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September 1, 2023 

 
 
Via Certified U.S. Mail, U.S. Mail & FedEx 
515 Valencia SPE, LLC 
299 Alhambra Circle, Suite 510 
Coral Gables, FL 33134 
 
Via Certified U.S. Mail, U.S. Mail & FedEx 
Romy K. Kapoor, as Registered Agent for 515 Valencia SPE, LLC 
299 Alhambra Circle, Suite 510 
Coral Gables, FL 33134 
 
Via Certified U.S. Mail, U.S. Mail, FedEx & Email (rkapoor@location.ventures) 
Rishi Kapoor 
7233 Los Pinos Blvd. 
Coral Gables, FL 33143 
 
Via Certified U.S. Mail, U.S. Mail, FedEx & Email (rkapoor@location.ventures) 
Rishi Kapoor 
2618 Trapp Avenue 
Coconut Grove, FL 33133 
 
Via Certified U.S. Mail, U.S. Mail, FedEx & Email (dmotha@location.ventures) 
Daniel J. Motha 
299 Alhambra Circle, Suite 510 
Coral Gables, FL 33134 
 
Via Certified U.S. Mail, U.S. Mail, FedEx & Email (dmotha@location.ventures) 
Daniel J. Motha 
3036 Center Street 
Miami, FL 33133 
 
RE: NOTICE OF DEFAULT UNDER LOAN DOCUMENTS; 

PRINCIPAL LOAN AMOUNT:  $3,750,000.00; 
SUBJECT PROPERTY: 515 Valencia Avenue, Coral Gables, FL 33134. 
 

Dear 515 Valencia SPE, LLC: 
 

This firm is counsel to RLC Funding LLC (“Lender”).  This letter shall serve as formal 
notice of the defaults under the loan documents identified below.    
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September 1, 2023 

 
 
Via Certified U.S. Mail, U.S. Mail, FedEx & Email (rkapoor@location.ventures) 
Rishi Kapoor 
7233 Los Pinos Blvd. 
Coral Gables, FL 33143 
 
Via Certified U.S. Mail, U.S. Mail, FedEx & Email (rkapoor@location.ventures) 
Rishi Kapoor 
2618 Trapp Avenue 
Coconut Grove, FL 33133 
 
Via Certified U.S. Mail, U.S. Mail, FedEx & Email (dmotha@location.ventures) 
Daniel J. Motha 
299 Alhambra Circle, Suite 510 
Coral Gables, FL 33134 
 
Via Certified U.S. Mail, U.S. Mail, FedEx & Email (dmotha@location.ventures) 
Daniel J. Motha 
3036 Center Street 
Miami, FL 33133 
 
RE: NOTICE OF BORROWER’S DEFAULT AND DEMAND TO CURE; 

PRINCIPAL LOAN AMOUNT:  $3,750,000.00; 
SUBJECT PROPERTY: 515 Valencia Avenue, Coral Gables, FL 33134. 
 

Dear Mr. Kapoor and Mr. Motha: 
 

This firm is counsel to RLC Funding LLC (“Lender”).  This letter shall serve as formal 
notice of the defaults under the loan documents identified below.    

 
 

A. Introduction. 
 

Reference is made to the following loan documents/ agreements by and between Lender 
and its predecessor 2EE LLC, as lender, and 515 Valencia SPE, LLC (“Borrower”), as borrower, 
and Rishi Kapoor and Daniel J. Motha (collectively, “Guarantors”), as guarantors: 

 
(1) Consolidated and Replacement Promissory Note (“2023 Consolidated and 

Replacement Note”); 
(2) Future Advance Promissory Note dated January 12, 2023 (“2023 Future Advance 

Note”); 
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4856-6827-1224, v. 1 

(3) Gap Promissory Note dated November 10, 2020 (“2020 Gap Note”); 
(4) Consolidated and Replacement Promissory Note dated November 10, 2020 (“2020 

Consolidated and Replacement Note”); 
(5) Notice of Future Advance, Future Advance Receipt and Mortgage and Loan 

Document Modification Agreement dated January 12, 2023 (“2023 Mortgage 
Modification Agreement”); 

(6) Amended and Restated Mortgage, Assignment of Leases and Rents, Security 
Agreement and Fixture Filing in favor of Altamar Financial Group LLC dated July 
3, 2019 (“First Amended and Restated Mortgage”); 

(7) Second Amended and Restated Mortgage, Assignment of Leases and Rents, 
Security Agreement and Fixture Filing dated November 10, 2020 (“Second 
Amended and Restated Mortgage”); 

(8) Loan Agreement dated November 10, 2020 (“Loan Agreement”); 
(9) Amendment to Loan Agreement dated November 5, 2021 (“Amendment to Loan 

Agreement”); 
(10) Subordination of Mortgage dated January 12, 2023 (“2023 Subordination of 

Mortgage”); 
(11) Assignment of Note, Mortgage and Other Loan Documents (2EE LLC, a Florida 

limited liability company to RLC Funding LLC, a Florida limited liability 
company) dated January 12, 2023 (“Assignment of Loan Documents”); 

(12) Assignment of Mortgage and Loan Documents recorded on November 20, 2020; 
(13) Assignment of Warranties and Other Contract Rights dated November 10, 2020; 
(14) UCC-1 Financing Statement recorded on November 20, 2020; 
(15) Assignment of Construction Contract dated November 10, 2020; 
(16) Assignment of Landscape Architectural Services Contract dated November 9, 

2020; 
(17) Assignment of Professional Engineering Services Associated with Civil/Site 

Development Contract dated November 9, 2020;  
(18) Assignment of Fire Protection and Life Safety Contract dated November 9, 2020; 
(19) Assignment of Interior Design Contract dated November 9, 2020; 
(20) Assignment of Building Envelope Consulting and Jobsite Inspection and Testing 

Contract dated November 9, 2020; 
(21) Assignment of Contracts, Documents, Intangibles and Other Rights as Collateral 

dated November 10, 2020; 
(22) Guaranty of Completion dated November 10, 2020 (“Guaranty of Completion”); 
(23) Assignment of Architectural Contract dated November 9, 2020; 
(24) Continuing and Unconditional Guaranty Agreement with Rishi Kapoor, dated 

November 10, 2020 (“Kapoor Personal Guaranty”); and, 
(25) Continuing and Unconditional Guaranty Agreement with Daniel J. Motha, dated 

November 10, 2020 (“Motha Personal Guaranty”) (together the Motha Personal 
Guaranty and the Kapoor Personal Guaranty are the “Personal Guaranties”). 

 
Collectively, these documents/agreements shall hereinafter be referred to as the “Loan 
Documents.” 
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The Loan Documents memorialize that certain commercial, secured loan in the principal 
amount of $3,750,000.00 (the “Loan”), secured by a first position mortgage on the above-
referenced real property (the “Property”).   
 
 This letter shall serve as formal notice to the Guarantors of the Borrower’s defaults 
under the Loan Documents, and formal demand to cure said defaults under the Personal 
Guaranties. 
 

B. Notice of Borrower’s Default and Demand to Cure. 
 

 Reference is made to my letter dated August 18, 2023 (“Notice of Default”), which  sets 
forth Borrower’s defaults under the Loan Documents.  You were provided a copy of the Notice of 
Default, and for ease of reference, an additional copy is enclosed herein. 
   

Demand is hereby made of Guarantors to cure all defaults referenced in the Notice of 
Default within the time frames provided therein.  Lender reserves the right, in the event that 
Borrower and/or Guarantors fail to timely cure said defaults, to take all permitted actions under 
the law and the Loan Documents to collect all sums due and owing under the Loan Documents, 
including, but not limited to, the initiation of legal proceedings.  
 

Sincerely, 
 

 
Jason R. Alderman 

 
JRA/cgp 
 
Encls. 
 
cc:   Kenneth Florio (kenneth@goodkindandflorio.com) 

Brian Goodkind (brian@goodkindandflorio.com) 
Jorge Chirinos (jchirinos@location.ventures) 
Robert Gutlohn (via email) 
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September 1, 2023 

 
 
Via Certified U.S. Mail, U.S. Mail & FedEx 
515 Valencia SPE, LLC 
299 Alhambra Circle, Suite 510 
Coral Gables, FL 33134 
 
Via Certified U.S. Mail, U.S. Mail & FedEx 
Romy K. Kapoor, as Registered Agent for 515 Valencia SPE, LLC 
299 Alhambra Circle, Suite 510 
Coral Gables, FL 33134 
 
Via Certified U.S. Mail, U.S. Mail, FedEx & Email (rkapoor@location.ventures) 
Rishi Kapoor 
7233 Los Pinos Blvd. 
Coral Gables, FL 33143 
 
Via Certified U.S. Mail, U.S. Mail, FedEx & Email (rkapoor@location.ventures) 
Rishi Kapoor 
2618 Trapp Avenue 
Coconut Grove, FL 33133 
 
Via Certified U.S. Mail, U.S. Mail, FedEx & Email (dmotha@location.ventures) 
Daniel J. Motha 
299 Alhambra Circle, Suite 510 
Coral Gables, FL 33134 
 
Via Certified U.S. Mail, U.S. Mail, FedEx & Email (dmotha@location.ventures) 
Daniel J. Motha 
3036 Center Street 
Miami, FL 33133 
 
RE: NOTICE OF DEFAULT UNDER LOAN DOCUMENTS; 

PRINCIPAL LOAN AMOUNT:  $3,750,000.00; 
SUBJECT PROPERTY: 515 Valencia Avenue, Coral Gables, FL 33134. 
 

Dear 515 Valencia SPE, LLC: 
 

This firm is counsel to RLC Funding LLC (“Lender”).  This letter shall serve as formal 
notice of the defaults under the loan documents identified below.    
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A. Introduction. 
 

Reference is made to the following loan documents/ agreements by and between Lender 
and its predecessor 2EE LLC, as lender, and 515 Valencia SPE, LLC (“Borrower”), as borrower, 
and Rishi Kapoor and Daniel J. Motha (collectively, “Guarantors”), as guarantors: 

 
(1) Consolidated and Replacement Promissory Note (“2023 Consolidated and 

Replacement Note”); 
(2) Future Advance Promissory Note dated January 12, 2023 (“2023 Future Advance 

Note”); 
(3) Gap Promissory Note dated November 10, 2020 (“2020 Gap Note”); 
(4) Consolidated and Replacement Promissory Note dated November 10, 2020 (“2020 

Consolidated and Replacement Note”); 
(5) Notice of Future Advance, Future Advance Receipt and Mortgage and Loan 

Document Modification Agreement dated January 12, 2023 (“2023 Mortgage 
Modification Agreement”); 

(6) Amended and Restated Mortgage, Assignment of Leases and Rents, Security 
Agreement and Fixture Filing in favor of Altamar Financial Group LLC dated July 
3, 2019 (“First Amended and Restated Mortgage”); 

(7) Second Amended and Restated Mortgage, Assignment of Leases and Rents, 
Security Agreement and Fixture Filing dated November 10, 2020 (“Second 
Amended and Restated Mortgage”); 

(8) Loan Agreement dated November 10, 2020 (“Loan Agreement”); 
(9) Amendment to Loan Agreement dated November 5, 2021 (“Amendment to Loan 

Agreement”); 
(10) Subordination of Mortgage dated January 12, 2023 (“2023 Subordination of 

Mortgage”); 
(11) Assignment of Note, Mortgage and Other Loan Documents (2EE LLC, a Florida 

limited liability company to RLC Funding LLC, a Florida limited liability 
company) dated January 12, 2023 (“Assignment of Loan Documents”); 

(12) Assignment of Mortgage and Loan Documents recorded on November 20, 2020; 
(13) Assignment of Warranties and Other Contract Rights dated November 10, 2020; 
(14) UCC-1 Financing Statement recorded on November 20, 2020; 
(15) Assignment of Construction Contract dated November 10, 2020; 
(16) Assignment of Landscape Architectural Services Contract dated November 9, 

2020; 
(17) Assignment of Professional Engineering Services Associated with Civil/Site 

Development Contract dated November 9, 2020;  
(18) Assignment of Fire Protection and Life Safety Contract dated November 9, 2020; 
(19) Assignment of Interior Design Contract dated November 9, 2020; 
(20) Assignment of Building Envelope Consulting and Jobsite Inspection and Testing 

Contract dated November 9, 2020; 
(21) Assignment of Contracts, Documents, Intangibles and Other Rights as Collateral 

dated November 10, 2020; 
(22) Guaranty of Completion dated November 10, 2020 (“Guaranty of Completion”); 
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(23) Assignment of Architectural Contract dated November 9, 2020; 
(24) Continuing and Unconditional Guaranty Agreement with Rishi Kapoor, dated 

November 10, 2020 (“Kapoor Personal Guaranty”); and, 
(25) Continuing and Unconditional Guaranty Agreement with Daniel J. Motha, dated 

November 10, 2020 (“Motha Personal Guaranty”) (together the Motha Personal 
Guaranty and the Kapoor Personal Guaranty are the “Personal Guaranties”). 

 
Collectively, these documents/agreements shall hereinafter be referred to as the “Loan 
Documents.” 
 

The Loan Documents memorialize that certain commercial, secured loan in the principal 
amount of $3,750,000.00 (the “Loan”), secured by a first position mortgage on the above-
referenced real property (the “Property”).   
 
 This letter shall serve as formal notice pursuant to Section 5.07 of the Second 
Amended and Restated Mortgage and under the 2023 Consolidated and Replacement Note.  
This letter shall also serve as formal notice to the Guarantors of the Borrower’s defaults 
identified herein. 
 

B. Default One- Non-Payment of Monthly Payment Obligation. 
 

 Under the Loan Documents, the Loan was set to mature on January 12, 2024.  The Loan 
Documents require Borrower to make monthly payments (“Monthly Payments”) on the Loan on 
the 12th day of each and every month, equal to all then accrued but unpaid interest.  Specifically, 
page 1 of the 2023 Consolidated and Replacement Note states: 
 

Commencing February 12, 2023, and on the 12th day of each and every 
month thereafter, through and including December 12, 2023, Maker shall 
make monthly payments of all accrued but unpaid interest hereunder based 
on an interest rate of ten percent (10%) per annum. . . 
 

(hereinafter, “Monthly Payment Obligation”).   
 

Borrower failed to make its obligated Monthly Payment Obligation, and continues with 
said failure thereunder.  Under the clear and unambiguous terms of the Loan Documents, said 
failure to make the Monthly Payment Obligations constitutes an “Event of Default” under the Loan 
Documents.  See 2023 Consolidated and Replacement Note at pp. 2 & 3; see also Second Amended 
and Restated Mortgage at § 4.01(a); Loan Agreement at § 12. 
 

Notice is hereby given that Lender declares Borrower in default under the Loan Documents 
for failing to make its Monthly Payment Obligation in breach of the aforementioned provisions of 
the Loan Documents (hereinafter, “Monthly Payment Default”).  Lender declares all unpaid 
indebtedness evidenced by the Loan Documents immediately due and payable based upon 
Borrower’s Monthly Payment Default.  Demand is hereby made that Borrower cure its Monthly 
Payment Default within ten (10) days of receipt of this Notice by paying the Loan balance, to-wit:  
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the principal loaned amount, together with unpaid default interest (the “Loan Balance”).  Lender 
reserves the right, in the event that Borrower fails to timely cure its Monthly Payment Default by 
paying in full the Loan Balance, to take all permitted actions under the law and the Loan 
Documents to collect the Loan Balance, including, but not limited to, the initiation of legal 
proceedings.   
 

C. Default Two- Violation of the Mortgage’s Non-Encumbrance Covenant.  
 

Paragraph 1.14 of the Second Amended and Restated Mortgage expressly provides that the 
Borrower shall not permit any liens or encumbrances on the Property.  Specifically, paragraph 1.14 
states- 
 

1.14 Liens.  Mortgagor will not permit any liens, encumbrances, 
mechanics’, laborer’s, statutory or other lien and charges upon the 
Mortgaged Property, and shall pay and promptly discharge, at Mortgagor’s 
cost and expense, all such liens, encumbrances and charges upon the 
Mortgaged Property or any part thereof or interest therein. . . 
 

 The Borrower has breached paragraph 1.14’s non-encumbrance covenant by permitting 
and allowing 25 known liens on the Property.  Specifically, these liens are:    
 
No. Lienor Instrument OR Book/ Page Rec. Date 

1.  J&P Tiles, Inc. Claim of Lien Bk 33752/ Pg 1628 06/16/23 
2.  DDA Engineers, P.A. Claim of Lien Bk 33776/ Pg 2575 07/03/23 
3.  Paramount Finishes, LLC Claim of Lien Bk 33776/ Pg 3948 07/03/23 
4.  Paragon Painting & 

Waterproofing, Inc. 
Claim of Lien Bk 33783/ Pg 631 07/07/23 

5.  Winmar Construction, Inc. Claim of Lien Bk 33783/ Pg 2919 07/07/23 
6.  Winmar Construction, Inc. Claim of Lien Bk 33783/ Pg 2921 07/07/23 
7.  Winmar Construction, Inc. Claim of Lien Bk 33783/ Pg 2923 07/07/23 
8.  Winmar Construction, Inc. Claim of Lien Bk 33783/ Pg 2925 07/07/23 
9.  Winmar Construction, Inc. Claim of Lien Bk 33783/ Pg 2929 07/07/23 
10.  Winmar Construction, Inc. Claim of Lien Bk 33787/ Pg 1995 07/11/23 
11.  Winmar Construction, Inc. Claim of Lien Bk 33787/ Pg 2001 07/11/23 
12.  Pronto Waste Service, Inc. Claim of Lien  Bk 33799/ Pg 4714 07/19/23 
13.  AWM Group, LLC Claim of Lien  Bk 33808/ Pg 1780 07/26/23 
14.  AM Studio Design, LLC Claim of Lien Bk 33808/ Pg 2790 07/26/23 
15.  AM Studio Design, LLC Claim of Lien  Bk 33808/ Pg 2791 07/26/23 
16.  Metropolitan Plumbing, 

Inc. 
Claim of Lien  Bk 33812/ Pg 1899 07/27/23 

17.  Metropolitan Plumbing, 
Inc. 

Claim of Lien  Bk 33812/ Pg 1901 07/27/23 

18.  Metropolitan Plumbing, 
Inc. 

Claim of Lien  Bk 33812/ Pg 1903 07/27/23 
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No. Lienor Instrument OR Book/ Page Rec. Date 

19.  Italkraft, LLC Claim of Lien Bk 33813/ Pg 4561 07/28/23 
20.  Italkraft, LLC Claim of Lien  Bk 33813/ Pg 4563 07/28/23 
21.  Italkraft, LLC Claim of Lien  Bk 33813/ Pg 4565 07/28/23 
22.  Italkraft, LLC Claim of Lien Bk 33813/ Pg 4669 07/28/23 
23.  Otis Elevator Company Claim of Lien Bk 33818/ Pg 2008 08/01/23 
24.  Paramount Finishes, LLC Notice of Lis 

Pendens 
Bk 33817/ Pg 4393 08/01/23 

25.  AWM Group LLC Claim of Lien Bk 33821/ Pg 380 08/02/23 
 
(collectively, the “Non-Permitted Liens”).  Copies of the Non-Permitted Liens are enclosed 
herewith as Composite Exhibit A.  Borrower’s breach of permitting and allowing the Non-
Permitted Liens to encumber title to the Property constitutes a separate and distinct Event of 
Default from the Monthly Payment Default set forth in Section B above.  
 

Notice is hereby given that Lender declares Borrower in additional default under the Loan 
Documents, including the Second Amended and Restated Mortgage, based on the encumbrance of 
the Non-Permitted Liens.  Demand is hereby made that Borrower cure said additional default 
within thirty (30) days from receipt of this Notice and provide proof thereof to Lender.  Lender 
reserves the right, in the event that Borrower fails to timely cure said default, to take all permitted 
actions under the law and the Loan Documents, including, but not limited to, the initiation of legal 
proceedings.  
 

D. Default Three- Failure to Meet Construction Obligation.  
 

The Loan Documents require Borrower to begin construction and installation of improvements 
on the Property, and prosecute such construction and installation with diligence and without 
interruption.  Specifically, Section 3(a) of the Loan Agreement states: 
 

3.  CONSTRUCTION AND INSTALLATION OF IMPROVEMENTS. 
 
(a)  Commencement and Completion.  Borrower shall begin construction 
and installation of the Improvements promptly following the effective 
date of this Agreement, and prosecute such construction and 
installation with diligence and dispatch and without interruption so that 
the Improvements are installed in and upon the Premises and substantially 
complete in accordance with the Plans on or before April 9, 2022, free and 
clear of all liens or claims for materials, labor, services, or other items 
furnished in the installation of the Improvements, in a good and 
workmanlike manner and in full compliance with all building, zoning, 
environmental, safety, health and other applicable local, state and federal 
laws, statutes, ordinances, rules and regulations.  In the event of any dispute 
between Lender and Borrower as to the interpretation of the Plans or 
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compliance of the Improvements therewith, the reasonable and good faith 
determination and judgment of Lender shall be binding and conclusive. 

   
(Emphasis supplied).  (Hereinafter, “Construction Obligation”). 
 

As of the date of this notice, construction on the Property has been ceased.  Borrower failed 
to meet its obligated Construction Obligation, and continues with said failure thereunder.  Under 
the clear and unambiguous terms of the Loan Documents, said failure to meet the Construction 
Obligation constitutes an “Event of Default” under the Loan Documents.  See Loan Agreement at 
§ 12; 2023 Consolidated and Replacement Note at p. 3; Second Amended and Restated Mortgage 
at § 4.01(b).  
 

Notice is hereby given that Lender declares Borrower in default under the Loan Documents 
for failing to meet its Construction Obligation in breach of the aforementioned provisions of the 
Loan Documents (hereinafter, “Construction Default”).  Demand is hereby made that Borrower 
cure its Construction Default within ten days (10) days of receipt of this Notice by recommencing 
construction on the Property in accordance with its Construction Obligation.  Lender reserves the 
right, in the event that Borrower fails to timely cure its Construction Default, to take all permitted 
actions under the law and the Loan Documents to accelerate and collect the loan balance, including, 
but not limited to, the initiation of legal proceedings.  
 

E. Default Four- Repudiation of the Loan Documents.  
 

On July 18, 2023, Borrower, by and through Mr. Kapoor, e-mailed Lender and advised that 
former judge Alan Fine had been hired and appointed as liquidating receiver to liquidate the real 
estate portfolio Borrower’s parent/affiliated entities, including the Property.  Such communication 
constitutes a repudiation of the Loan Documents.  The appointment of a liquidating receiver over 
Borrower/ the Property further constitutes an “Event of Default” under the Second Amended and 
Restated Mortgage.  See Second Amended and Restated Mortgage at § 4.01(c). 

 
Notice is hereby given that Lender declares Borrower in default under the Loan Documents 

for its repudiation of the Loan Documents.  Lender reserves the right to take all permitted actions 
under the law and the Loan Documents to accelerate and collect the loan balance, including, but 
not limited to, the initiation of legal proceedings.  
 

Sincerely, 
 

 
Jason R. Alderman 

 
JRA/cgp 
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Encls. 
 
cc:   Kenneth Florio (kenneth@goodkindandflorio.com) 

Brian Goodkind (brian@goodkindandflorio.com) 
Jorge Chirinos (jchirinos@location.ventures) 
Robert Gutlohn (via email) 
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EXHIBIT A 
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