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Educational Guide, Not an Offering

This guide is designed for accredited investors who want to understand how professional multifamily sponsors
evaluate opportunities, manage risk, and communicate with limited partners.

It is not a private placement memorandum, subscription package, financial recommendation, or solicitation to buy
securities. Any actual offering should be reviewed through its official PPM, operating agreement, subscription
documents, and your own tax and legal advisers.

Investor intelligence starts before the wire. The purpose of this document is to help you ask better questions, detect
weak assumptions, and avoid being hypnotized by glossy projections. Humanity has already invented spreadsheets;
sadly, it still has not invented enough skepticism.

Use this guide as a filter: if a deal cannot survive the questions inside, it does not deserve your capital.
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Why I Wrote This Guide

Every week | speak with investors who are interested in multifamily real estate but overloaded by noise: online
gurus, recycled pitch decks, exaggerated returns, and sponsors who confuse optimism with underwriting.

The goal here is simple: give you a clear framework. Not theory. Not motivation. A practical lens for reviewing a
passive investment before you commit capital.

At Equity Multifamily, we focus on acquisition, syndication, and asset management of apartment communities
where operational execution can create value. Our discipline is simple: buy basis, control debt, improve operations,
protect investors, and communicate transparently.

The best investors do not chase deals. They build a standard, then force every opportunity to meet it.
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Why Multifamily - And Why Now

Multifamily is a basic human need wrapped inside a business model: people need housing, and professionally
operated apartment communities can produce recurring income, tax benefits, and long-term appreciation.

That does not make every deal good. A weak sponsor can destroy a strong market. Bad debt can crush a solid asset.
Deferred maintenance can turn a beautiful pitch deck into a plumbing-themed horror film.

The investment case becomes compelling when three pieces align: a growth market, a property with operational
upside, and a sponsor with the capital, team, and discipline to execute.

¢ Recurring rent collections can support predictable cash flow.
e Forced appreciation is possible when NOI improves.
e Scale allows professional management, better systems, and stronger vendor leverage.

e Apartment demand is tied to employment, population growth, affordability, and household formation.
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The Sun Belt Thesis

Sun Belt markets continue to attract investors because they combine population growth, job creation, relative
affordability, business-friendly environments, and renter demand.

The thesis is not "buy anything in the South." That is how humans turn a smart macro idea into a mediocre deal. The
real thesis is market selection plus disciplined basis plus operations.

Job growth, large renter base, business formation, and multiple major metros.
Population magnet, no state income tax, and strong demand in selected secondary metros.
Corridor markets benefiting from Atlanta and Charlotte expansion.

Higher cap rates and value-add opportunities when operators understand local execution.

The smart money follows people, jobs, affordability, and basis - not slogans.
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Who This Guide Is For

This guide is written for accredited investors who want exposure to private real estate without becoming full-time
landlords.

A passive LP investment may fit investors who want professional management, diversified exposure,
tax-advantaged income potential, and access to institutional-quality opportunities that are difficult to source alone.

It may not fit investors who need liquidity, cannot tolerate uncertainty, dislike long hold periods, or expect
guaranteed distributions. Private real estate is not a checking account with prettier fonts.

Cash needed in 6-12 months
Needs instant liquidity
Only asks for the highest return

Ignores reports until tax season
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How A Multifamily Syndication Works

A syndication pools capital from limited partners to acquire and operate an apartment community. The sponsor,
usually the general partner, sources the deal, arranges debt, raises equity, executes the business plan, and reports to
investors.

Limited partners invest capital and receive their economic rights according to the operating agreement. They are
passive. That means they are not managing tenants, vendors, payroll, leasing, or midnight maintenance surprises,
civilization having decided someone must suffer through those.

e
Acquisition, financing, execution, reporting, investor communication.
Capital contribution, document review, passive ownership economics.
Leasing, collections, maintenance, resident experience, daily operations.

Oversight of budget, NOI, capex, debt, strategy, and investor reporting.
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The Five Metrics That Actually Matter

Every sponsor shows numbers. The question is whether the numbers mean anything. These are the core metrics
investors should understand before committing capital.

Target / Meaning

Total annualized return over time. Higher is not automatically better if assumptions are aggressive.
Total cash returned divided by invested capital. A 2.0x multiple means capital doubled before taxes.
Annual cash distributions divided by invested equity.

Return hurdle typically paid to LPs before sponsor promote.

How profits above the preferred return are shared.

Red flag: if a sponsor cannot explain these metrics clearly in the first conversation, the problem is not your
financial sophistication. It is their lack of it.
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IRR: Useful, But Dangerous

IRR measures the timing of cash flows. It can be useful, but it can also be abused. A high IRR may come from a short
hold, optimistic refinance, inflated exit cap rate, or a heroic rent-growth assumption.

When reviewing IRR, ask what drives it. Is it operating improvement? Rent growth? Cap rate compression? A
refinance? Sale assumptions? The answer matters more than the headline number.

e Ask for sensitivity tables.
e Review base, downside, and stress-case scenarios.
e Compare IRR to equity multiple. A flashy IRR with a weak multiple can be a timing trick.

¢ Ask whether return projections are net to LPs after fees.
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Equity Multiple And Cash Flow

Equity multiple tells you total return. Cash-on-cash tells you annual income. One without the other is incomplete.

For a long-term apartment investment, many investors care about both: growing annual distributions and
meaningful capital appreciation at sale.

Shows whether the deal depends on stabilization before paying investors.
They are generally not. They depend on operations and cash flow.
Refi assumptions can materially affect total return.

Under-capitalized deals create emergencies later.

Cash flow is not magic. It is NOI minus debt service, reserves, capex, and reality.
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Preferred Return And The Promote

The preferred return is the annual return threshold LPs are generally entitled to receive before the sponsor
participates in promoted profits. It aligns incentives when structured properly.

After the preferred return, remaining profits are split according to the waterfall. Common structures include 70/30
or 80/20 LP/GP splits, sometimes with tiers based on performance.

A fair promote rewards the sponsor for strong execution. An unfair promote pays the sponsor too much before LPs
are protected. Naturally, both versions look beautiful in PowerPoint, because PowerPoint has no conscience.

e Confirm whether the preferred return is cumulative.
e Confirm whether it is compounded or simple.
¢ Confirm when sponsor fees are paid.

e Confirm whether catch-up provisions exist.
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Sponsor Due Diligence

The sponsor is the deal. A good operator can rescue a difficult asset. A weak operator can ruin a strong one.

Before investing, evaluate track record, operating infrastructure, reporting discipline, capital reserves, lender
relationships, references, and personal co-investment.

Clear list of acquisitions, exits, returns, and lessons.
Meaningful co-investment alongside LPs.
Transparent discussion of mistakes and corrections.

Specific team, systems, and accountability.
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The Seven Questions That Expose A
Weak Sponsor

¢ How many deals have you closed, and how many have exited at or above target?
¢ How much of your own capital is invested alongside LPs?

¢ What is your worst deal, and what did you learn?

e What is the debt structure and how are you managing rate risk?

e Who is the property manager, and are they in-house or third-party?

e What are all fees LPs pay?

e Can | speak with existing LP references before committing?

Refusal to answer these questions is not sophistication. It is smoke. And smoke usually means something is
burning.
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Market Selection Framework

A strong market should have multiple demand drivers. Do not rely on one employer, one headline, or one broker
narrative.

Growth, household formation, age profile, migration patterns.

Employer diversity, wage growth, unemployment trend.

New deliveries, concessions, absorption, construction pipeline.
Rent-to-income ratio, homeownership barriers, insurance and tax burden.
Landlord-tenant laws, eviction timing, municipal restrictions.

A good market does not forgive a bad basis. Price still matters, despite brokers bravely pretending otherwise.

www.equitymultifamily.com | info@equitymultifamily.com Page 15



EQUITY MULTIFAMILY The Accredited Investor's Guide to Sun Belt Multifamily

Property Selection Framework

The best value-add opportunities are not broken beyond repair. They are mismanaged, under-rented,
under-capitalized, or cosmetically behind the market.

Prefer assets where renovations can be completed unit-by-unit while cash flow continues.
Look for clear rent gaps between current rents and achievable renovated rents.
Avoid assets where every major system fails at once unless pricing is extraordinary.

Confirm physical condition through inspections, lease audits, service history, and capex budgets.

The goal is controlled improvement, not buying a disaster and calling it upside.
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Debt: The Part That Quietly Kills
Deals

Debt can increase returns, but it can also magnify risk. Many 2020-2022 acquisitions were hurt by floating-rate
debt, expiring caps, aggressive bridge loans, and refinance assumptions that failed when rates moved.

Fixed or floating? If floating, what cap exists and when does it expire?
Is there enough time to execute the business plan before maturity?
What DSCR, occupancy, reserve, or liquidity covenants apply?

What happens if valuation or rates are worse than projected?

If the debt is fragile, the deal is fragile. It really is that annoyingly simple.

www.equitymultifamily.com | info@equitymultifamily.com Page 17



EQUITY MULTIFAMILY The Accredited Investor's Guide to Sun Belt Multifamily

Business Plan Execution

A value-add business plan should be specific. "Raise rents" is not a plan. It is a wish with a spreadsheet attached.

A serious plan identifies current rents, renovated rents, renovation scope, cost per unit, timeline, lease trade-out
pace, occupancy impact, staffing, resident communication, and contingency reserves.

¢ What exactly will be renovated?

¢ How many units per month?

¢ What is the cost per unit?

¢ What rent premium has already been proven?

e How will occupancy be protected during construction?

¢ What is the fallback plan if rents grow slower than expected?
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EQUITY MULTIFAMILY

Capex Discipline

Capex is where optimistic underwriting meets invoices. The investor must understand not only the budget, but who
controls it, how bids are verified, and how overruns are funded.

oy e
Flooring, counters, cabinets, appliances, fixtures, paint.
Roofs, siding, signage, lighting, landscaping, parking.
Plumbing, electrical, HVAC, drainage, life safety.

Laundry, clubhouse, pool, fitness, package lockers.

A sponsor who underbudgets capex is not creating value. They are borrowing trouble from the future.
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Operations: Where Value Is Actually
Created

Multifamily performance is won in boring daily execution: leasing, renewals, collections, maintenance, turns, payroll,
vendor control, resident satisfaction, and reporting.

Occupancy without collections is vanity.

Rent growth without retention can become churn.

Low payroll without maintenance capacity creates deferred problems.

Fast turns protect revenue.

Accurate ledgers protect collections and investor reporting.

The glamorous part of real estate is acquisition. The profitable part is operations. Naturally, most people obsess
over the first and neglect the second.
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Asset Management Reporting

LPs should receive consistent reporting. Strong reporting shows the sponsor is watching the asset, not hiding from
it.

Report item Why it matters

Shows leasing and retention health.

Shows cash reality, not just leased status.
Shows whether the plan is working.

Tracks renovation spend, scope, and timing.
Confirms covenant and liquidity status.

Explains timing, amount, and changes.

Quarterly silence is not a reporting strategy.

www.equitymultifamily.com | info@equitymultifamily.com Page 21



EQUITY MULTIFAMILY The Accredited Investor's Guide to Sun Belt Multifamily

Distributions And Taxes

Distributions depend on operating cash flow, lender requirements, reserves, and the business plan. They are usually
targeted, not guaranteed.

Multifamily investments may provide tax benefits through depreciation, cost segregation, interest expense, and
other deductions, but each investor's situation is different.

e Ask when K-1s are typically delivered.
e Ask whether a cost segregation study is planned.
e Ask how reserves affect distributions.

e Ask what happens during renovation-heavy periods.

Never invest only for tax benefits. A tax advantage attached to a weak deal is still a weak deal wearing a nicer
jacket.
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Common Investor Mistakes

* Chasing the highest projected IRR without reading the assumptions.
¢ lIgnoring debt maturity and rate sensitivity.

e Confusing sponsor charisma with execution capacity.

e Failing to ask about fees.

e Investing without understanding illiquidity.

e Assuming distributions are guaranteed.

* Ignoring the difference between in-place NOI and projected NOI.

¢ Not checking references.

Most bad investments do not start with fraud. They start with lazy diligence and beautiful assumptions.
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Red Flags Before You Invest

The sponsor has not proven exit execution.

Economics may be sponsor-heavy.

Returns may depend on fantasy, a popular human activity.
Any surprise can become a capital call.

Risk is being hidden or ignored.

Good deals do not require panic.

A sponsor who pressures you to wire before answering questions is not creating urgency. They are testing
whether you are careless.

www.equitymultifamily.com | info@equitymultifamily.com Page 24



EQUITY MULTIFAMILY

The Accredited Investor's Guide to Sun Belt Multifamily

How To Read A Deal Package

A real deal package should give you enough information to understand the asset, the market, the business plan, the

debt, the economics, and the risks.

A pretty deck without financial depth is marketing, not underwriting.

Executive summary with clear use of proceeds.
Sources and uses table.

Rent roll and trailing financials.

Debt term sheet.

Capex budget and renovation plan.

Sensitivity analysis.

Sponsor track record.

Legal documents and risk disclosures.
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The 15-Minute Investor Call Script

Use this script when speaking with any sponsor. It will reveal more than a one-hour pitch where everyone politely
pretends projections are destiny.

e Walk me through the downside case.

e Which assumption are you least comfortable with?

e  What would cause distributions to pause?

* What is the biggest execution risk in the first 12 months?
¢ What happens if exit cap rates expand?

¢ What is your cash position in the deal?

e Can you send references from existing LPs?

e  What reports will | receive after closing?

The best sponsors welcome hard questions because they already asked themselves harder ones.
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EQUITY MULTIFAMILY

Investor Checklist + Next Step

Before wiring capital, every investor should be able to answer these items clearly. If a deal cannot pass this checklist, it
does not deserve your money. Miraculous returns are lovely in fairy tales; in private real estate, they usually come with

assumptions wearing a disguise.

Next step: accredited investors can register at www.equitymultifamily.com and request a discovery call.

Contact: Laurent Meyer, Founder & Managing Principal | info@equitymultifamily.com | calendly.com/equitymultifamily
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Important Legal Information

This guide is provided for general educational and informational purposes only. It does not constitute an offer to sell, or a
solicitation of an offer to buy, any securities.

Any securities offering by Equity Multifamily or an affiliate will be made only through formal offering documents, including
a Private Placement Memorandum, Operating Agreement, and Subscription Agreement. Prospective investors should
review all documents carefully and consult their own legal, tax, accounting, and financial advisers.

Private real estate investments are illiquid and involve significant risks, including the possible loss of principal. Past
performance is not a guarantee or reliable indicator of future results.

Projected returns, market outlook, business plans, and hold periods are forward-looking and based on assumptions that
may prove incorrect. Actual results may differ materially.

Investment opportunities may be available only to investors who qualify as accredited investors under applicable
securities laws and who complete required verification and subscription procedures.

© 2026 Equity Multifamily. All rights reserved.
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