
UNITED STATES DISTRICT COURT 
SOUTHERN DISTRICT OF FLORIDA 

Case No. 26-CR-20073-MOORE/ELFENBEIN 

UNITED STATES OF AMERICA 

vs. 

RISHI KAPOOR, 

Defendant. 
______________ / 

FACTUAL PROFFER 

The Defendant, Ri shi Kapoor (hereinafte r referred to as the "Defendant"), his counse l, and 

the United States agree that, had this case proceeded to tria l, the United States wou ld have proven the 

fo llowing facts, among others, beyond a reasonab le doubt: 

Background on Location Ventures 

1. The Defendant was a resident of Miami-Dade County, Florida, in the Southern District 

of Florida. Location Ventures was a Miam i-based real estate company that purported to invest in the 

development of single-family homes, condominiums, and mi xed-use properti es, primarily in the 

Southern Distr ict of Florida. The Defendant was the chief execut ive officer of Location Ventures, a 

company incorporated in the State of F lorida, between approximately 20 16 and July 2023. 

2. Patriots United was a Florida company formed in 2017, with its principal place of 

business in Coral Gables, Florida. Patr iots United was owned by the Defendant, along with hi s family 

members and Chief F inancial Officer 1 of Location Ventures. The Defendant ' s ownersh ip interest in 

Location Ventures was through Patriots United. 

3. Location Ventures had numerous subsid iaries and affiliated proj ect level companies 
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(together, the "Location Ventures Projects"), one of which was Locati on Deve lopment LLC 

("Location Development"). The Defendant served as the manager over the Location Ventures 

Proj ects. The Location Ventures Projects paid the ir payroll through Location Development. 

4. Control ler 1 served as the controll er of Locati on Ventures from in or around February 

202 1 until approximate ly January 2024. 

5. The employees of Location Ventures and the Locati on Ventures Projects had company 

email accounts that were hosted by an email provider with servers outs ide the State of F lorida. 

6. Location Ventures and the Locati on Ventures Projects ra ised money from investors to 

deve lop the proj ects. Investors could invest at the Locati on Ventures level, the URB IN level, or in a 

spec ific project (or both). 

7. The Location Ventures operating agreement, signed by the Defendant and the 

investors, set hi s yearly "sa lary" at $300,000, with a max imum increase to $400,000 with board 

approval, and a ll owed the Defendant to receive profit from the sale of a Location Ventures Proj ect 

based on his equi ty investment in Locati on Ventures th rough Patriots United. 

8. The Defend ant so ld approximate ly 70 pre-constructi on condominiu m units to buyers 

through the foll owing Location Ventures Proj ects: Vill a Valencia, URBIN Miami Beach, and URBIN 

Grove. The condominium buyers made depos its towards the purchase of the units. The Florida 

Condominium Act mandated how deve lopers like the Defendant co uld use money co ll ected as 

depos its for condominiums befo re the constru cti on was substantia lly completed . The deve loper was 

only permitted to withdraw fund s " in excess" of 10 percent of the sa les price before the clos ing on 

the condominium "when the construction of improvements ha[d] begun" for "actual costs incurred 

by the development in the construction and deve lopment of the condo minium property . . . in whi ch 

the unit to be so ld is located." Fla. Stat. 7 18.202(3). "Actual costs" included: "expenditures for 
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demolition, s ite c learing, permit fees , impact fees , and utili ty reservation fees, as we ll as architectural , 

engineering, and survey ing fees that directly re late to constru ction and development of th e 

condomin ium property ." Id . The Florida Condominium Act furth er prov ided that: " no part of these 

fu nds may be used fo r sa laries, commiss ions, or expenses of sa lespersons; for adverti sing, marketing, 

or promotional purposes; or fo r loan fees and costs, pri ncipal and interes t on loans, attorn ey fees, 

accounting fees, or insurance costs ." Id. The Defendant agreed to fo llow the above prov isions of 

the Florida Condomini um Act in hi s agreements with Escrow Agent l and Escrow Agent 2. 

Background on the Internal Revenue Service ( "IRS ' ) and Payroll Taxes 

9. The Federa l Insurance Contri buti on Act ("FICA") required employers to w ithho ld 

Medi care and Socia l Security taxes from their employees ' wages . The Internal Revenue Code al so 

required employers to withhold federa l income taxes fro m their employees ' wages. Employers, who 

he ld these taxes in trust for the United States, were requi red to pay them over to the IRS on behalf of 

their ef!lp loyees. Co ll ecti vely, these withheld taxes are referred to as " trust fu nd taxes." An 

indi vid ual with the obli gation to co ll ect, acco unt for, and pay over withheld trust fu nd taxes to the 

government is ca lled a " responsible perso n." 

I 0. For emp loyers whose annual liab ility fo r trust fund taxes was greate r than $ 1,000, 

responsib le persons were requi red to report the employment taxes due fo r the employer on a Form 

94 1, Employer' s Quarterly Federa l Tax Return (" Form 94 1") on a quarte rly bas is. The Form 94 1 

was due at the end of the month fo ll owing the end of each ca lendar quarter and reported the tota l 

amount of wages and other compensat ion subj ect to withho lding, the to ta l amount of income tax 

withhe ld, the total amount of emp loyment taxes due, and the tota l tax depos its the employer made 

with the IRS. 

3 

Case 1:26-cr-20073-KMM   Document 47   Entered on FLSD Docket 05/18/2026   Page 3 of 10



Count I 0- Laundering the Proceeds of Wire Fraud 

11. The Defendant, th rough Locati on Ventures and the Location Ventures Projects, raised 

investor money through fraud , including by: I) false ly inflating the amount of hi s initial cap ita l 

contr ibutions in Location Ventures; 2) personall y misappropriating investo r money in excess of what 

he agreed to be paid in the operating agreements and concealing the misappropriations from investors 

on financia l records; 3) misus ing investor money for spec ifi ed Location Ventures Projects on other 

projects ; 4) misrepresenting to escrow agents that he was using excess IO percent deposits on 

permiss ible construction costs when he was not; 5) false ly representing to investors th at he was paying 

the payro ll taxes of hi s employees to the IRS; and 6) mi susing construction loans for URBIN Coconut 

Grove, Vi ll a Valencia, and Stewart Grove to buy out an in vestor who di scovered some parts of the 

fraud . The Defendant and other co-conspirators made many of these fa lse and mi sleading 

representations to investors via interstate wire, inc luding over company emai I accounts. 

12. For example, in 202 1 and 2022, the Defendant took more fro m Location Ventures and 

from the Location Ventures Projects than the amount he agreed to receive in the operati ng agreements 

without getting board or investor approval to do so, including the fo llowing specifi c transactions: 

a. In 202 1, Defendant took approximately $ 1.5 m illion that he was not authori zed to 

rece ive from a Location Ventures bank acco unt on approx imately August 3, 202 1; and 

b. In 2022, Defendant took approximate ly $ 1.328 milli on that he was not author ized to 

receive from a Location Ventures bank acco unt on approximate ly August 15, 2022. 

13. The Defendant concealed these unauthorized payments fro m investors. For example, 

on August I 0, 2022, Location Ventures received $ 1,259,887 from the sale of 800 Dixie. On August 

15, 2022, the Defendant email ed Chief Financial Officer I and Contro ll er I to send him $ 1.328 

milli on for a port ion of the "Orduna [aka 800 Dix ie] LY profit" , a "broker fee" on 1505 Ponce, and 
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several "equity fees" that were not al lowed by the corresponding operat ing agreement. After Location 

Ventures level investors asked about the ir expected di stributi ons fro m the sale of 800 Dix ie, the 

Defendant email ed a Locati on Ventures employee on December 15, 2022 a "general update" to 

prov ide to Location Ventures investors and to ld her to say "Orduna [aka 800 Dix ie] so ld but we are 

holding the cash to help support . . .. other projects." Defendant had a lready di str ibuted the cash to 

himself. 

r n addition, the Defendant instructed Chief Financia l Officer 1 and Con er I not to 

ation Ventures, 

on the Location rJ1lA-

15. 

eets prov ided to Locati on Ventures investors. (3 
The Defendant misapp ro priated the in vestor money to fund the fo ll owing 

expenditures: a 68 ' 2023 Princess motor yacht, a 2.8 carat platinu m ring with accompany ing go ld 

bands, and a $5.9 milli on home in Cocoplum . fn tota l, between 20 18 and 2023 , the Defendant 

rece ived over $6 million from Locati on Ventu res and th e Locati on Ventures Projects. For example, 

the Defendant transferred via Fedwire $820,559 from hi s personal account to a yacht dea ler fo r the 

purchase of hi s yacht (a transfer fund ed by proceeds of the wire fraud scheme) . 

16. On several occas ions, the Defendant fa lse ly represented to Escrow Agent I and 

Escrow Agent 2 that he would use th e re leased excess 10 percent deposits from URB fN Grove, 

URBIN Miam i Beach, and Villa Valencia in compli ance with the Florida Condomini um Act, and 

then used the excess 10 percent depos its contrary to that act, inc luding: 

a. Us ing excess IO percent depos its from URBIN Grove and Urbin Miam i Beach to pay 

the real estate commiss ions of Real Estate Broker 1; 
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b. Using excess IO percent deposits from URBIN Grove to pay himse lf $120,000 as a 

purported construction loan fee; 

c. Us ing excess IO percent deposits from URBIN Miami Beach to pay Pub I on Miami 

Beach to vacate the premises. 

17. In 2022, an investor (" Investor I") became concerned about the Defendant's 

management of the company and eventually detected aspects of the fraud , including misappropriation 

of in vestor fund s, and rai sed concerns with the Defendant directly. Inves tor I signed an agreement 

w ith the Defendant on behalf of Location Ventures and certai n Location Ventures Projects , in which 

the Defendant agreed to buy out Investor I ' s interest to be paid on installment plan. To finance the 

payments, the Defendant mi sused investor funds and constructi on loan proceeds related to the 

Location Ventures Projects. The Defendant paid approx imately $26.3 million back to this in vestor 

before he fell behind in the payments. 

18 . With the Defendant ' s knowledge and consent, Chief Financ ia l Officer I, and the ir co-

conspirators generated financia l statements and other documents, wh ich were provided to in vestors, 

that made it appear as though payrol l taxes had been paid even though they were not. 

l 9. As a result of th e Defendant's false and misleading statements to in vestors, Location 

Ventures and the Location Ventures Proj ects, the Defendant raised approximate ly $89,364,480.21 

from investors in Location Ventures and the Location Ventures Projects. In addition , the Defendant 

misused approximate ly $ 10,628,518.66 in excess 10 percent deposits for condominium owners for 

the UBRIN Miami Beach and URBIN Coconut Grove proj ects. The Location Ventures Rece ivership 

made distributions to the rece ivership estate as a result of the disposition of Location Ventures 

co llatera l. Additiona lly, Location Ventures and the Location Ventures Projects made di sbursements 

to se lect investors befo re the fraud had been detected by the victims. After facto ring in these 
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di stributions and di sbursements, a reasonable estimate of th e loss fro m the Defendant ' s investment 

fraud scheme is approximate ly $89 milli on. 

Count 13 - Conspiracy to Defraud the United States 

20. From in or aro und 20 l 7 th rough September 2023 , Location Ventu res and Location 

Ventures Projects, through Locati on Development, fail ed to pay over $ 1.3 million in payro ll tax 

funds. 

2 1. The Defendant and Chief Financia l Offi cer 1 were responsible persons, that is, they 

had the responsibility to collect, truthfull y account fo r on Forms 94 1, and pay over to the IRS on 

behalf of Location Ventures, trust fund taxes co ll ected from their employees. 

22. From the quarter ending on or about September 30, 20 17, through the quarter ending 

on or about December 3 1, 2022, Locati on Ventures and Locati on Ventures Proj ects withheld from 

the pay of the ir employees, and were obligated to remit to the IRS, over $ 1.3 mill ion in trust fund 

taxes and employer FICA contributions. 

23. From in or around August 2017 th ro ugh in or around September 2023 , the Defendant 

and hi s co-conspirators did not fi le with the IRS Forms 94 1 fo r Location Ventures, nor did they remi t 

any of the withheld trust fund taxes to the IRS. 

24. Additi onally, fo r tax years 2017 th ro ugh 2022, the Defendant and hi s co-conspi rators 

withhe ld , but did not account fo r Forms 94 1 or W-2, or rem it to the IRS, the trust fund taxes of over 

10 employees. The Defendant and hi s co-conspi rators therefore embezzled fund s from these employee 

victims. 

25. The Defendant and hi s co-conspi rato rs knew of Location Ventu res ' and Location 

Ventures Projects ' trust fund tax obligati ons, knew that Locati on Ventures were not in compliance 

with those obligations, and will fully fa il ed to tru thfull y account for and pay over to the IRS the 
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withhe ld trust fund taxes. 

a. First, the Defendant specifically knew that a company was ob li gated to 

withhold and remit employees ' trust fund taxes to the IRS because the 

Defendant wi thhe ld trust fund taxes from hi s emp loyees at a prior company he 

controlled before Location Ventures, fai led to remit those withheld taxes to the 

IRS, and was apprised of hi s fai lure to do so by the IRS; 

b. Second, the Defendant received email s from Controller 1 and Location 

Ventures ' Chief Operating Officer adv is ing the Defendant of the outstanding 

trust fund tax ob li gations and notifying him that Forms 941 were due to be 

fil ed w ith the IRS for Location Ventures and Location Ventures ' Projects ; 

c. Third , Location Ventures' trust fund tax li abilities accrued on the Location 

Development balance sheet in QuickBooks. The Defendant and Chief 

Financial Officer I knew the trust fund tax li abi liti es accrued in Quickbooks. 

Chief Financial Officer I, with Rishi Kapoor' s knowledge and direction, 

periodically created false entries in Quickbooks to make it appear as if 

Location Ventures had satisfied their trust fund tax liabiliti es, when in fact the 

Defendant knew that Location Ventures had not sat isfied such liabilities; 

d. Fourth, the Defendant represented to investors on income statements and 

balance sheets that Location Ventures and Location Ventures Projects had 

sat isfied their trust fund tax liabilities, when in fact the Defendant knew that 

Location Ventures and Location Ventures Projects had not satisfied such 

I iabil ities; 

e. Fifth , several Location Ventures employees had conversations w ith the 
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Defendant advis ing him that Locati on Ventures needed to remit trust fund 

taxes to the IRS. The Defendant responded th at they would reso lve the trust 

fund tax matter when th e IRS required them do so. 

26. Instead of pay ing over to th e IRS the tru st fund taxes that had been withhe ld from 

Locati on Ventures' and Locati on Ventures Projects' employee wages, th e Defendant and hi s co­

conspirators caused Location Ventures to spend corporate fund s to pay di scretionary expenses, 

inc luding: 

a. On or about August 3, 202 1, the Defend ant rece ived $1.5 milli on from 

Location Ventures, referring to it as certa in "fees" and a lso as a " bonus" by the 

Defendant in an email ; 

b. On or about August 15, 2022, the Defend ant rece ived $ 1.328 fo r purported 

fees and a return of capita l and partial profi t distributi on fro m the sale of the 

800 Dix ie proj ect; 

c. Severa l Location Ventures ' contractors and employees, inc luding the 

Defendant and Chief Financial Offi cer I , rece ived bonuses; and 

d. Commiss ions were paid to sales agents at a luxury real estate bro kerage. 

27. By July 2023 , investors in Locati on Ventures suspected that th e Defendant was 

m ismanag ing and misappropriating fund s fro m Location Ventures . [n July 2023 , Location Ventures 

hired Individual I , a form er judge with prior rece ivership experience, to manage Location Ventures. 

In September 2023, Indiv idual I fi led with the IRS Forms 941 fo r the qu arters ending September 30, 

20 17 through December 31, 2022, and remitted to the IRS the $ 1,376,598.32 in unpaid trust fund 

taxes and employer Fl CA contributions. 

28. To date, Locati on Ventu res has not paid more than $800,000 in late fees, penalties, 
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and interest relating to the unpaid and unremitted trust fund taxes for the quarters ending September 

30, 20 17 through December 3 1, 2022. 

29. Based upon the forego ing facts , which estab li sh all the e lements of the charges to 

which the Defendant is pleading gui lty, the Government wou ld prove the Defendant 's guilt at trial. 

Date• s\,s )-ze 

Date qiv~u 

r I 1,( '" L 
Date: ~ 

By: 

By: 

By: 

JASON A. REDfNG QUINONES 
UN !TED ST A TES ATTORNEY 

so~R ERN D: RICT OF FLORIDA 

ELI~ H YOUN: ~ .. 
DAYA NATHA 
ASS ISTANT UNITED STATES ATTORNEYS 

NALD SAMUEL 
J NE RASKIN 

RED SCHWARTZ 
CO SEL J OR RISHI KAPOOR 

l!M:OOR 
DEFE DANT 
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