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Terms and Conditions Summary 

OVERVIEW OF INVESTMENT RISKS AND 

SUMMARY OF KEY PARTICIPATION TERMS 

I.    INVESTMENT OVERVIEW AND RISKS 

JRM Funding LLC offers approved investors the opportunity to purchase partial interests in individual loans 

secured by first, second, or third mortgages on real estate. These partial interests in loans or notes are 

called "Note Participations." For example, you may decide to buy a $50,000 interest in a $300,000 loan 

secured by a second mortgage on a residential unit under construction in Northern Virginia. 

Our loans require the borrower to make a payment each month. Usually, the payment is interest only. The 

notes are generally due to be paid in full within 4-18 months of the date they are made. 

Whenever a monthly payment or final payoff is received, we process it, deduct any servicing or other 

required fees, and then deposit the remainder of the payment into each investor's JRM Funding account on 

a pro rata basis as a cash deposit. 

Investors may request cash withdrawals to their individual bank accounts when needed. Investors will often 

have the opportunity to roll over interest payments received into other note investments. 

Investors choose the individual notes in which they want to invest. 

RISKS 

Investing in these Note Participations carries risks. You could lose some or all of your investment. Please 

ask us about our historical performance before investing. As of 9/16/2024, all loans originated through the 

program since it began in 2017 had paid off in full with all interest due. Past performance is not a 

guarantee of future success. 
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RISKS, CONTINUED 

Specific risk considerations include, but are not limited to: 

• The borrower is unable to complete any required property improvements on time and/or on budget due 

to the borrower's own abilities and willingness, or due to external factors. 

• The borrower is unable to execute any other planned strategy to exit the loan. 

• The collateral value is, or becomes, insufficient to secure the loan. 

• The costs of the foreclosure process and the net proceeds from the forced sale of any collateral may be 

insufficient to pay off the loan in full. 

• Acts of God or collateral damage occur for which insurance does not provide sufficient coverage. 

RISK: RELIANCE ON JRM FUNDING / SERVICER 

Your investment will be managed by JRM Funding LLC. Its principal is Ernest Robert Musseman. 

Investors will have no decision-making authority in the servicing and handling of the loans. Investors are 

completely reliant on the skill of the servicer, which will have complete authority over the selection and 

funding of notes, the handling of payments, and collection activities when required. 

JRM Funding LLC may choose to invest in Participations alongside investors from time to time, but is not 

required to do so. 

JRM Funding LLC does not and will not guarantee any return to investors on their 

investments. 
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II.    GENERAL INVESTMENT TERMS AND PROCESS 

THE INFORMATION CONTAINED HEREIN SUMMARIZES SOME OF THE KEY TERMS OF THE MASTER 

PARTICIPATION AGREEMENT YOU WILL SIGN. IT DOES NOT AUGMENT OR SUPERSEDE THE DETAILED 

TERMS IN THAT AGREEMENT. IN THE EVENT OF ANY CONFLICT, THE FORMAL AGREEMENT GOVERNS. 

JRM Funding LLC and the prospective Participant contemplate entering into an agreement under which the 

Participant purchases a partial interest in a Note from JRM Funding LLC and/or one or more other Note 

investors. This document summarizes certain key provisions and considerations so the Participant is better 

informed about some of the mechanics. 

PURCHASE PRICE 

The Participant will remit funds to purchase the agreed interest amount. JRM Funding LLC will invoice the 

Participant for: 

1. The principal amount of the desired investment. 

2. Plus accrued interest due to date on the amount purchased by the Participant but not yet received from 

the borrower. Accrued interest is calculated based on a 360-day year with twelve 30-day months, 

regardless of the interest calculation method of the underlying Note. 
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INVESTMENT INCOME 

• Interest Income: As a partial owner of the Note, the Participant will be entitled to a pro rata share of 

all interest income received on the Note from the date of the Participation Purchase, net of the 

servicing fee charged by JRM Funding LLC. 

• Default Interest Income: If JRM Funding LLC, at its discretion, declares the Note in default and 

increases the rate to the default interest rate charged to the borrower, or to some other higher rate, the 

Participant will be entitled to a pro rata share of all default interest income received on the Note from 

the date of the rate change, net of the default servicing fee charged by JRM Funding LLC. 

• Extension and Other Fee Income on Notes Serviced: If the terms of the Note are extended or 

modified during servicing by JRM Funding LLC, at its sole discretion, JRM Funding LLC, as servicer, will 

be entitled to retain some or all post-closing fees charged to the borrower, or as otherwise specified in 

the Participation Agreement. 

RETURN OF INVESTMENT: TIMING AND DISTRIBUTION OF FUNDS 

• Note remittances are distributed to Participants monthly for all remittances received from the borrower 

before the applicable distribution date. 

• If a loan maturity date is extended by JRM Funding LLC, at its sole discretion, investors will likely 

experience a delay in the timing and return of funds plus interest. Construction and permitting delays 

may result in extensions of 1-3 months or more from time to time. 
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RETURN OF INVESTMENT, CONTINUED 

• If the borrower defaults and/or JRM Funding LLC incurs additional expenses collecting on the debt, and 

the principal is not repaid in full, investors are likely to experience a delay in the return of their 

investment and may receive less than the full value of their investment. 

• JRM Funding LLC may, at its sole discretion, repurchase in full any interest held by any investor. 

• JRM Funding LLC may, at its discretion, agree to buy back Participation interests or facilitate the sale of 

Participation interests, in part or in whole, at the request of an investor while the Note is still 

outstanding. JRM Funding LLC, at its sole discretion, may charge a fee of generally no less than 1.00% 

of the repurchase amount to accommodate a request for early repurchase of Participation interests. 

JRM FUNDING SERVICING AUTHORITY 

JRM Funding LLC will customarily service the Notes and retains absolute and sole discretion regarding 

collections and servicing decisions and matters. 

JRM Funding LLC will charge a servicing fee expressed as a percentage of interest received. This fee is 

deducted from the Note interest rate paid by the borrower before interest is distributed to Participants and 

is disclosed in the Participation Agreement. 

The servicing fee and net interest payable to the Participant will be indicated in the agreement terms. 

If the Note goes into default, both the borrower's Note rate and the servicing fee will likely be increased. 

NOTICE REGARDING CASH FUNDS HELD IN INVESTOR ACCOUNTS 
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CASH FUNDS HELD IN INVESTOR ACCOUNTS 

Cash balances in investor accounts are held in a JRM Funding LLC aggregated, non-interest-bearing escrow 

demand account at an FDIC-insured depository institution. 

JRM Funding LLC is not authorized to use these funds for any purpose other than investments or 

withdrawals as directed by the investor. 

JRM Funding LLC is not authorized to use these funds as collateral for any loans made to the company, its 

principals, any related parties, or any other persons. 

Individual investor account balances are tracked and updated by two independent systems. The primary 

system is backed up each evening. 

Deposits are handled by ACH, wire, and check. Withdrawals are most commonly handled by ACH, but other 

methods may be used when needed. 

Investors pay any fees required by their own bank to deposit or withdraw funds to or from their JRM 

Funding investor accounts. 

JRM Funding LLC pays fees charged by its bank to remit funds to an investor by ACH or check. JRM Funding 

LLC reserves the right to deduct any fees its bank charges to wire funds to an investor. 

Thank you for your interest in JRM Funding Note Participation Investments. 

Please contact us if you have any questions. 


