
DESCRIPTION OF CITY PARK QUAD (COLUMBUS) SERIES 
  
Summary Overview 
  
The City Park Quad (Columbus) Series of the Company (“City Park Quad (Columbus) Series”, 
“us”, or “we”) has been established to enable Investors to participate in the ownership of a four 
(4) unit multifamily building located at 571-575 ½ City Park Avenue, Columbus, Ohio 43215 
(the “Property”). The Property is currently owned in fee simple by BSH RE Sub Six LLC, an 
Ohio limited liability company (the “Joint Venture” or “JV”). On October 21, 2021, we entered 
into a membership interest purchase agreement (“MIPA”) to acquire a minimum 10.90% and a 
maximum 54.35% membership interest in the JV from its sole owner, BSH RE HOLD LLC, an 
Ohio limited liability company (the “Property Partner”). Accounting for this investment post-
closing is expected to be the equity method of accounting. 
The Property is a pre-existing brick building built in 1900 in the historic German Village area of 
Columbus on .0789 acres. It is comprised of 3,024 square feet, currently subdivided in to 4 units. 
Each unit has 1 bedroom and 1 full bath. The property will be used for short-term rentals on 
platforms such as AirBNB following extensive renovations. The Property Partner purchased the 
property on May 10, 2021 from third party. At the time of purchase, the property had 4 
tenants.  Legacy tenants’ leases have expired with the exception of one tenant whose lease will 
expire January 31, 2023. This lease is not expected to be renewed. The Property Partner is 
responsible for financing the renovations of all four units (including the occupied unit). The 
renovations are expected to be completed in April 2022, with the first short term rental projected 
during April 2022. Based upon unaudited GAAP basis financial information from the Property 
Partner, operating expenses from 2021 included property taxes, property insurance, utilities, and 
repairs and maintenance.  The majority of repairs and maintenance expenses in 2021 include 
non-recurring renovation related costs. Average monthly operating expenses are currently $885 
for property taxes, $318 for property insurance and $268 for utilities. Utility costs are expected 
to increase once operational as all utilities (with exception of Wifi for legacy tenant) will be paid 
for by the Property. Lastly, once operational, operating expenses will include property 
management fees based upon gross rental revenues as discussed in Property Management section 
below. The Property currently has monthly rental revenues from the legacy tenant of $550 per 
month. The short term AirBNB type rental revenues are expected to begin in April 2022. 
 
City Park Quad (Columbus) Series: 
  

• Property Name: 571-575 ½ City Park Avenue  
• Address: 571-575 ½ City Park Avenue Columbus, Ohio 43215   
• Year Built: 1900  
• Minimum Investment: $1.00  
• Property Valuation at Stabilization: $653,000-1,000,000  
• Total Offering: $535,000  
• Number of Shares: 535,000  
• Price Per Share: $1.00  

   
 



Neighborhood Overview 
  
The Property is located in Columbus, Ohio, which is the largest city in Ohio and the 14th largest 
in the United States. It is home to the state capitol, eighteen colleges/universities (including The 
Ohio State University) and six Fortune 500 corporate headquarters (Alliance Data, Nationwide 
Mutual Insurance Company, American Electric Power, Bath and Body Works, Victoria Secret, 
Huntington Bancshares, and Cardinal Health). Columbus also hosts three professional sports 
teams (NHL Columbus Blue Jackets, MSL Columbus Crew and MLB Columbus Clippers - 
AAA). 
The Property is located in German Village, a historic neighborhood located just south of the 
city’s downtown. It was settled in the early-to-mid 19th century and was added to the National 
Register of Historic Places in 1974. It was named a Preserve America Community by the White 
House in 2007 and is considered one of the largest privately funded preservation districts. In 
2011, German Village was named as one of America's Great Places in the Neighborhoods 
category by the American Planning Association. Their description reads, "Unpretentious, 
renovated houses and cottages stand shoulder to shoulder. Small, meticulously maintained front 
yards front tree-lined streets with brick sidewalks and cultivated village planters. Small 
businesses and storefronts with eye-catching displays and the aroma of culinary delights draw in 
passing pedestrians.” German Village is home to many iconic and nationally recognized 
Columbus restaurants such as Katzinger's Delicatessen. Schmidt's Sausage Haus, and Thurman 
Café. 
 
Market Rental Data: 
 
AIRDNA, a provider of short term rental data and analytics covering over 10 million listings, 
rated the Columbus market as an “A,” with a score of 92 out of a possible 100. The Average 
Daily Rate has climbed from $134 in September 2019 to $157 (17%) in September 2021. 
Occupancy in the 75th percentile is 83% in September 2021, the same rate as pre-pandemic 
September 2019. September 2021 Bookings finished at 17,555, compared to 14, 991 the same 
month of 2019 (a 17% increase). 
 
Acquisition: 
 
On January 7, 2022, we signed the MIPA which enables us to acquire a minimum 10.90% and a 
maximum 54.35% membership interest in the JV in exchange for a purchase price of up to 
$500,000. The MIPA is contingent on a number of factors, including a minimally-subscribed 
offering of City Park Quad (Columbus) Series of at least $135,000 and no more than $535,000, 
during a 180-day offering term following Reg A+ qualification by the Commission. If the 
contingencies are satisfied or otherwise waived by the parties, then the JV will issue to City Park 
Quad (Columbus) Series the purchased membership interest in exchange for a capital 
contribution of 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 % 
Deborah Axelrod Loan $450,000 0.00% 
BSH RE SUB SIX LLC 
(non-preferred equity) 

$150,000 100.00% 

Total $600,000 100.00% 
  
Cap Table: Post-Money – Maximum Raise 
  Contributed Capital Ownership % 
Deborah Axelrod Loan $0 0.00% 
BSH RE SUB SIX LLC 
(non-preferred equity) 

$150,000 45.65% 

Rhove Real Estate 1, LLC 
– (City Park Quad 
(Columbus) Series) 

$500,000 54.35% 

Total $650,000 100.00% 
  
Property Value 
  
An appraisal for the property has not been conducted in the last year. The county tax auditor’s 
site lists the last transfer sale price at $500,000 on May 10, 2021. The Property Partner projects 
the post-renovation value to be at $1,000,000 based on local market comparables. 
  
Opportunities 
  

• Roost Enterprises, Inc., a Delaware corporation dba Rhove and our managing member 
(the “Managing Member”) has 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. The week of Thanksgiving is 38% higher 
than in 2019 and 85% higher than 2020.  

• According to Business First, Columbus was considered the hottest AirBNB market in the 
Midwest in 2018.   

• IGMS.com listed Columbus as the #2 market for Airbnb profitability in 2020.  
• Hostyapp.com listed Columbus as one of the Top 20 Cities for Airbnb businesses.  



When comparing traditional long term rentals vs short term rentals in the Columbus market, 
Mashvisor.com believes an Airbnb rental would make a higher cash-on cash return. 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.    
 
Risks 
  
In addition to the Risk Factors, the Company has identified these Risk Factors specific to City 
Park Quad (Columbus) Series: 
  

• Although the Property Partner will remain responsible for day to day management of the 
JV as Manager, thereby having a direct influence on achieving or exceed rent and 
occupancy goals, Investors should consider the possibility that the actual performance of 
the Property, and therefore the JV, may not achieve targets. This could result in 
significantly lower returns, and a loss of some or all of the principal invested by the 
Series and investors in the Series.   

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

• If the occupancy and rent growth estimates proposed by the Property Partner responsible 
for the operations of the Property are not achieved, the value of the Property may be 
negatively impacted.   

• If the rent and occupancy goals set forth by the Property Partner are not met, the Cash on 
Cash return and Internal Rate of Return in year 2 of the Property could be 50% of target 
or less.   

• The Property Partner-estimated the value of this multifamily dwelling building at 
$1,000,000 (post-renovation). It is based on three local, recent sales/transfers. All three 
were built between 1900 and 1920, and were renovated prior to the sale.  

o Two of the three sales comps are ‘one-family dwellings’ and sold for $388/sf and 
$379/sf.   

o Conversely, the remaining comp was a ‘three-family dwelling’ and sold for 
$231/sf.  

• A study conducted by an independent contractor revealed the following:  
o Eight comps, built in the same time period, transferred in the last 12 months, 

classified as “multi-family dwellings” and already renovated, sold for an average 
of $216/sf.  

o At $216/sf, the subject property will be valued at $653,184, post renovation.  
o The property will have to appreciate ~4.9% per year to reach a Year-10 value of 

$1,000,000, to meet the Year 10 Sponsor projected sales price.  
• The Managing Member does 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 
Property Partner are not met.   



• Airbnb CEO Brian Cheskly cited a low return to urban rentals, despite a surge in demand 
for remote, rural destinations. This could be a long term trend towards longer stays in 
larger homes, compared to short term urban rentals similar to hotels.  

• Per AIRDNA, COVID-19 and its variants are still 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 
  
The Property is managed by Housepitality, LLC, an Ohio limited liability company (“Property 
Manager”) and affiliate of the Property Partner. In exchange for the performance of certain 
property management services pursuant to a Management Agreement between the Property 
Manager and the JV, the JV will pay to Property Manager an annual fee of 20.0% of all net 
rental revenues (excluding cleaning fees). 
  
JV Operations 
 
The Property is owned and operated by the JV, which is managed by the Property Partner. 
Pursuant to the Amended and Restated Operating Agreement of the JV (the “Operating 
Agreement”), the Property Partner has broad decision-making authority on behalf of the JV. 
However, City Park Quad (Columbus) Series has an approval right on the following major 
decisions: 

(r)  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 Company sold and 
replaced in the ordinary course of business;   
(s)  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 Manager’s reasonable discretion, each entered into in 
the ordinary course of business;  
(t)  Obtain or refinance any loan or other financing or refinancing which is secured by 
the Property (provided that the Members acknowledge and approve of the existing 
loan with Greenstate Credit Union);  
(u)  Borrow any sums on behalf of the Company which, individually or in the 
aggregate, are in excess of $62,000, except as authorized in the Approved Budget;  
(v)  Approve of the Business Plan, Proposed Budget, any modifications and 
deviations from any Business Plan and any modifications and deviations from any 
Approved Budget (other than, with respect to the Approved Budget, a deviation in an 
amount which does not exceed the applicable amount set forth in clause (f) below);  
(w)  A decision to exceed or deviate from the schedule of expenditures in an 
Approved Budget, other than Emergency Expenditures, expenditures for Non-
Discretionary Expenses and expenditures that are Permitted Deviations;  
(x)  Institute any litigation or pursue any claims or remedies on behalf of the 
Company, 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 $62,000; (ii) claims on or for insurance coverage which, individually 
or in the aggregate, do not exceed $62,000; or (iii) delivering notices of default, 



applying security deposits and commencing enforcement proceedings in the ordinary 
course of business for the Company in connection with the leasing of space at the 
Property;  
(y)  Enter into any dispute, settlement, consent decree, stipulated court order or other 
resolution on behalf of the Company with any third party or any governmental or 
regulatory agency where the amount in dispute, in the aggregate, exceeds $62,000;  
(z)  Acquire any additional land or any other real property or development rights 
other than the Property;  
(aa)  Demolish or abandon any material portion of the Property or materially alter the 
Property;  
(bb)  Admit any additional or substituted members to the Company, except as 
provided for in this Agreement;  
(cc)  Call for Additional Capital Contributions;  
(dd)  Enter into, amend, modify, terminate or suspend any agreement between the 
Company and any Member, the Manager, or their respective Affiliates, except as 
contemplated in the Approved Budget;  
(ee)  amend this Agreement, except to the extent expressly permitted herein;  
(ff)  Institute any merger or consolidation of the Company;  
(gg)  cause the Company to commence bankruptcy, receivership or any other 
insolvency proceedings; or  
(hh)  dissolve the Company.  

  
Compensation and Expenses 

• Sourcing Fee: City Park Quad (Columbus) Series will pay to the Managing Member a 
sourcing fee equal to $5,350 not to exceed 1.0% of the Initial Offering unless all or a 
portion is waived by the Managing Member in its sole discretion.  

• Asset Management Fee: City Park Quad (Columbus) Series will pay to the Managing 
Member an annual management fee in an amount equal to 1.0% of purchase price as of 
the end of the preceding calendar quarter, unless waived in whole or in part by the 
Managing Member in its sole Discretion.   

• Other Expenses.   In addition to the Sourcing Fee and Asset Management Fee, City Park 
Quad (Columbus) Series 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 CITY PARK QUAD (COLUMBUS) SERIES 

  
We estimate that the gross proceeds of this Offering will be approximately $535,000 assuming 
the full amount of this offering is sold, and will be used in the following order of priority of 
payment: 
  

Use of Funds Total % of Offering 
Brokerage Fee $10,700 2.00% 
Acquisition Cost (1) $500,000 93.46% 



Offering Expenses (2) $16,050 3.00% 
Sourcing Fee (3) $5,350 1.00% 
Cash Reserves (4) $2,900 0.54% 
Total $535,000 100.00% 

  
(1) Acquisition Cost: City Park Quad (Columbus) Series will pay or reimburse the Managing 

Member for all costs, fees and expenses incurred in connection with the investment in 
and acquisition of equity ownership of the JV.  
 

(2) Offering Expenses: City Park Quad (Columbus) Series will pay or reimburse the 
Managing Member for all fees, costs, and expenses incurred in connection with executing 
the Offering, consisting of underwriting, legal, accounting, escrow, and compliance costs, 
including any blue sky filings required in order for City Park Quad (Columbus) Series to 
be made available to the Investors in certain states. Additionally, the City Park Quad 
(Columbus) Series will pay or reimburse the Manager for all costs and expenses incurred 
in connection with the 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, and acquisition of the Series Asset that are not otherwise included in the 
Acquisition Costs.  
 

(3) Sourcing Fee: City Park Quad (Columbus) Series will pay to the Managing Member a fee 
equal to $5,350 not to exceed 1.0% of the Initial Offering unless all or a portion is waived 
by the Managing Member in its sole discretion.  
 

(4) Cash Reserves: City Park Quad (Columbus) Series will reserve a flat fee not to exceed 
0.54% of the gross proceeds from the City Park Quad (Columbus) Series offering to be 
used for on-going G&A expenses, and any unforeseen expenses related to administering 
the Assets.   

(5) Operating Expenses: City Park Quad (Columbus) Series will pay or reimburse the 
Managing Member for all fees, costs, and expenses incurred in connection with (i) the 
management of City Park Quad (Columbus) Series; (ii) preparing any reports and 
accounts of the 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 Asset or the City Park Quad (Columbus) Series 
Shares; (ix) fees, costs, and expenses of a third party registrar and transfer agent; (x) the 
cost of any audit of City Park Quad (Columbus) 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 City Park Quad (Columbus) Series Shareholders; 
(xi) any indemnification payments; (xii) the fees and expenses of the counsel for City 
Park Quad (Columbus) Series counsel in connection with advice directly relating to City 
Park Quad (Columbus) 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 City Park Quad 
(Columbus) Series; and (xiii) any similar expenses that may be determined to be 
Operating Expenses, as determined by the Managing Member in its reasonable discretion. 
 

(6) Asset Management Fee: City Park Quad (Columbus) Series will pay to the Managing 
Member an annual management fee in an amount equal to 1.0% of purchase price paid 
for the 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.   

  
The allocation of the net proceeds of the City Park Quad (Columbus) Series Offering 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 City Park Quad (Columbus) Series is expected 
to keep any of the proceeds from the Offering. 
 


