to make decisions on most JV actions. 
On June 1, 2022, we entered into a contingent membership interest purchase agreement (“MIPA”) 
to acquire a newly-issued 15.00% membership interest in the JV (the “Series Asset”). 

Originally built in 1890, the JV acquired the Property on September 23, 2020 and subsequently 
spent approximately $2.4 million in renovations to preserve the Property’s historic charm while 
incorporating modern features and amenities for use as a short-term rental property. Gross living 
area is approximately 7,200 square feet, comprised of eight one-bedroom units and one four-
bedroom unit located on 0.22 acres in the downtown business district of Sandusky, Ohio.  

The JV completed renovations in March 2022 and entered into a short-term rental management 
agreement with Airriva, LLC, an Ohio limited liability company (the “Property Manager”). The 
Property Manager commenced short-term rental operations in April 2022. 

The Washington (Sandusky) Series: 
 

• Property Name: Name One, Yellowstone LLC  
• Address: 333 East Washington Street, Sandusky, Ohio 44870 
• Year Built: 1890 
• Minimum Investment: $1.00 
• Property Valuation at Stabilization: $2,900,000 
• Total Offering: $374,500 
• Number of Shares: 374,500 
• Price Per Share: $1.00 

   
Neighborhood Overview 

Sandusky, Ohio is located in northern Ohio on the shores of Lake Erie, roughly midway between 
Toledo (45 miles) and Cleveland (50 miles). It has a population of an estimated 20,000 within 2 
miles and 63,000 within 10 miles. It was named the Best Coastal Small Town in America and is 
home to Cedar Point, one of the most popular amusement parks in the world. Additional area 
locations include Castaway Bay, Great Wolf Lodge, Kalahari and the Jackson Street Pier. 

Sandusky was initially dominated by English, French, and Americans trading posts in the early 
18th century. Following the War of 1812, the southeastern shore of Sandusky Bay was developed 
and incorporated as a city in 1824. Its location made it a key point both for the movement of 
lumber, stone, manufactured goods and ice. Sandusky was a key stop on the Underground 
Railroad, for those enroute to Canada. 

As the 20th Century progressed, the economy of Sandusky came to focus mainly on tourism and 
fishing. Ferries and island-hopping cruises depart from the downtown daily. The city also offers 
many dining options, quaint shops, and art galleries. Continued redevelopment includes additional 
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marina dockage, restaurant and entertainment venues. Finally, Sandusky is also considered the 
center of the Ohio wine industry. 
 
Market Rental Data: 

AIRDNA, a provider of short-term rental data and analytics covering over 10 million listings, rated 
the Sandusky market as a “B+,” with a score of 72 out of a possible 100. The Average Daily Rate 
has climbed from $247 in July 2019 to $298 (20%) in July 2021. Occupancy in the 75th percentile 
was 100% in July 2021, an increase over the 90% in pre-pandemic July 2019.  Bookings finished 
at 3,854 in November, compared to 2,417 the same month of 2019 (a 59% increase). That 
withstanding, Sandusky is a highly seasonal market. The Average Daily Rate climbed from $216 
in November 2019 to $225 (4%) in November 2021. Occupancy in the 75th percentile was 62% in 
November 2021, an increase over the 40% in pre-pandemic November 2021.  Bookings finished 
at 1,114 in November 2021, compared to 514 the same month of 2019 (a 116% increase).  

Acquisition: 

On June 1, 2022, we entered into the MIPA which enables us to acquire a 15.00% membership 
interest (the “Series Asset”) in the JV in exchange for a purchase price of $350,000. The MIPA is 
subject to a number of contingencies, including but not limited to a fully-subscribed offering of 
The Washington (Sandusky) Series to be raised over a 6-month fundraising period beginning on 
June 1, 2022. If the contingencies are satisfied or otherwise waived by the parties to the MIPA, 
then the JV will issue to us the Series Asset in exchange for a capital contribution equal to the 
purchase price.  

Property Capitalization: 
 
The following sets for the Pre-Money and Post-Money capitalization of the JV: 
 
Cap Table: Pre- Money     

  
Contributed 
Capital Ownership % 

(loan) $1,944,216  0.00% 
Member 1 $131,073  27.00% 
Member 2 $131,073  27.00% 
Member 3 $131,073  27.00% 
Member 4 $92,236  19.00% 
Total $2,429,671  100.00% 
      
      
Cap Table: Post-Money- Maximum Raise     

  
Contributed 
Capital Ownership % 

(loan) $1,944,216    
Member 1 $36,573  22.95% 
Member 2 $36,573  22.95% 
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Member 3 $36,573  22.95% 
Member 4 $25,736  16.15% 
The Washington (Sandusky) Series $350,000  15.00% 
Total $2,429,671  100.00% 
      

 
Property Value  

An appraisal for the property was conducted by Newmark Knight Frank Valuation & Advisory, 
LLC in October 2021. The “AS-IS” value was $2,340,000 and the projected “stabilized” value is 
$2,900,000. The renovations were completed in March 2022 and leasing commenced in April 
2022. 

We have identified the following opportunities and market factors that may positively impact the 
current and future value of the Property.  
 

• Comparecamp.com forecasts 45.8 million Airbnb users in the US in 2022, up from 44.5 
million in 2021 (a 2.9% year-over year increase). 

• As we look to this fall and winter, national short-term rental demand is up 18% compared 
to at the same time in 2019 and 88% higher than in 2020. In general, people are booking 
well ahead for their holiday travel this year.  

• Although historically a seasonal rental market, Sandusky continues to add year-round 
destination attractions to the current indoor water park options, such as indoor rock 
climbing at Paddle and Climb, the Ghostly Manor Thrill Center, and the Sports Force Parks 
complex, with soccer fields, ropes courses, and trampolines.  

• Our Property Manager is an Airbnb specialist that has outperformed AIRDNA and 
Wheelhouse revenue projections in several other markets (ex. Cleveland, Cincinnati, 
Columbus, and Kansas City) by deploying a proprietary revenue optimization software 
application. This type of technology is widely used in traditional multifamily, hotel, and 
car rental industries, dynamically adjusting rates based real-time supply and demand, 
maximizing pricing and occupancy. 

• Our Property Manager has a 4.6 Google review rating (from 47 ratings), which is better 
than the 4.4 average across all businesses reviewed on Google. 

• Due to the floor plans and building layout of the Property, the building offers great 
flexibility in rental options. Guests may rent a one-bedroom suite or combine with other 
suites to create a two-, three-, four-, five-, six-, seven-, eight- and thirteen-bedroom 
vacation location. 

• The location of the building is in the business district, easily within a 5–10-minute walk of 
downtown, restaurants, the marina and pier. 

• The recent development of the Bowling Green State University branch campus classroom 
and dorm buildings just 0.5 miles away make the Property a great location for visiting 
parents.   

• While the Managing Member has identified these opportunities, the Managing Member 
does not guarantee that any forward-looking statements will come to pass, nor can we 
guarantee that any such opportunities will positively impact the current and future value of 
the Property.    
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Risks 
 
In addition to the Risk Factors that the Company has identified, the following Risk Factors are 
specific to The Washington (Sandusky) Series: 
 

• The JV Manager has broad authority to make decisions on most JV actions. Although 
certain major decisions are subject to the affirmative vote of a majority-in-interest of the 
JV members, we will hold a minority interest in the JV. Therefore, Investors will 
substantially rely on the business judgment of the JV Manager to achieve rent and 
occupancy goals, and on judgement of the other JV members to approve or reject proposed 
JV Manager actions on major decisions (as described in “JV Operations,” below). Investors 
should consider the possibility that the actual performance of the Property may not achieve 
targets, which could result in significantly lower returns, and a loss of some or all of their 
investment. 

• Failure to stabilize tenant occupancy according to the development and leasing timeline, 
could be extremely detrimental.  

• If the occupancy and rent growth estimates proposed by the JV Manager are not achieved, 
then the value of the Property may be negatively impacted.  

• If the rent and occupancy goals set forth by the JV Manager are not met, the Cash-on-Cash 
return and Internal Rate of Return in year 2 of the Property could be 37% and 28% of target 
or less, respectively.  

• Our Property Manager, currently only has five (5) units under management in the 
surrounding area, dominated by tourism seasonality. The company’s track record has been 
established in cities significantly larger the Sandusky (~20,000); for example, Ann Arbor 
(120,000), Corpus Christi (327,000) and Louisville (615,000). 

• A study conducted by an independent contractor revealed the following: 
o AIRDNA projects revenue for a 1 bedroom-1 bath (1BR-1BA) at the subject 

property’s address at ~$32K/year, and a 4 bedroom-2 bath (4BR-2BA) at 
~$70K/year; occupancy is projected at ~54%. 

o For the JV to hit revenue projections, our Property Manager must achieve a 75-79% 
premium of AIRDNA rate estimates, while maintaining the same AIRDNA 
occupancy projected levels (54%). 

o Another way for the JV to hit revenue projections: our Property Manager must 
achieve only a 26-27% rent premium over AIRDNA rate estimates but must also 
beat AIRDNA occupancy projections by 42% (75% vs 54%).   

• We do not make any claims with regards to the actual current or future valuation of the 
Property. Rather, we seek to explore a conservative and holistic evaluation of the potential 
performance. This informs a sensitivity analysis that we use to communicate the range of 
potential risks of investing in the asset and better understand the impact to returns if the 
appreciation, rent, and occupancy goals set forth by the JV Manager are not met.  

• Per AIRDNA, COVID-19 and its variants are still a risk factor. The outlook for the short-
term rental industry is encouraging but will only see strong growth with the virus under 
control and all aspects of travel growing again. 

Property Manager 
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The Property is managed by Airriva, LLC, an Ohio limited liability company, and affiliate of the 
JV Manager (“Property Manager”). In exchange for the performance of certain property 
management services pursuant to a property management agreement between the Property 
Manager and the JV, the JV will pay to the Property Manager an amount equal to 30.0% of monthly 
gross rents.  
 
JV Operations 

The Property is owned and operated by the JV, which is managed by the JV Manager. Pursuant to 
the Amended and Restated Operating Agreement of the JV (the “Operating Agreement”), the JV 
Manager has broad authority to make decisions on most JV actions. However, the following major 
decisions are subject to the affirmative vote of a majority-in-interest of the JV members:  

(a) Sell, transfer, pledge, hypothecate, or grant a mortgage on or security interest in, all or 
any part of the Property, other than personal property of the JV sold and replaced in the 
ordinary course of business;  

(b) Enter into any lease or other agreement for the use or occupancy of the Property other 
than residential and commercial leases with arms-length counterparties on market 
terms, as determined in JV Manager’s reasonable discretion, each entered into in the 
ordinary course of business; 

(c) Obtain or refinance any loan or other financing or refinancing which is secured by the 
Property; 

(d) Borrow any sums on behalf of the JV which, individually or in the aggregate, are in 
excess of $100,000, except as authorized in the Annual Budget; 

(e) A decision to exceed or deviate from the schedule of expenditures in an Annual Budget; 
(f) Institute any litigation or pursue any claims or remedies on behalf of the JV, other than 

with respect to: (i) disputes encountered in the course of the day-to-day operation of 
the Property where the amount in dispute, in the aggregate, does not exceed $23,000; 
(ii) claims on or for insurance coverage which, individually or in the aggregate, do not 
exceed $23,000; or (iii) delivering notices of default, applying security deposits and 
commencing enforcement proceedings in the ordinary course of business for the JV in 
connection with the leasing of space at the Property; 

(g) Enter into any dispute, settlement, consent decree, stipulated court order or other 
resolution on behalf of the JV with any third party or any governmental or regulatory 
agency where the amount in dispute, in the aggregate, exceeds $23,000; 

(h) Acquire any additional land or any other real property or development rights other than 
the Property; 

(i) Demolish or abandon any material portion of the Property or materially alter the 
Property; 

(j) Admit any additional or substituted members to the JV, except as provided for in this 
Agreement; 

(k) Call for Additional Capital Contributions; 
(l) Enter into, amend, modify, terminate or suspend any agreement between the JV and 

any Member, the JV Manager, or their respective Affiliates, except as contemplated in 
the Annual Budget; 
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(m) Amend this Agreement, except to the extent expressly permitted in the JV Operating 
Agreement; 

(n) Institute any merger or consolidation of the JV; 
(o) Cause the JV to commence bankruptcy, receivership or any other insolvency 

proceedings; or 
(p) Dissolve the JV. 

 
Compensation and Expenses 

• Sourcing Fee: We will pay to our Managing Member a sourcing fee equal to $3,500, not 
to exceed 1.0% of the Initial Offering unless all or a portion is waived by our Managing 
Member in its sole discretion. 

• Asset Management Fee: We will pay to our Managing Member an annual management fee 
in an amount equal to 1.0% of the purchase price as of the end of the preceding calendar 
quarter, unless waived in whole or in part by our Managing Member in its sole discretion.  

• Other Expenses.   In addition to the Sourcing Fee and Asset Management Fee, we will bear 
the cost of the Brokerage Fee (up to 2.0% of the Initial Offering Proceeds), Offering 
Expenses (up to 3.0% of the Initial Offering Proceeds), Acquisition Expenses, and 
Operating Expenses. 

USE OF PROCEEDS FOR THE WASHINGTON (SANDUSKY) SERIES  
 

The following table presents summary information regarding our intended use of Offering 
proceeds, assuming this Offering is fully-subscribed. The Offering proceeds will be deposited into 
the bank account of the Series, and following reduction for applicable fees and expenses, used to 
purchase the Series Asset from the JV.  The table below does not reflect Cash Reserve (6) or 
Operating Expenses (7). 

 

Use of Funds Total  
% of 
Offering 

Brokerage Fee (1) $7,000 2.00% 
Acquisition Cost (2) $350,000 93.46% 
Offering Expenses (3) $10,500 3.00% 
Sourcing Fee (4) $3,500 1.00% 
Asset Management Fee (5) $3,500 1.00% 
Total  $374,500 100.00% 

 
(1)  The Company will pay Dalmore Group, LLC (“Dalmore”) a cash success fee equivalent to 
2% of the gross proceeds raised in the Offering. Dalmore may engage the services of additional 
FINRA member broker-dealers as part of a selling group, and those additional broker-dealers may 
be paid additional fees to those disclosed herein. Should such additional broker-dealers be 
engaged, an amendment or supplement to this Offering Circular will be filed disclosing the 
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additional fees. Dalmore is not an underwriter and will not be paid underwriting fees but will be 
paid service fees. See “Plan of Distribution.” 
 
(2) Acquisition Cost: The purchase price for the Asset is $350,000. Additionally, this Series 
will pay or reimburse the Managing Member for all costs, fees, and expenses incurred in 
connection with the investment in and acquisition of the Asset. 
 
(3) Offering Expenses: We will pay or reimburse our Managing Member up to $10,500, not to 
exceed 3.00% of the purchase price, for all fees, costs, and expenses incurred in connection with 
our organization and this Offering, which may include underwriting, legal, accounting, escrow, 
evaluation, discovery, investigation, including brokerage and sales fees and commissions (but 
excluding any Brokerage Fee), appraisal fees, research fees, transfer taxes, third party industry and 
due diligence experts, bank fees and interest (if the Series Asset was acquired using debt prior to 
completion of the Initial Offering), transportation costs including, travel and lodging for business 
purposes, marketing costs and expenses incurred in connection with promoting the Offering, 
technology costs, photography, videography, and other expenses in order to prepare the profile for 
the Series Asset to be accessible to Investors via the Rhove Platform, and similar costs and 
expenses incurred in connection with the identification, evaluation, negotiation, investigation, 
compliance costs, including any blue sky filings required in order for The Washington (Sandusky) 
Series to be made available to the Investors in certain states, and other acquisition expenses that 
are not otherwise included in the Acquisition Costs. 
 
(4) Sourcing Fee: We will pay to our Managing Member a sourcing fee up to $3,500 not to 
exceed 1.0% of the Initial Offering unless all or a portion is waived by the Managing Member in 
its sole discretion. 
 
(5) Asset Management Fee: We will pay to our Managing Member an annual management fee 
in an amount equal to 1.0% of purchase price paid for the Series Asset as of the end of the preceding 
calendar quarter, unless waived in whole or in part by the Managing Member in its sole discretion.  
 
(6) Cash Reserves: We will reserve a flat fee not to exceed 0.54% of the gross offering 
proceeds to be used for on-going G&A expenses, and any unforeseen expenses related to 
administering the Assets.  

(7) Operating Expenses: We will pay or reimburse our Managing Member for all fees, costs, 
and expenses incurred in connection with (i) the management of this Series; (ii) preparing any 
reports and accounts of the Series Asset and any reports to be filed with the U.S. Securities and 
Exchange Commission including periodic reports on Forms 1-K, 1-SA and 1-U; (iii) insurance 
premiums or expenses; (iv) withholding or transfer taxes; (v) governmental fees imposed on the 
capital of the Company or a Series or incurred in connection with compliance with applicable 
regulatory requirements; (vi) legal fees and costs (including settlement costs) arising in connection 
with any litigation or regulatory investigation; (vii) fees and expenses of any administrator, if any; 
(viii) all custodial fees, costs, and expenses in connection with the holding of the Series Asset or 
Series Shares; (ix) fees, costs, and expenses of a third party registrar and transfer agent; (x) the 
cost of any audit of Series annual financial statements, the fees, costs, and expenses incurred in 
connection with making of any tax filings on behalf of a Series and circulation of reports to our 
Series Shareholders; (xi) any indemnification payments; (xii) the fees and expenses of the counsel 
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for Series counsel in connection with advice directly relating to our Series legal affairs; (xii) costs 
of any other outside appraisers, valuation firms, marketing, accountants, attorneys, or other experts 
or consultants engaged by the Managing Member in connection with the operations of this Series; 
and (xiii) any similar expenses that may be determined to be Operating Expenses, including 
reasonable reserves as working capital, as determined by the Managing Member in its reasonable 
discretion.  

The allocation of the gross offering proceeds set forth above represent our intentions based upon 
our current plans and assumptions regarding industry and general economic conditions, our future 
revenues, if any, and expenditures. The amounts and timing of our actual expenditures will depend 
upon numerous factors, including market conditions, cash generated by our operations, business 
developments, and the proceeds of the Offering. The Managing Member reserves the right to 
modify the use of proceeds based on the factors set forth above. Neither the Company nor this 
Series is expected to keep any of the proceeds from the Offering. 
 

DESCRIPTION OF EMPIRE SERIES 
 
Summary Overview 
 
The Empire Series of the Company (“Empire Series”, “us”, or “we”) has been established to enable 
Investors to participate in the ownership of a twenty-seven (27) unit senior living facility located 
at 601 22nd Avenue, Silvis, Illinois 61282 (the “Property”). The Property is currently owned in 
fee simple by Empire Cooperatives LLC, an Iowa limited liability company (the “Joint Venture” 
or “JV”). On September 14, 2021, we entered into a membership interest purchase agreement 
(“MIPA”) to acquire up to 32.05% of the JV from its sole owner, Ben Eastep (the “Property 
Partner”).  

The Property is a new 22,901 square development situated on a 2.81-acre site. The project is 
scheduled for completion in late December 2021 and will have a total of 27 physical units. The 
project will offer fifteen (15) one-bedroom units, twelve (12) two-bedroom units, and twenty seven 
(27) garages. 

Empire Series: 
 

• Property Name: Deer Valley Villas 
• Address: 601 22nd Avenue, Silvis, Illinois 61282  
• Year Built: 2021 
• Minimum Investment: $1.00 
• Property Valuation at Stabilization: $6,800,000 
• Total Offering: $535,000 
• Number of Shares: 535,000 
• Price Per Share: $1.00 

   
Neighborhood Overview 
 


