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Disclaimer _ _
Villages of Harrison Creel

DISCLAIMER

This executive summary contains privileged amitdeatial information ahunauthorized use of
this information in any manner is strictly prohibitégou are not the intended recipient, please
notify the sender immediately. This executiwargry is for informational purposes and not in-
tended to be a general solicitation or a securitifering of any kind. Prior to making any deci-
sion to contribute capital, all investors museweand executive all private offering documents,
including the Private Placemétn¢morandum. Potential inastand other readers are cau-
tioned that these forward lookjrstatements are predictions only based on current information,
assumptions and expectations tha&t imherently subject to risksddamcertainties that could cause
future events or results to differ materially fribrose set forth or implied by such forward looking
statements. These forward-looking statememdeadentified by the use of forward-looking
terminology, such as ‘may,’” ‘will,” ‘seek,’ ‘shouldgceXfanticipate,” ‘project,” ‘estimate,’ ‘intend,’
‘continue,’ or ‘believe’ or the negatives themobther variations thereon or comparable termi-
nology. These forward-looking statements afg orade as of the date of this executive sum-
mary and The Real Asset Investors, LLC, Wiy, TN Village of Harrison Creek, LLC, Gar-
ry Pope, and David R. Zook (“Sponsors”) undertakabligation to publicly update such forward
-looking statements to reflect sulpsent events or circumstances. The information contained here-
in is from sources believed to be reliable, however no representation by Sponsors, either ex-
pressed or implied, is made as to the accuiecgny information on this property and all inves-
tors should conduct their own research to detetirengccuracy of any statements made. An in-
vestment in TN Village of Harrison Creek, LL®eavdl speculative investment and subject to sig-
nificant risks and therefore investors are engmddo consult with their personal legal and tax
advisors. Neither the Sponsors, nor theiresaprtatives, officeremployees, affiliates, sub-
contractor or vendors provide tax, legal, or investnaelvise. Nothing inithdocument is intend-

ed to be or should be construed as such advice.



TABLE OF CONTENTS

INTRODUCTION

Page 3

Project Overview
Property Overview
City Overview
Photographs

PROPERTY VALUATION

Page 11

General Property Inform3n
Execu¥e Summary

Five Year Projens
Map/LocaYon

Unit Mix

Comparable Sales
Comparable Rents

AREA VALUATION

Page 25

Demographics

Memphis: Regional Overview
Memphis: Logi&s

Memphis: Economy



PROJECT OVERVIEW

Villages of Harrison Creek consists of a 373 unit, twg-gisden-style multifamily property comprised of 41 apart-
ment buildings, 1 leasing office built brand new in 2@@8, laundry buildings and 1 free-standing maintenance shop
situated on 13.2 acres. The property was built in4L86d underwent Multi-milli@ollar Renovations from 2001-
2004, and significant remodel to units in 2012-2013. The unit mix is 139 (36%) 1 Bed/1 Bath and 242 (64%) 2
Bed/1 Bath. Average unit size@41 SF across the mix.

We expect the Property to reach a N®perating Income (NOI) of approximately $767,361 at the end of Year 1,
resulting in an anticipated 8.2-10.2% cash-on-caskegi®@ijl return, and steadilydreases NOI thereafter to

$863,672 around year five. The maindiue-add” opportunities for this acqtien will be realized between 1-3

years when we will have professionalnragement in place using state of #reAsset Management Systems (The
latest in Audio, Visual and Surveillance Technology Sysiemgjove rents, collections, reduce expenses and improve
the overall cash flow.

Our improved management systems have had a positive effexir existing Portfolio of Properties by implementing
strategies such as Our Asset Management System and e Uelpeate an attractivenvironment for overall better
tenants and has created a very strongereal situation for us (one of the stgest in the Memphis marketplace). With
these value-add opportunities, the compsegks to offer significant and stable imevestor cash flow returns of be-
tween 8.2-10.2% with upside potentiabin below market rents, achieving curreatket occupancy levels. It's very
rare to find a property with this amounit NOI increase without significant capital infusion to generate the increase.

The area has had new life infused into it with NIKE'edaNprth American Logistics Center being just a few miles
away creating over 2400 new jobs for the area. Less fhanmiles away from Villages of Harrison Creek, Nike re-
cently completed a $276 million expansion which added 1.8 msijoft. The facility is bignough to hold almost 200
football fields.

 Target Cash on Cash returns — 8.2-10.2% annually « Target Hold Period 5-7 years » Target Goal — Refinance and
return investor equity, while still producing cash flow to anseiius eliminating the financial risk of owning multifamily
properties. This approach (infinite return) is fundameditityent from REIT’s, Pension Plans, Life Insurance Compa-
nies, or other large real edminstitutional investors.

The strategy of buying multifamily assets, repositioningstet,aefinancing the asset at a greater value, returning the
investors equity (investor owst@p percentage stays unchanged), eliminatvestor risk. (Investor risk is limited to
initial investment less amounts returnaéfomance) and continuing to hold the asset for the long-term (all splits and
share of remaining equity remains unchanged) adds valuis iovthstment. We seek resigomprised of both current
income and capital appreciation, with moderate volatility lav correlation to the broader markets. Our underwriting
stems from the core approach of operatio@svnership views each property fifitom the tenant level, next from the
operations and management level, and tfrem the investor level. Many high netrth private invests invest in real
estate through REITs, Life Insurance Companies, Persiond®ten large institutional type funds. These funds then
typically invest in real estate assets such as Villaggagison Creek Apartments. Investors who invest these funds not
only pay higher fees but also are at the mercy of a nal-estate entity making real estate decisions. These
“entities” are in the business of placmgney, not buying real estate. An ingestvesting into the Village of Harrison
Creek Apartments will have the comfdrknowing that the property is bgimcquired from an operational perspec-

tive and that the Manager’s goal is aligned with that ofithvestor. Investing in the LLC allows an investor to cut out
middlemen, enjoy all of the sart@x benefits as if they owned the propeigrsonally, limit invesent risk to their

initial invested dollar amount, and rest assured thapriygerty is being managed bgn experienced owner opera-

tor.

Thank you for both your time and consideration in invéstihig opportunity. Our invessupport has been tremen-
dous and we couldn’t be more pleagedshare this opportunity with you.




AREA OVERVIEW

Immediate Area Overview — Village of Harrison Creek Apartments

Village of Harrison Creek Apartments is located in the Raleighaskbtrof Memphis, TN.  This submarket boast of its easy ac
cess to Interstate 40 and close proximity to Bagjtebs and retail and jobs located along Covington Pike. This submarket is a
rela Yely short commute to DowntowMemphis, the Poplar/I-240 8ce Corridor, and also the Midtown Medical Corridor. It also
has rela¥ely easy access to the Memphis Inteibaal Airport with 44% of the total industriBbor space in the Memphis area.
The Apartment Associén of Greater Memphis mid-year 2016 report shan80.15% occupancy (nimicluding distressed prop-

er ¥es) in the Raleigh submarket .

Recent and completed expansions in the immediate area include:

Nike (less than 5 miles away from Village of Harrison Ci&2k$ million expansioradded 1.8 million sqL Facili-
ty is big enough to holdimost 200 footballpelds.

Downtown Memphis(under 12 miles from Village of Harrison Creek Apts.) employs
16.7% of Memphis’ erfe workforce. Here are some of highlights of recent, current, or project-
ed developments.
€ More than$3.8 billion in development projectsplanned, under construén or re-
cently completed in Downtown. New projects:
St. Jude Children’s Research Hospitak a$9 billion projectwill include
housing and research fackis with the promise of 1800 new jobH.is expected to double the hospital’s
economic impact on the community.
$180 millionSears Crosstown renovan which will bring:
i $330 millionoverall direct and indirect economic impact
i 1,000 construdbn jobsand800 newpermanent jobs
$1.2 billionin medical facility improvements. This medical centedtown/Downtown)area has:
i 40,000+ workin the area
i 10,000 studentsa @nd the univershés in the area
i 8th largestmedical center in the U.S.
i $450 millionUT/Bap¥%t Research Park, 10 year project with 1.3 millionlsg.
i #1 busiest Level 1 Trauma Center in thémaat Region One Health
$40 million Main to Mainproject includes 10 miles of streetscape Mity, sidewalk
and roadway improvemenfrom uptown to South Main
€ $191 million 220,000 SBass Pro Shoppened April 2015
€ Construcn underway on thé&5 million Orpheum Performance Arts & Leadership Centre
€ $294 millioninvested in new Downtown tourist @ac Yons

Less than a 20 minute drive is theemphis InternaYonal Airporthad an annual economic impact$i23.3
billion. andimpacts 1 in 4 jobs locally.

Less than 20 minutes away is Graceland, home of Elvis PieslisyPresley Enterprises (EPB} invested mil

lions in purchasing land to expand from the mansid2 acres to about 120 acreBPE’s grand opening was

held October 2016 on it's a brand n§82 millionhotel, called the Guest House of Graceland. EPE has also

Pled plans to develop $45 million, 45-acre ‘entertainment complex Graceland is the most visited home in
the United States behind the White House.

IKEAopened in 4Q2016 with75 full-Yne employees and anothel00 part-¥me employees (12 miles
from Village of Harrison Creek) .




CITY OVERVIEW

We Don't Mean to Brag, But ...

Memphis is referred to as &8doming city' in a headline of a receniSA Todawrticle. With more than $500 million
in new developments planned or underway in South Main/South End, the opening of the nationally acclaimed B
Outdoor World, more than $1 billion in investment in Downtown medical institutions, Downtown residential occu
at 93%, increasing development interest in The Edge and in The Pinch areas ... we have to admit, Downtown is
ing. Media from across the nation is taking notice.

Here are just a few of the accolades about Memphis:

Memphis is named one thep 4 Markets for Millennials'by offering the right live/work/play environment.
-Wall Street Journal

Memphis is named #4 dHappiest Cities For Job-Seeking College Gratisised on overall career happiness and
average cost of living- Forbes and CareerBliss.com

Memphis is ranked #MBest City to Start a Busines#i America, based on 5-year sival rate, affordability of of-
fice space, and local labor force among other facte¥§alletHub

Spurred by growth in engineering jobs, Memphis ranked as the 10th city in the 'tonaattipg The Most Tech
Jobs". -Forbes

Memphis is ranked #7 on tH€op Ten Movie Citiesin America for flmmakersMovieMaker Magazine

Memphis in May was nam8est Southern Everedging out the Kentucky Derby, Mardi Gras and South by South-
west! -USA Today National Poll

On the topl0 list of best musical attractions the world, Memphis has three: two of which are in Downtown, Sun
dio (#2) and Stax Museum of American Soul Music (#5), with Graceland ranked-a$SA Today 10Best Poll

Memphis, Home of the Grizzzlies, is named aglitizest NBA Destinatioyciting Beale Street and The Grindhouse
as major factors. USA Today 10 Best Poll

Memphis is ranked #1 for tH&lost Underrated Sports Cities in America*USA Today
Memphis is ranked #6 diMost Affordable Cities in America - Forbes

South Main is ranked as one of #h most undercover, stylish neighborhoods the United Stated?aste Magazine



CITY OVERVIEW

Village of Harrison Creek is20 minute drive from the Airport

Village of Harrison Creek &15 minute drive from the River
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Photographs Villages of Harrison Creek
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Photographs Villages of Harrison Creek
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PROPERTY VALUATION

Property at a Glance Villages of Harrison Creek

Subject:

Property Address:
Number of Units:

Parcel Numbers:

Gross Building Area:

Net Rentable Area:
Year Built:

Buildings:
Number of Stories:

Land Area:
U Yi¥es:
Parking:

Zoning:

Taxes:

Unit Mix:

Property Amenigs:

Unit Ameni‘és:

Villages of Harrison Creek

3855 JacksAvenue, Memphis, TN 38128
373 units

3923 Jackson — 062056 00162
3881 Jackson — 062056 00164
3807 Jackson — 062056 00165C
0 Jackson — 062056 00167

253,000 Sq. Ft. (approximately)

246,000 Sq. Ft. (approximately)
1964

41 apartment buildings, 1 leasin§a@ built in 2003, 2 laundry
buildings, and 1 freestanding maintenanc8we

2.0
13.2 Acres
Separately metered except tea, sewer, and exterior lighhg

450 Surface Spaces; 1.2 per Unit

RMM

County: $ 72,613.39
City: $ 56,366.56
Total: $128,979.95

139 1 Bed, 1 Bath 538 SF
242 2 Bed, 1 Bath 699 SF

Two laundry faci¥es, outdoor grilling and picnic area

Appliances: Refrigerator, range/oven, dishwasher, disposal;
Energy e8cient hea¥hg and air condning and thermal pane
energy e8cient windows



PROPERTY VALUATION

Execu¥e Summary Villages of Harrison Creek




PROPERTY VALUATION

Five Year Projens Villages of Harrison Creek
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Five Year Projens Villages of Harrison Creek




PROPERTY VALUATION

LocaYon: Map Villages of Harrison Creek




PROPERTY VALUATION

Aerial View | Tax/Plat Map Villages of Harrison Creek




PROPERTY VALUATION

Unit Mix | Floor Plan Villages of Harrison Creek

2 Bed, 1 Bath
699 SF

1 Bed, 1 Bath
525 SF

1 Bed, 1 Bath
540 SF




PROPERTY VALUATION

Comparable Sales Villages of Harrison Creek




PROPERTY VALUATION

Market Trend Rent Overview Villages of Harrison Creek

*Distressed assets are defined as properties with unusually low occupancy (less than 65% occupancy).
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Area Valuaon:

Demographics: Housing, Popita, and Area St s
Memphis: Regional Overview
Memphis: Logi&ts

Memphis: Economy



AREA VALUATION

Economic and Demographic Pte Memphis, Tennessee

Demographics: Summary and Bimess Employment by Type By DataMetrix® Products
1, 3, 5 Mile Radius from Village of Harrison Creeks Apts.



AREA VALUATION

Economic and Demographic Pte Memphis, Tennessee

Demographics: POpUI&m By DataMetrix® Products
1, 3, 5 Mile Radius from Village of Harrison Creek Apts.



AREA VALUATION

Economic and Demographic Pte Memphis, Tennessee

Tra8c Counts By Tra8cMetrix® Products



AREA VALUATION

Economic and Demographic Pte Memphis, Tennessee

Memphis MSA

Regional Overview

Villages of Harrison Creek is located in Memphis, Tennessee approxi-

mately 10 minutes to the Memphis Interndnal Airport. TheMem-

phis Metropolitan Sta¥% Yal Area, TN-MS,AR (MS#)the 43rd largest metropolitan sté Yal

area in the nan. Memphis is located on the soutlest corner of Tennessee and the Memphis

Metro area also includes Shelby County, TN along with @yad Tipton counés in TN; plus

the Cri@nden County in Arkansas; Benton, DeS®arshall, Tate and Tunica col¥s in Mis-

sissippi. According to the Memphis Chamber om@®rce, the City of Memphis is larger than

Atlanta, GA; St. Louis, MO; Portland, ®Rshville, TN; Boston, MA; Miami, FL; ¥Babre, MD; and Se@e, WA. The
Memphis metro areacontains more than one million people (1,341,746)

Memphis has earned its reputén as ‘America’s Distribu¥on Centef with its natural geographic advantage, its
deep pool of skilled logi¥s workers, and its intermodal edge. Our core competency in Memphis is diSbrband
logis¥s. Home of the world headquarters and hub of shipgiogverhouse FedEx, ovd00 trucking companies and
major operaYons of UPS, DHL and the USPS, Memphis is uniquelopesito provide the most cost &c e distri-
buYon and logisks services in the country.

Memphis’ conneci¥on to the world has made it a loc3¥n of choice for medical déce manufacturing, pharmacet¥
cals, cardiac materialand much, much moredome to St. Jude Children’s Research Hospital, University of Tennes-
see Health Science Center and Medical School, i dviusculoskeletal Infute, Medical Educabn & Research
Insute, FedEx In¥ute of Technology, and the University of Memghihe city provides a network, not only known
for its research and clinical excellence, but disoits depth of skilled technicians and interi¥mally-recognized sci-
en¥ts. Memphis has:
€ Memphis employs more than 55,500time bioscience industry, represéng almost 10% of total employ-
ment in the region.
€ A large percentage of the World's hip and knee rephaent joints are designed, manufactured and distribut-
ed by world-class companies like Smith & Neph®edtronic, and Wright Medical from Memphis
€ Memphis is the 2nd-largest orthopedic device manufacturing center in the U.S.
€ Home to naYnally and internabnally recognized research ifs Yons, Memphis area scie¥ts and doctors
are developing the next great innowan in bioscience through FedEx Niste of Technology, Medical Educa-
Yon and Research In&ute (MERI), University of TN &léh Science Center, and others.

A broad range of plans is under way for expding and improving the regional transport¥n and logisits infra-
structure and is on its way to redene global logists. Memphis has earned théfle “American’s Aerotropolis” due

to its dis¥hc Yon of its loca¥on with 10.2% of its workforce gohoyed as workers in transportén, warehousing, and

u Yi ¥es (highest share among the top 100 largest metro aredbérl).S. Companies enjoy immediate access to all
four modes of transportabn within 20 miles of Memphis Internénal Airport. Interstate40 in Memphis is the 3rd
busiest trucking corridor in the U.8nd is of one of three major interstasen Memphis. Memphis is home ve

Class 1 railroads (BNSF, CSX, Uniotr®adorfolk Southern, and Canadian Waal). In the U.S., the Port of Mem-
phis is the fourth largest inland port. Plus Memphis is baen home to the busiest air cargo airport in North Ameri-
ca since 1992.




AREA VALUATION
Economic and Demographic Pte Memphis, Tennessee

Memphis MSA

Logis¥s

AIR—Memphis Internabnal Airport ...
€ has a total economic impact on tl@mmunity of $28.6 billion (June 2009)

€ is the only airport in North America consigtd to be an "aerotropolis," an airport-
integrated region extending outward from ¢hairport in strings and clusters of air-
port-linked businesses and their associate resid@rcomplexes

€ has been the busiest cargo airport in North American since 1992
€ FedEx operates its worldwide headquarters & World Hub in Memphis
€ RPS & UPS have hub/sort fa®k in Memphis

WATER-The Port of Memphis ¢ers...

€ The largest 8 water harbor on the Mississippi River.

€ The naYnal leader in inland handling of foreign import tonnage.
€ The second largest inland port on the lower Mississippi.

€ The fourth largest inland port in the nan.

€ Harbor to 44 private terminals and 5 public terminals.

The Port of Memphis handles more than 16 million tons of cargo per year and
has access to the man's only fully enclosed Lash barge op¥m, LITCO.

BIOWORKS-Memphis has developed a strong infrastruetuo support its key bioscience niches.

Currently under construton is the UT-Bajst Research Park which is a 1.2—1.5 millionls@f

lab research, educ¥n and business development space on ten acres. The research park, which is
at the heart of a city-wide bioscience developmetrategy, will lead to $250 million in annual sal-
aries from 5,000 new jobs and have a $2 billlamual economic impact on the Memphis economy.

RAlI—Memphis is...
€ Third largest rail center in the U.S. behind Chicago and St. Louis
€ Only one of 4 U.S. ¥s served by 5 Class | rail systems.

€ Home to nine fully operdbnal rail years with a total current container capacity of more than
two million annual ILs; BNSF expanded with a $200 million intermodal facility

ROADB—In Memphis there are...

€ 163 truck terminals & more than 300 motor freight companiegong
direct service to all 48 cojuous states as well as Canada & Mexico.

€ 3rd-busiest trucking corridor (I-40 betweends Rock and Memphis) connects
the Atlan¥ and Patic Coasts and runs directly through Memphis plus I-55 is
America’s primary north/south corridor for the Midwest.



AREA VALUATION

Economic and Demographic Pte Memphis, Tennessee

Memphis MSA

Economy

M ore and more businesses are doing business in Memphis.

The WalletHub, #nancial advice and review website, named Memphis tiAe'Best City to Start a Busines&i 2015. CNN
Money ranked Memphis 10th on their list of0 Best Cies to Launch a Startupth 2015. n 2015, Glassdoor, a workplace
review and job search websiteanked Memphis 18th for their25 Best Cles for Jobs’list. A 2015 NerdWallet, personal
Pnance website, survey ranked Memphis thth best place for black-owned businessesArea Development magazine
awarded Tennessee th&old Shovel Awardfor economic development success4A15. LeBonheur Children’s has been
named one olJ.S. News and World Report's 2015 Best Children’s Hospitaisl is ranked n3¥nally in seven specidés.

St. Jude is ranked 32nd on Fortune magazin®d)“Best Companies to Workdr in 2015

The emergence of Memphis as a transpota, distribu¥on, and global logi¥s hub over these past years has not gone
unno ed. In fact, a growing number of companies have discovered the Yegysdvantages ¢ered in Memphis, and have
opened facili¥es here to capitalize on them. Anchored by Memphis Inte¥araal Airport, the world's busiest cargo airport
for the last twelve consecMe years, and fueled by the presence of Fredl€Express' world headquarters and super-hub,
the Memphis economy of todaig healthy and diverse.

Memphis is the third largest rail center in the U.S.

Memphis is the 4th largest inland port in the U.S.

Memphis is home to the largest air cargirport in North America since 1992

This success has reached inteMdaal proporYons. Memphis is home to a growing number of¥aally and internaonally
known corporaYons. Approximately 15Brms from 22 countries now have ope¥ans in the Mid-South. Memphis has:

Six Fortune 1000 Company Headquarters (three are Fort608 companies) which includes: FedEx, AutoZone,
Interna Yonal Paper, and ServiceMaster

240 headquarter companies employ more than 91,000 people
More than 9,600 IT workers; 160 call centers operate in Memphis

Memphis is home to many headquarters for the following companies

AutoZone Elvis Presley Enterprises Sharp Manufacturing USA
Back Yard Burgers Fed Ex Smith & Nephew

Belz Enterprises First Tennessee Storage U.S.A

Boyle Investment Co. Guardsmark Thomas & B&

Brother Industries USA InternaYonal Paper Weston Companies
Buckman Laboratories Medtronic Sofamor Danek  Wright Medical

Concorde EFS Morgan-Keegan

Ducks Unlimited Orgill Brothers

In June 2016Evergreen Packagingnnounced it will locate its global headquarters to Memphisyest $915,000 and create 70
jobs.

In August 2016, Elvis Presley Enterprises announced its biggest expasision Graceland opened as it c#ues work on its
$92 million Guest House at Graceland.

In Oct. 2015 Fortune 500 company ( TIX Cos. Inc.) signed massive 1e888,260 SFn Memphis
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Economic and Demographic Pte Memphis, Tennessee

€ Memphis has developed a stroinfrastructure to support its key bioscience niches.

€ Currently under construction is the UT-Baptist Research Park which is a 1.2—1.5 million sq. ft. of
lab research, education and business developspace on ten acres. The research park,
which is at the heart of a city-wide biosciedegelopment strategy, will lead to $250 million
in annual salaries from 5,000 new jobs and have a $2 billion annual economic impact on the Memphis economy.

€ Memphis is a worldwide leader in orthopedic and spinglbints development and orthopedic device manufacturing
€ 10% of the Memphis workforce is in the biosciences in a metro of more than 1.3 million

€ Memphis biomedical device industryplEayment has grown 50% since 1999 — mibran four times the national rate
of growth.

€ Memphis is home to Baptist Memoriagital, St. Francis Hospital, Methodisiversity Hospital, the Med, Memphis
VA Hospital, Le Bonheur Children's Hospital, and the imeaiigtrecognized St. Jude Children’s Research Hospital.

i Le Bonheur Children's Medical Cent&doember 2015 announced its lat8S5 million fa-
cility to be open by 2018.
i Methodist University Hospital announced in December 2623%amillion investmentto its
campus.
i St. Jude Children's Research Hospiaprdmier center for the research and
treatment of pediatric cancer and othettastrophic childhood diseases announced
June 2016 &b7 billion expansion and adding more than 1,000 new jobs
i The Regional Medical Center at Memphis is ttidaBgest Level 1 Trauma Center in the nation.

€ Since 2006 in the Midtown Medigaénter there has been more ti#i6 Billion in capital improve-
ment projects that are being planneghder construction, or now completed.

€ Memphis Bioworks Foundation is non-profit orgi@oriz charged with developing Memphis as a bio-
science center by leveraging theraounity’s competitive strengths vehianding the infrastructure, edu-
cational opportunities, and entrepreneur suppeeded to expand bioscience industries.

€ University of Memphis Office of Technol®ggnsfer, the FedEx Institute of Technology
supports interdisciplinary research in such agastificial intelligence, nanotechnology, and bio-
technology.

€ Medical Education and Research Institute (MERI), is a lesadtiEgfor training physicians and medical students from
across the world in surgical techniques for innovativeahédplants and minimally invasive surgical techniques
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