
YOUR FUTURE.  OUR MISSION.

ILS Growth Fund I LP
ILS Income Fund I LP



Discover funds proven to be a winning combination - designed to
grow and flourish in any market cycle. 

ILS GROWTH FUND I LP 

This fund invests in a combination of real estate notes that have a 
duration of up to 60 months and are generally written up to 75% 
of the value of the real estate collateral or less. The fund can also 
invest in undervalued properties that can be sold off at a profit. At 
this time in the real estate market cycle the fund is 100% invested 
in real estate notes, but we expect that to change when/if real 
estate prices drop significantly. We recognize that some investors 
will be comfortable with notes and not real property and vice versa, 
so we have a very short “lock up” period on the funds (12 months). 
We send out quarterly newsletters that spell out our thoughts on 
the market as well as any potential changes in investment strategy. 
This gives our investors the opportunity to decide to stay with us 
or move their capital elsewhere. At this time, we see no changes in 
strategy needed in the foreseeable future. 

ILS INCOME FUND I LP

This fund is the same as the Growth Fund in most ways except 
that it invests in real estate notes with an expected duration of 
24 months or more. The notes purchased by this fund fall into two 
categories - notes on rental properties that are primarily already 
fixed up and leased out and notes on owner-financed/owner-
occupied properties that are purchased at a discount to par. The real 
estate purchased in this fund will have an expected hold time of two 
years or more.

OUR WINNING APPROACH

ILS Growth Fund I LP and ILS 
Income Fund I LP utilize the 
experienced team that we’ve 
built at Investor Loan Source, 
that together has processed 

over 1,700 loans in the 
past eight years. Our team 

properly vets, processes, and 
services the highest quality 

bridge loans available.

* Our Funds are available to accredited investors only.



What is an accredited investor?

To claim accredited investor status, you must meet 
at least one of the definations provided by the SEC 
in rule 501(a) with the most common being:

• Have a net worth exceeding $1 million    
 individually or combined with a spouse   
 (excluding value of primary residence).
• Have earned income exceeding $200,000   
 ($300,000 if combined with a spouse)   
 during each of the last two calendar years. 
• The individual must also demonstrate    
 credibility he or she will at least maintain   
 these income thresholds during the current   
 year.

However, it’s important to note one specific rule 
about that last point. You must meet those income 
requirements based on the same method for all 
three years: single or joint.

Entities can also claim accredited investor 
status as well. 

The SEC defines accredited investors in Section 501 
under Regulation D. The following entities who can 
meet the requirements outlined in this document can 
claim accredited investor status.

• Banks
• Brokerage firms
• Employer-sponsored retirement plans
• Certain trusts
• Registered Investment Advisor (RIA) firms
• In certain situations, an individual can gain 

approval to buy unregistered securities if he or 
she can prove experience and education in the 
financial markets, particularly around unregistered 
securities.

For more information and a more detailed definition 
visit www.sec.gov.

The ILS Funds are great investments for individuals and 
institutional investors who are seeking a consistent high-yield 
return with low volatility and collateral protection. It is also 
suitable for investors who want passive income from regular 
distributions and those who would like to diversify their overall 
portfolio away from traditional investments like stocks, bonds 
and government debt. Because the funds invest in notes 
backed by real estate, investors driven by capital preservation 
are still able to enjoy returns more typical of riskier high yield 
assets.

WHO SHOULD INVEST IN THE FUNDS?

Invest in your future.



Looking at the real estate market today, we 
see prices reaching new highs in many cities 
and inventory very short, particularly in the 
affordable housing sector - homes priced at or 
below $250,000. This is our sweet spot at this 
time in single family lending. We are beginning to 
see some large volume real estate rehabbers and 
builders get in financial trouble and this has had 
a negative effect on many Mom and Pop private 
lenders. While some of this may be due to the 
COVID-19 pandemic, we were beginning to see the 
onset prior to the pandemic.

Unsophisticated lenders are always the first ones 
to take a beating when the market turns, and they 
serve as the proverbial “canary in the coal mine” 
for those of us with professional lending teams. 
As a result of what we see, we have already 
begun to adjust our lending guidelines to take a 
more defensive stance. We are still bullish on real 
estate lending in general, but believe that caution 
is warranted. Most rising markets take 3-4 times 
as long to peak as the corresponding down side. 
When the market shifts downward, it is often too 
late to adjust. 

OVERVIEW
OF THE 

MARKET
 

Current View as of 
January 1, 2022

 Residential



On the commercial side of the market, we see 
several contradicting stories. While apartments 
and self-storage are trading at what we believe are 
very high prices, retail space has some very real 
opportunities. As people move away from the big 
box stores, many of those structures are sitting 
empty, some of them for 10 years or more. 

We have found several commercial developers 
that buy that type of property at huge discounts 
to construction costs and then they repurpose 
the properties into things other than retail. 
These prospects have been highly profitable for 
the developers as well as for us as their primary 
lender.

Commercial



ILS Growth Fund I LP
Minimum Investment Amount: $50,000+
Subsequent Investment Amount: $5,000+
Management Fee: None
Performance Bonus: 20%
Distributions: Monthly option to either take distribution or roll into additional units thus increasing annual yield 
through compounding
Minimum Lock Up Period: 12 months (withdrawal available after one-year subscription with a 90-day notice)
Target: 10%+
Rate of return to Investors last 3 months: 10.49%*
Rate of return to investors last 6 months: 10.58%*
Rate of return to investors last 12 months: 10.92%*
*As of December 31, 2021

ILS Income Fund I LP 
Minimum Investment Amount: $50,000+
Subsequent Investment Amount: $5,000+
Management Fee: None
Performance Bonus: 20%
Distributions: Monthly option to either take distribution or roll into additional units thus increasing annual yield 
through compounding
Minimum Lock Up Period: 12 months
Target: 7%+
Rate of return to Investors last 3 months: 9.31%*
Rate of return to investors last 6 months: 9.20%*
Rate of return to investors last 12 months: 9.09%*
*As of December 31, 2021

OVERVIEW OF INVESTMENT TERMS



OUR MISSION
We developed a unique system that provides our managers the opportunity to take advantage of 
the best assets available at the time, with the goal of yielding the highest return at the lowest 
risk. This could include houses, apartments, commercial real estate assets or real estate notes.

WHAT WE INVEST IN
These funds are uniquely structured so we can invest in real estate lien notes secured by 

investment property with a maximum loan value of up to 75%. We can also invest in physical 
assets such as houses, apartment complexes and other commercial assets with either a 30% or 

more equity position or a 10% or better cap rate. Most private equity funds available to investors 
are limited to either notes or physical assets. Our unique design allows us to purchase assets 
when prices are low and sell when prices are high. We believe this will allow us to produce 

consistently high yields for our investors at any point in the market cycle while minimizing risk.

MISSION

UNIQUE

ATTENTIVE TO THE MARKET CYCLE

We invest by keeping a close watch on the market cycles. Real estate sales volumes and prices 
fluctuate greatly over time and different asset classes fluctuate at different times as well. 

KNOWLEDGE AND EXPERIENCE ARE KEY

Knowing the market cycles and having over two decades of experience and knowledge in them 
allows us to plan ahead and invest wisely.

ATTENTIVE

EXPERIENCED



We invest in different geographic areas, note types and asset 
classes providing multi-layered diversification. We take advantage 
of markets with bigger opportunities for financial gain to maximize 

the return on your investment.

MARKET DIVERSIFICATION



0

50000

100000

150000

200000

250000

300000

350000

400000

450000

 June 2014  June 2015  June 2016  June 2017  June 2018  June 2019  June 2020  June 2021

Median Single Family Home Sales Price

Texas Florida Virginia North Carolina Ohio

Existing Home Median Sales Price
 *Zillow Home Value Index



EXAMPLE BASED ON 8% RETURN ANNUALIZED FOR OVER 2 YEARS
Initial Investment $100,000

Investing with us allows for diversification using a two fund strategy. 
If you invest in both the ILS Growth Fund I LP and the ILS Income 
Fund I LP, both growth and income are represented, which builds 

wealth and financial stability.
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Ask us about our two fund strategy.

EXAMPLE BASED ON 12% RETURN ANNUALIZED FOR OVER 2 YEARS
Initial Investment $100,000
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EXAMPLE BASED ON 10% RETURN ANNUALIZED FOR OVER 2 YEARS
Initial Investment $100,000
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Research conducted by Preqin reveals that the alternatives industry 
will hold 17.6 Trillion dollars by the end of 2021, furthermore it was 
concluded that Private Equity and Private Debt will be the biggest 
drivers of growth, respectively increasing their assets by 16% and 

11% annually. 



Our primary focus and mission is maximizing the return on your investment while keeping risk exposure low. We are 
dedicated to this goal and steer away from wasteful and expensive marketing tactics. The ILS Growth Fund I LP and ILS 

Income Fund I LP were both created with a strong foundation based on knowledge, experience, awareness and simplicity. 
Come discover an investment experience that stays focused on you and your mission - 

growing your personal wealth.

Our management team has over three decades 
of real estate investing and lending experience 
in the residental, commercial, and multi-family 

sectors. Together, we have processed over 
1,700 real estate loans.

With experience comes knowledge. We have 
put stringent underwriting policies in place to 

protect our investments.

We’re always attentive to the market cycle and 
look at local and national housing markets to 
ensure opportunities and weaknesses in the 

market are not overlooked.

We like to keep our strategy fairly simple - buy 
low and sell high.

EXPERIENCE

KNOWLEDGE

AWARENESS

SIMPLICITY

YOUR INVESTMENT
IS IN GOOD HANDS.



                      

Q: How long has Investor Loan Source been managing funds?
A: The general partners of the fund have been managing note funds since 2014. The ILS Growth Fund I 
LP (fka ILS Short Term Fund I LP) and ILS Income Fund I LP (fka ILS Long Term Fund I LP) were created in 
2018 to allow investors to take advantage of the returns note funds offer.

Q: What is the minimum investment?
A: The minimum investment in both the ILS Growth Fund I LP and ILS Income Fund I LP is $50,000. 
Subsequent investments are also allowed at any time, at a minimum of $5,000.

Q: What is the initial lock-up period on this fund?
A: The initial lock-up period for both funds is one year. 

Q: How often do the funds payout?
A: Both funds pay out monthly.

Q: Can I compound my earnings?
A: Yes, you have the option to allow your funds to work twice as hard for you by compounding on a 
monthly basis.

Q: Do you pay a preferred rate of return?
A: A Preffered rate of return is an inducement to get an investor to put money in a fund. This inducement 
is sometimes necessary in a fund that does not produce predictable ongoing profits. For example, a fund 
that purchases distressed real estate may not see actual profitability for a year or two or more. In this case 
they may offer a preferred rate of return (Pref.) to entice investors to invest with them until the property is 
profitable and the fund sees positive returns. While there is absolutely NOTHING WRONG with this type of 
investment, our fund by design, has no need of a “pref” because we have interest income that in turn is paid 
out to investors monthly.

Q: Is this an open-ended fund?
A: Yes, this fund is open-ended, also known as an evergreen fund. We calculate Net Asset Value (NAV) 
on a semi-annual basis and allow investors to subscribe and redeem at the current share price.

Q: Is this a passive investment?
A: Yes, investing in the private fund is completely passive. When investing in a private fund, you are 
leveraging our management company’s experience in this business and participate in a diversified 
portfolio. Investors receive their monthly return by ACH.

Q: How often will I be updated about my investment?
A: Quarterly updates are sent and detail our thoughts on the market, as well as any potential changes in 
strategy being needed for the foreseeable future.

Q: Will I own a specific note?
A: If you invest, you become a part owner of the fund versus a specific note. Therefore, your capital is 
diversified across all the notes in the portfolio.

Q: Do I need to be an accredited investor to invest in the fund? 
A: Yes, you must be an accredited investor to invest in both the ILS Growth Fund I LP and ILS Income 
Fund I LP.

FREQUENTLY ASKED QUESTIONS (FAQ’S)



Investing in our funds allows for the most diversified portfolio  - notes,
office and commercial, single-family and self-storage.

Q: Can I invest with an IRA or 401K?
A: Yes, our funds allow investment through qualified retirement money. This must be done through a self-
directed IRA or 401K. If you don’t yet have a self-directed account, we can make introductions to several 
custodians that we have worked with.

Q: Do your funds generate UBIT?
A: Yes, our funds do use leverage in order to achieve higher returns for the investor, therefore will 
generate some UBIT for IRA accounts.

Q: How will investing in these funds affect my taxes?
A: Investors should consult with their trusted accountants and attorneys to ensure they understand all tax 
implications prior to investing. We will provide each investor with a K-1 form for tax purposes.



MEET THE 
MANAGERS

Growing up in Appalachia, Tom always knew he wanted to be a businessman. To him, it seemed like the 
only way to escape the generational poverty he saw all around him. Son of a coal miner, he did not attend 
college but instead choose to work his way up the corporate ladder in sales and management. Before long, 
he realized, he had developed a strong resume as a turnaround manager. Taking positions managing a 
company, store, or department that was not profitable and turning them profitable. After several of these 
positions, he had acquired the skills and knowledge to go on his own and started his own financial services 
firm. Acquiring 18 state and federal licenses and admissions covering life and health insurance, property and 
casualty insurance, mortgages, and securities sales, Tom and his wife built a business by helping families 
plan and implement efficient finance and investing strategies to enable them to reach their goals. 

In 2006 They decided to move their family and business from their small rural community in Ohio to the 
much larger market of Houston, TX. While this seemed like a fantastic opportunity, no one foresaw the 
financial crisis that crushed their business the following year. After losing everything they had worked for 
and saved, Tom decided to start a different type of business as a real estate professional. Starting with 
nothing, he acquired over 400 rental units in the next four years and has since bought and sold hundreds of 
houses and commercial properties.

In 2014 He partnered with Donald Sutton to Co-Found Investor Loan Source (ILS) and since that time ILS 
has closed over 1,700 loans for just over $350,000,000 in loan volume. In 2018 Donald and Tom launched 
The ILS Funds to grow their loan volume and allow other passive investors to pool their money and take 
part in the private lending systems and the team they had built. To date, the ILS funds have raised over 
$42,000,000 in investor capital and have produced solid returns throughout.

Tom and his wife of 20 years, Melissa, still reside in Texas and have four adult children and seven 
grandchildren. All their children or their children’s spouses work in the family business. In his spare time, 
Tom is an avid hunter and loves to make memories with the family on his exotic game ranch in central 
Texas. He also has a passion for teaching others how to build wealth through real estate and strongly 
believes that teaching is the best way to set the next generation up for success. Mr. Berry is the former host 
of a popular radio show, The Real Estate Rush Hour, and continues traveling all over the country to speak at 
various conventions and mastermind groups in addition to his duties as CEO of ILS.

For more information about Tom Berry visit www.tomberryrei.com.

Tom Berry, CEO



Donald was recruited, by a defense contractor, right out of Stephen F. Austin University where he 
graduated Magna Cum Laude and earned a degree in Applied Mathematics and Computer Science. For 
the next 5 years, he worked in satellite and missile science for multiple undisclosed US government 
agencies. Two of his most notable assignments were working on missile technology for the NORAD 
defense system’s “war games” and the satellite system that was used for troop location and movements 
for coalition forces during Operation Desert Storm. 

After his time with military defense agencies, Donald moved into the private sector as a software 
engineer working with companies such as Oracle, E-Systems Raytheon, Lockheed Martin, and EMC 
Greenplum. Over the next 26 years, he managed design teams creating system software for private sector 
companies and government agencies. It was during this time that he moved back to his hometown area 
and met his wife, Fredia, of now over 20 years. They have four children, the oldest of which, works in 
the family business.

While working in the corporate world, Donald started investing in rental homes, mobile home parks, and 
apartments as an alternative to the stock market. After a while, he found that passive investing as a 
private lender was more suited to his busy work and travel schedule. He now boasts more than 20 years 
in private lending. In 2014 he partnered with Tom Berry to Co-Found Investor Loan Source (ILS). Since 
that time ILS has closed over 1,700 loans for just over $350,000,000 in loan volume. In 2018 Donald 
and Tom launched The ILS Funds as a way to grow their loan volume and allow other passive investors to 
pool their money and take part in the private lending systems and the team they had built. To date, the 
ILS funds have raised over $35,000,000 in investor capital and have produced solid returns throughout.

Donald enjoys working with the local 4-H and FFA chapters in his spare time serving as project leader 
and mentor. His mission is to help others build their wealth and get the highest returns with minimal risk. 
Donald says success feels best when it is shared.

For more information about Donald Sutton visit www.ils.cash

Donald Sutton, CFO



Let’s talk about investment opportunities.
(979)541-1259

Email us for guidance and assistance.
invest@ils.cash

Ready to learn more?
www.dontbuystock.com

EMAIL

WEBSITE

Ready to take the next step towards building long-term wealth?
Our Investment Managers and team would love to assist you.

Why Invest in ILS Growth Fund I LP and ILS Income Fund I LP?

Diversity

Attentive to Market Cy-
cles & Conditions

Market Expertise


