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Geneva Lakes Funding, LLC 
 

One Page Summary of Private Mortgage Funding Initiative 
 

TARGET:  INVESTOR FUNDS TO BE USED FOR THE DIRECT PLACEMENT OF PRIVATE MONEY LOANS TO BE SECURED 
BY INVESTMENT REAL ESTATE AT CONSERVATIVE LTV’S (LOAN-TO-VALUE).  THE SECURITY AND ROI OF INVESTOR 
FUNDS SHALL BE MAXIMIZED BY: 

 
 Rigorously underwriting the collateral, credit, capacity and character of the borrowers; 
 Filtering through out large flow of incoming leads for only the most profitable and safest deals; * 
 Writing loans at no greater than 65% of “quick-sale” value of the collateral, ** 
 Lending at high interest rates for short terms – generally 12%+ interest rate for 6-18 months; * 
 Securing all loans by first liens in the form of a mortgage or deed of trust. 
 

OVERVIEW:  There has always been a need for private mortgages; however, we are witnessing an unparalleled time in the real 
estate marketplace.  With foreclosures returning back to normal and lending rates still low, investors are searching in increasingly 
more creative ways for investment properties.  There is a shortage of properties on the market and increasing competition for good, 
profitable fix and flips or fix and holds and more and more people are entering the real estate investing world for the first time.  With 
traditional bank and mortgage broker financing unavailable to these types properties, there remains a need for private mortgages.   

 
GENEVA LAKES FUNDING, LLC (hereinafter “The Company”) is perfectly positioned to take advantage of the opportunities 
presented in this market.  The principals are seasoned veterans of the real estate marketplace, having owned and worked in 
mortgage, investment and Realty companies, and having been for years on the frontlines of the real estate battlefield finding 
investment opportunities and assisting with the private mortgage process.  Additionally, the Company has implemented successful 
internet, email and referral marketing strategies that have already created substantial private mortgage deal flow.   

 
The Company is positioned to fund a larger number of deals, thereby creating substantial lending opportunities and the potential for 
outstanding rates of returns for investors. *  The Company will offer investors the opportunity to directly invest in private mortgage 
notes (direct-placement versus a traditional “mortgage pool” which the Company does not currently offer). 

 
Lending opportunities will be filtered through our initial screening and underwriting process.  Initial documentation will include a credit 
file, application and preliminary appraisal/valuation.  These opportunities will be presented to our investors for review and approval.  
With sufficient interest, the deal is fully underwritten and closed through the Company in compliance with our and out investor’s 
underwriting guidelines.  The closed file is serviced by the Company.  Each investor fully or partially funds each deal, depending on 
his or her own capacity and comfort with the deal.   

 
FINANCIAL: No minimum investment is required.  Although no guarantee of return can be given, a 8%-10% annualized rate of 
return on capital can usually be accomplished with this type of investment vehicle, with a return of funds in 6-18 months.  Return 
may sometimes be enhanced through the use or prepayment premiums and high default interest rates.   

 
See attached pages for more specifics regarding nature of investment, risks and loan processes.  All loans shall be secured by a 
deed of trust or mortgage on real estate with a minimum of 35% quick-sale equity. ** 
 
STATUS:  The Company is currently receiving more leads than it is able to fund.  Because of our years of experience, the marketing 
efforts underway, and our ability to underwrite, place, close and service deals with no further training, we can ramp-up operations 
with minimal effort or additions to staff. 
 
ACTION:  The Principals of The Company would like to talk to meet with interested investors to answer any questions and place 
private money / private mortgage deals for funding.  Additional information may be obtained at genevalakesfunding.com 
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IMPORTANT DISCLOSURE AND DISCLAIMER  
 
Geneva Lakes Funding, LLC offers services related to the brokering and servicing of private mortgage 
loans.  The information contained in this packet is for informational purposes only and is not presented 
as investment advice or recommendation of any particular security, investment or strategy.  Nothing 
in this material should be construed as a solicitation or offer, or recommendation, to acquire any 
interest in a private mortgage loan, a private mortgage loan fund, or to engage in any other 
transaction, and the content herein does not, and should not be considered to, constitute an offer of 
securities to any person in any jurisdiction. No statements herein constitute an offer to sell or a 
solicitation of an offer to buy in any jurisdiction in which such offer to sell or solicitation of an offer to 
buy would be unlawful.  
 
Statements made herein Shall, under no circumstances, imply that the information contained herein 
is correct as of any time other than the date set forth hereof.  
 
Prospective investors are not to construe the contents of this material or any other documents 
delivered to the investor as investment, legal, business, accounting or tax advice.  Each prospective 
investor should consult his or her own attorney, business, investment or tax advisor as to such matters 
related to private mortgage loans/investments.  Each Investor must conduct and rely on his or her 
own evaluation of our Company, the borrowers and/or the underlying collateral, including the merits 
and risks involved in our Company's valuation and underwriting process, in making an investment 
decision.  
 
We cannot forecast with certainty the size of any return, and investors may experience declines in 
the value of their private mortgage investment and/or the underlying collateral for any private 
mortgage loan funded. Any investment will involve a high degree of risk.  Private mortgage money 
lending is only appropriate for investors who have the financial means to bear the possible loss of 
their entire investment.  
 
All of the statements made herein are based on information projected to the best of the Company’s 
knowledge, or sources believed by the Company to be reliable.  No warranties or representations are 
made as to the accuracy of such information, statements, estimates or implications, and we do not 
guarantee the accuracy of such, and take no responsibility for any errors or omissions of such, or 
accept any liability whatsoever for any loss arising from any use or reliance on the information, 
statements, opinions, estimates, projections and other materials contained herein whether relied upon 
by the recipient or user or any other third party.  Past performance is not necessarily a guide to the 
future performance of an investment.  
 
Prospective investors should be aware that any information contained herein is subject to change 
without notice. Additional information is available by contacting us at (262) 222-6400.  
 
The Company is currently not subject to the reporting requirements of the Securities Exchange Act 
of 1934, as amended and, therefore, does not file reports, proxy statements or other financial 
information with the Securities and Exchange Commission. 
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Geneva Lakes Funding, LLC 
 

Private Mortgage Opportunities for Private Investors 
 
Are you like many others that have tried to build a retirement income by following conventional  
wisdom and investing the bulk of your nest-egg in the equities markets?  If so, it’s likely that your 
confidence has been shaken over these past many years.  You may have seen your portfolio 
struggling to keep up with inflation or, even worse, sliding backwards in value, thereby delaying 
retirement plans.  
 
For this reason, many investors are turning to alternative investments in hopes of turning their 
portfolios around.  Some have turned to actively investing in real estate because of the high yields it 
can create.  As profitable as this investing can be, many have found the ugly downside to real estate.  
Being a landlord, rehabber or wholesaler can be not only time-consuming, but also a money-drain if 
done improperly.  Many who venture into active real estate investing ultimately discover it is just 
another full-time job that carries a lot of liability with it – something many investors simply aren’t 
looking for.  
 
So, if active investing in real estate is not the answer, is there a way to passively invest in the lucrative 
real estate market, protect your estate, and realize tremendous growth in your portfolio?  
 
The answer is most definitely yes, and Geneva Lakes Funding, LLC welcomes retirees, near-
retirees, or anyone else who is interested in learning how to create double-digit interest rate returns 
in their portfolios. We offer our investors the opportunity to invest in high-yielding, passive vehicles 
backed by both real estate as well as the support and integrity of professionals dedicated to keeping 
investor money as safe as possible. *    
 
How do we do this for investors?  The answer in its most simple form:  we generate millions of dollars 
of private mortgage leads, carefully scrutinize them for what, in our opinion, are the safest and most 
profitable deals, and put our investor money to work by writing a private mortgage loan against the 
borrower and the borrower’s real estate.  
 
Private mortgage investing is not for everyone, and before any investor tries it, he or she must have 
a complete understanding of what type of investment this is, the risks of this type of investing, whether 
this type of investment is appropriate for him or her, and whether Geneva Lakes Funding, LLC is 
the best company to assist with this type of investing.  The following Q & A has been prepared to 
answer these questions.  If you have any further questions, please feel free to contact us at  
(262) 222-6400.  
 

WHAT EXACTLY ARE PRIVATE MORTGAGE MONEY LOANS? 
 

A private mortgage loan is a secured debt obligation that produces a regular, predictable income 
stream to the investor with all the security, protection and recourse that a mortgage lien can provide.  
To put it more simply, it is a short-term loan made to a real estate investor secured by the value of 
his/her real property as collateral for the loan.  Unlike stocks or other equity investments, the security 
in a private money loan is the actual bricks and mortar of the real estate, further backed by title and 
hazard insurance.  
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Many private mortgage loans are also secured by personal guarantees from the borrowers, adding 
another layer of protection for the investor.  You will hear many common terms when people 
discuss private mortgages:  Private money loans, private notes, trust deed investing, deed of trust 
notes, private mortgages, hard money loans, etc.  They all mean the same thing – a private lender 
is lending money against real estate and getting a promissory note and mortgage lien against the 
property and, usually, at a higher than average interest rate return.  
 

WHAT TYPE OF INTEREST RATE RETURNS CAN I EXPECT? 
 

Although Geneva Lakes Funding, LLC cannot offer or guarantee any particular rate, private money 
loans typically return anywhere from 8% - 14%+.  The note rate will be dependent on many factors 
including, but not limited to, note term, purpose of loan, loan-to-value, exit strategy of borrower, and 
quality of the property and borrower’s credit and resume.  Another factor will be whether you are 
lending “direct” or through a mortgage pool (GLF does not offer mortgage pool investing).  The 
interest rates to borrowers are generally “fixed” rather than floating. What do these higher interest 
rates mean for an investor over the course of 10 years?  The below chart will give you some idea of 
the dramatic differences between “standard” CD investing and private money lending:  
 

# of 
Years 

Initial $250,000 Investment Initial $500,000 Investment 

2.5% High 
Yield CD 

9% Private 
Money Loan Difference 

2.5% High 
Yield CD 

9% Private 
Money Loan Difference 

Year 1 $256,250  $272,500  $16,250  $512,000  $545,000  $33,000  
Year 3 $269,223  $326,482  $57,259  $538,445  $647,515  $109,070  
Year 5 $282,852  $387,894  $105,042  $565,704  $769,312  $203,608  
Year 7 $297,171  $460,856  $163,685  $594,343  $914,020  $319,677  
Year 10 $320,021  $596,822  $276,801  $640,042  $1,183,682  $543,640  

 
*  Note:  The above chart should not be construed as a guarantee of the performance of any 
particular investment.  For illustrative purposes only.  
 

 

WHY WOULD A BORROWER PAY SUCH A HIGH INTEREST RATES FOR A PRIVATE MONEY 
LOAN?  WHY WOULDN’T HE OR SHE JUST GO TO A BANK? 

 

This is a very common question among new investors to the private money lending world.  They 
can’t imagine why anyone in his or her right mind would accept such extreme loan terms to 
purchase or refinance real estate when there are hundreds, if not thousands, of banks ready, willing 
and able to lend money at 5-8%.  There are many answers to this question, but here are some of 
the primary reasons:  
 

1)  Time crunch – Timing is everything in real estate transactions.  Property investors are 
constantly on the hunt for good real estate deals, and in order to find that perfect deal, these 
investors use multiple marketing strategies such as newspaper, television or radio ads, 
internet leads, direct marketing, or bird-dogging.  The investor must go through many bad  

Interest Income Comparison Over 10 Years * 
High Yield 1 Yr CD @ 2.5% (Compounding 1x / Year) vs Private Money Loan @ 10% (Compounding 3x/yr) 

(CD Interest rate based upon Connexus CU high yield 1 year CD) 
(Private money yield based upon average note rate of GLF borrowers) 
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deals to find a good one.  Unfortunately, many of the most profitable deals come wrapped 
with a common theme – a motivated seller that must sell fast because he or she needs 
money quickly.  Thus, the property investor cannot wait for a conventional bank to perform 
underwriting.  Because of the high profit margins in the deal, the investor is more than willing 
to “share the wealth.”  Despite having good credit and the ability to borrower at lower interest 
rates, the investor recognizes that it is not the cost of the money that matters in these deals, 
but rather the timing and availability of the money.  Private mortgages fill that void - money is 
made available at lightning speed, thus allowing the property investor to get in and out of the 
deal quickly, profitably, and with little hassle.  

 
2) Banks hate unfinished properties – Most conventional lenders either will not lend on 

property that needs substantial work (and by that we mean more than paint and carpet), or 
will make it so difficult for the investor to borrow the money that the investor just gives  
up and goes to a marketplace better prepared to manage this type of loan – the private 
money markets.  Private money lenders are the best option in these cases because they 
understand rehab projects and are accustomed to managing construction escrows and 
property inspections.  And because most properties are local to the private mortgage lender, 
private money lenders are often best suited to protect the lender’s money in the event of 
default.  

 
3)  Borrowers need short-term lifelines – Some borrowers need short-term “bridge financing” 

to carry them through a difficult period, or sometimes it could be as simple as a borrower 
needing to use money to leverage into another hot real estate deal, but unable to secure 
bank financing because of negative credit marks, insufficient cash on-hand, etc.  If there is 
sufficient equity in the property and a proper exit strategy for the borrower, a private money 
loan is a perfect solution.  

 
BESIDES GREAT RETURNS, WHAT ARE SOME OTHER BENEFITS  

OF PRIVATE MONEY LENDING? 
 

Here are some of the primary benefits of private money lending:  
 
• Safety– We can never claim your money is safe in any investment, including private money loans.  
What we can say, however, is that, in our opinion, private money loans provide a strong level of 
protection because your investment is secured by a mortgage lien, which is further protected by a 
title insurance and hazard insurance policy.  Also, the amount of the loan will never be underwritten 
to be what is to be believed more than 65% of the “quick-sale” value of the property. ** This means 
that if the deal is underwritten correctly, there will always be equity in the property as a safety cushion 
in the event of default.   
 
• An Investment You Can Touch – This is an attractive feature for investors.  There seems to be an 
inherent sense of stability by relating to tangible assets such as land and buildings.  Obviously, values 
will always fluctuate, but are they as volatile as equities?  
 
•  Professional– The principals of Geneva Lakes Funding are seasoned real estate professionals and 
carefully screen other third-party vendors (such as appraisers, contractors, inspectors and real estate 
agents) to try to insure integrity in the transaction.  
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•  Completely Hands-Off - This can be a completely passive investment, leaving more quality time for 
you and your enjoyment. If you wish, you can leave the particulars of underwriting, closing and 
servicing of the loan to us. With this type of investment, you won’t have to worry about midnight calls 
from tenants or lie awake worrying about how your stocks are doing.   
 
•  Flexibility – You can choose when to invest and how much to invest.  Some of your flexibility will be 
determined by whether you will be “direct” lending or a “mortgage pool” investor (GLF does not offer 
mortgage pool investing at this time).  
 
•  It’s Fun -- People like the idea of being a bank which, in essence, is what you’re doing.  Why not 
make money in real estate lending like banks, do if you have the resources available to do it?  
 
•  Easy to Understand – You don’t need a PhD in puts, calls, options, candlestick charts, etc. to 
understand this investment model;  
 
•  Predictability – Your returns are not dependent on the whims or daily mood of the stock market.  
They are determined at the time the loan is written, so you don’t need to monitor charts or the daily 
news to know what your returns are going to be. 
 
•  Proven – This type of investing has been around longer than the stock market, longer than the 
United States – even longer than paper currency!  
 

WHAT TYPES OF DEALS WOULD I BE LENDING ON? 
 

Many conventional lenders are “pigeonholed” into specific lending criteria because they are often 
backed by Fannie Mae or other government sponsored entities.  This means they have to follow their 
guidelines in order to sell mortgages in the secondary lending market.  Fortunately, that is not the 
case for private money lenders.  In fact, this is one of the main reasons property investors like to use 
private money lenders.  Private money lenders can set their own common-sense underwriting 
standards and closing timelines, which can make the closing process much smoother and efficient 
for investors.  Of course, to be a successful private mortgage lender, you must understand how to 
properly underwrite loans to protect your monetary investment, which is where Geneva Lakes 
Funding can assist you.  
 
Generally, our loans, like most private money loans, are made to property investors or people who 
have investment property.  The property types are residential investment property or small 
commercial property in our local market.  We also lend on construction/rehab projects where loan 
proceeds are being used to enhance the value of the property.  Along with our investors, we carefully 
scrutinize the integrity of the borrower prior to making any lending commitment and determine a 
“quick-sale” value of the real estate through our network of appraisers and real estate agents 
(generally loans are 65% of “quick-sale value or lower). **  
 
We and/or our investors comprehensively underwrite each loan application based upon five main 
criteria:  1) credit; 2) collateral; 3) capacity (to make payments); 4) character; and 5) exit strategy.   
Although too detailed for this brochure, our team would be more than happy to discuss in detail the 
types of deals we fund and the rigorous underwriting process our borrowers go through in order to 
get a loan. 
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To give you an idea of the types of deals we lend on, here is a typical scenario:  
 
A local property rehabber finds a property from an estate where the heirs are out-of-state and don’t 
want to deal with the property and are willing to sell it for $115,000.00 as long as the deal can close 
in 2 weeks for cash.  The rehabber only has a portion of the cash and doesn’t have time to wait for 
an institutional lender to approve him.  He comes to us, a private money lender, and requests the 
remaining funds. We underwrite the deal and determine the following:  
 
Our appraiser determines the house is worth $100,000.00 “as-is” and needs about $50,000.00 of 
repair/rehab work.  After the work is done, the appraiser believes the property would be worth 
$250,000.00.  After initial underwriting (review of the 4 criteria listed above), we offer the rehabber a 
loan of $150,000.00 (60% of the ARV, or After-Repair-Value), of which $50,000 will be held in escrow 
to be used for construction as work progresses, according to our guidelines.  In other words, we would 
only fund $100,000.00 at the time of closing, and the rehabber would have to come up with the 
remaining funds to close, or about $20,000.00 +/-.  The remaining $50,000.00 would be given out in 
increments as the work progresses and the house is completed.  
 
There are many examples of loans that we have approved to fund – Give us a call to discuss these 
and other scenarios 
 

IF PRIVATE MONEY LENDING IS SO GREAT, WHY ISN’T EVERYONE DOING IT? 
 

This is a very common question when meeting with investors for the first time.  Here are some  
reasons:  
 

1.  It’s Too Good to Be True – Most people simply choose not to believe that an investment  
can yield this type of return with such little risk. *  We could stand on the street corner and give 
out $100 bills and most people would probably not believe it – they would want to know the 
“catch.”  No matter how good a deal, the majority of people just refuse to believe it.  

 
2.  Lack of Education – Some people that would normally have no problem entering into a private 

mortgage investment simply lack the education to make an informed decision on  
making this type of investment.  That is the purpose of Geneva Lakes Funding – to teach our  
investors, to the best of our ability, the right way to create private mortgages.  

 
3.  No Access to Deals – Let’s face it, if you’re not part of the real estate industry and have  

never dealt with investors, loans, titles, properties, etc. Not only would it be very uncomfortable 
for you to enter this arena, it would also be very difficult for you to actually find deal flow.  
Where would you get the leads?  How would you qualify the leads?  This represents a strong 
“barrier to entry” for most people and, thus, they never even try to get involved in private money 
lending.  Those who do figure it out, however, love it. 
 

4.  Insufficient Financial Resources – It takes a person with sufficient net worth to be able to  
handle lending in private mortgages.  Since most peoples’ resources are limited, this type  
of lending is limited. 
  

5.  Service Providers – Even if a person was willing to invest in private mortgages and had  
access to private mortgage leads, he or she may not have access to a professional, expert  
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team to handle the necessary underwriting, closing and servicing.  This is a relationship-based 
business, and these deals get done because of strong levels of trust between borrower, lender, 
attorney, closing agent and underwriting team.  This is at the heart of what Geneva Lakes 
Funding does.  We create trust relationships between all parties which, in turn, empower us to 
close loans in a seamless fashion for all parties.  
 

6.  Fear – Much of the fear of private money lending comes from either the “it’s too good to be  
true” syndrome, or the lack of education of the lender.  Usually, this fear goes away after 
meeting our team and getting through the first successful transaction.  

 
HOW SAFE ARE PRIVATE MONEY LOANS?  WHAT ARE THE RISKS? 

 

There are risks associated with any type of investing.  It is your job as an investor to weigh the risks 
and rewards of any particular type of investing and your individual goals before jumping in.  In our 
opinion, private money lending is the single safest investment strategy in the Country.   
 
Nevertheless, we believe it is imperative for us to explain to you, to the best of our ability, some  
of the negatives, or risks, associated with private money lending.   Only then can you make informed 
and intelligent investment decisions.  The list below is not comprehensive, and you should not rely on 
only this for full risk assessment, but here are some of the commonly known risks of private money / 
private mortgage lending:    
 

1.  The mortgage loans are high risk obligations.  Borrowers who are obligated under our private 
money mortgages, deeds of trust or real estate contracts may at times be persons who may 
not qualify for bank financing and can generally be regarded as higher risk borrowers.   
 
Additionally, private money underwriting standards and procedures are more lenient than 
conventional lenders.  This combination of factors creates an increased risk of default in 
payment of the obligations (which is why the value of the collateral is so important to the private 
money lender).  

 
2.  Investors may have difficulty protecting their rights as a secured lender. Properly prepared 

loan documents will enable investors to enforce their lending agreements with borrowers.  
 
However, the rights of borrowers and other secured lenders may limit the investors’ practical 
realization of those benefits. For example:  
 

•  Foreclosure is often subject to the delays of litigation and, although non-judicial  
foreclosure is generally quick, collateral may deteriorate and decrease in value during 
any delay in foreclosing on it.  
•  Any redemption rights in foreclosure proceedings can deter the sale of collateral  
and can, for practical purposes, require the lender to manage the property (at additional 
risk/expense).   
•  The lender may not be able to pursue deficiency judgments after foreclosing on the  
collateral.  
•  If a borrower files bankruptcy, it will delay foreclosure 
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3. Defaults on the mortgage loans may decrease revenue and increase costs 
   

Any failure of a borrower to repay a loan or interest on a loan will reduce revenue to 
the investor from the loan and the value of the loan as a whole. Also, in the event of a 
default, an investor may find it necessary to advance additional funds in order to protect 
his interest in the property. Examples of events which might require additional amounts 
include:  

 
•  Payment of costs due to foreclosure, including attorney fees and court costs.  
•  Payment of past due real estate taxes, water bills, ground rent or insurance.  
•  Payment for costs to maintain or improve property prior to a foreclosure sale.  
 

4. Most of the mortgage loans we make will have a balloon payment.   
 

Most private money loans offered through us have "balloon payments." There are no 
specific criteria used in evaluating the credit quality of borrowers for mortgage loans 
requiring balloon payments. Furthermore, a substantial period of time may elapse 
between the review of the financial statements of the borrower and the date when the 
balloon payment is due. As a result, there is no assurance that a borrower will have 
sufficient resources to make a balloon payment when due.  
 

5. The value of the property securing a mortgage loan cannot be assured.   
 

Investors will depend upon the real estate security to protect them.  Geneva Lakes 
Funding, along with the investors, depend upon the skill of independent appraisers and 
real estate agents to value the security underlying the mortgages we write. However, 
experience notwithstanding, they may make mistakes, or the value of the real estate 
may decrease due to subsequent events. As a result, there may be less security than 
anticipated at the time the loan was originally made. If there is less security and a 
default occurs, investors may not recover the full amount of their investment.  
 

6. Risks associated with the ownership and resale of foreclosed property.  
 

If an investor acquires ownership of real property, he or she will be subject to the risks 
inherent in the ownership of real property, including fluctuations in property values, 
environmental issues, third party liability for injury to visitors to the property, repair costs 
and maintenance fees, legal fees, property tax and insurance costs, low occupancy 
rates, operating expenses and variations in rental schedules.  
 

7. Defective title to a property could reduce the investors’ return on their investment.  
 

The title to the real property securing a mortgage loan purchased by investors may be 
defective.  While the investor’s interest in the real property will be insured by a title 
insurance policy, such policies do not insure against every possible defect of title, and 
such defects could adversely affect the market value of an investor's security. 
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8.  No guaranty by any government agency.  
 

Private mortgage loans are not insured or guaranteed by a federally owned or 
guaranteed mortgage agency. Consequently, the only recourse if there is a default 

   is to foreclose upon the mortgaged real property.  
 

HOW DOES GENEVA LAKES FUNDING MINIMIZE THESE INVESTMENT RISKS? 
 

Lending in the private mortgage world is serious business and at Geneva Lakes Funding, we treat  
it as such.  We recognize you are investing large chunks of your own capital, and we do our best  
to help protect it.  Of course, we could never make any representations that your money is  
“safe,” but we do use time-tested methods and precautions to minimize risk and protect investor  
capital as best we can.  This process starts with a thorough loan application and analysis of each  
loan, as well as the following where possible and practical:  
 
 Pulling credit and conducting financial due diligence to determine the realistic repayment  

ability of each borrower;  
 Establishing “quick-sale” value of the property through appraisal or BPO performed by a  

real estate professional; **  
 Performing a title search on the property and obtaining a lender’s title insurance policy;  
 Securing hazard insurance for each piece of collateral;  
 Securing a mortgage/deed of trust against all collateral;  
 Cross-collateralizing multiple properties (using other properties the borrower owns to secure 

the mortgage) owned by borrowers and assessing late fees and  
high default interest rates, all of which act as powerful disincentives for borrowers to make  
late payments or default on loan obligations;  

 Establishing interest reserves to ensure payment compliance during the loan term;  
 Establishing construction escrows with draw schedules on rehab loans to provide proper 

collateral coverage for lender’s funds;  
 Structuring loans to ensure no less than a 35% equity cushion for the lender; **  
 Using seasoned real estate professionals in generating mortgages or evaluating titles or 

property values;  
 Obtaining personal guarantees by borrowers;  

 
HOW CAN I PARTICIPATE IN PRIVATE MONEY LENDING? 

 

There are generally two ways to participate in private money lending.  One way is called “mortgage  
pool” investing, where you provide capital to be “pooled” with other investor money in a fund which 
is, in turn, used to finance private money loans.  The benefit of this type of investing is that your capital 
is well diversified across many loans.  In theory, this reduces risk.  On the other hand, you have little 
to no decision-making authority, as others are managing the fund, and you often do not know or 
understand the specific properties or borrowers you are involved with.   
 
Geneva Lakes Funding does not have a mortgage pool model.  We engage in the second type of 
investing, called “direct placement” or “direct lending.” With direct placement, you (individually or with 
other Investors) become the direct lender and note holder on each deal.  Under this model, Geneva 
Lakes Funding will broker your pre-screened deals and provide you with necessary underwriting, 
closing and servicing resources.  The upside to direct placement is the control and flexibility you have 
over your own funds.  Nobody can make investment decisions without your authority.  



All Rights Reserved:  Geneva Lakes Funding, LLC 
*No representation or warranty is made herein concerning the safety of investor funds.  No rate of return is guaranteed.  

**No representation or warranty is made herein concerning the value of any real estate or collateral used for any loan made by any investor.               13 

 
 

 Additionally, your funds are not controlled by a separate management team or in some unknown 
account.  Your funds go directly into a company escrow account then directly to title escrow to fund 
the deals and you have all the direct legal rights to the loan. One of the downsides to direct placement 
is the potential increased risk due to lack of diversification.  Unlike a mortgage pool, your funds are 
tied to one property.  Additionally, even though you choose to let us do all the underwriting, closing 
and servicing work, this type of investing may require a greater time commitment from you, as you 
will ultimately be a part of the loan decision.  For instance, you may have to, among other things:  
 

•  Review our underwriting and possibly conduct your own due diligence;  
•  Approve the terms and conditions of the loan;  
•  Review and approve the loan documents, title and hazard insurance policy;  

 
The above is a very brief explanation of how our model works.  There are other “pieces” to our direct 
placement model, and we recognize you probably have many questions.  Please contact one of our 
team members for a more complete explanation of our model.  

 
CAN I LEND OUT OF MY RETIREMENT PLAN SUCH AS IRA, 401K, ETC.? 

 

Absolutely! Geneva Lakes Funding strongly encourage and assist our investors to move funds  
into the hands of a competent self-directed IRA custodian who is familiar with private mortgage  
investing.  If done properly, any profits made in private money lending can be tax-deferred or tax-free, 
depending on the type of retirement plan you have. Describing the mechanics of using a self-directed 
IRA could take up an entire book, so if you’re interested in this type of investing, contact us  
and we can direct you to the proper custodians.   
 

HOW OFTEN WOULD I RECEIVE MY INTEREST PAYMENTS? 
HOW ARE INTEREST PAYMENTS CALCULATED? 

 

It depends.  Loan repayment schedules will be dictated by how the loan is initially set up by  
Geneva Lakes Funding, with your approval.  You may receive payments monthly or, sometimes, we  
require borrowers to make advanced interest payments at the time of closing, so you may not  
receive any monthly payments at all until the loan “balloons” and all the interest and principal are  
paid back.  Most loans are set up as simple “interest only” payments.  
 

WHY GENEVA LAKES FUNDING? 
 

As an investor, you have many questions to answer for yourself.  Which type of investment is right 
for me?  What are the pros and cons?  Which company should I do business with?  Thus far, we have 
hopefully helped you answer the first two questions.  As to the last question, we believe our company 
is uniquely positioned to help you make informed and intelligent decisions regarding the use of your 
funds for private money loans.  Here are just some of the reasons why:  
 

•  We know what we’re doing – we have a systematic approach to underwriting and servicing 
the loans we fund 
•  We’re seasoned real estate professionals with over 20 years of cumulative  
experience in underwriting, closing and/or servicing loans and real estate 
•  Our ownership consists of real estate and finance professionals, so our underwriting and 
closing process are efficient and effective 
•  We are also experienced real estate investors, so we understand rehab projects and  
know the potential pitfalls a real estate investor might encounter in any given transaction 
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•  We pre-screen hundreds of applications to find only the highest quality deals to provide to  
our investors  
•  We carefully scrutinize borrowers to insure they have realistic exit strategies and   repayment 
capabilities 
•  We offer direct lending, something many other private money companies don’t  
•  We lend only in our local market and personally inspect each property 
•  We have highly effective internet and traditional marketing strategies that bring us a huge  
volume of quality leads every day 
•  We have built a large network of top appraisers, contractors and real estate agents in our  
local market – priceless assets when engaging in private money deals 
•  We take our responsibility of defending our investors’ money seriously 
•  We invest our own money in private mortgage notes 
•  We have incredible customer service! 
 

Geneva Lakes Funding, LLC can provide you a full spectrum of services related to private / private 
money real estate transactions including loan placement, underwriting, title and closing, and loan 
document production and servicing.  
 
Our mission is to create multiple private mortgage investment vehicles for our investors, make the 
private money/private mortgage process as smooth and fast as possible for both our borrowers and 
private lenders, and maintain the highest level of integrity, accountability and professionalism.  
 

We look forward to answering your questions! 
 

HOW DO I GET STARTED WITH GENEVA LAKES FUNDING? 
    

By Phone:  
 

Tim Pagel: (262) 222-6400  
 

By Email:  
 

General email-- info@genevalakesfunding.com 
Tim Pagel – tim@genevalakesfunding.com 

 
On the web:  

www.genevalakesfunding.com  
 
 


