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VIEW OF THE MARKET 
 

A PUBLICATION OF PARAMOUNT CAPITAL CORPORATION 

Volume XIV/ Issue 11 / November 15, 2022 

REAL ESTATE FOCUS 

Public and Private CRE Investment Examined 

Investing in CRE, as we have discussed here on VOM in many past 

issues, begins with a review of the Four Quadrants of CRE investment 

chart. The chart shows the various ways to invest in CRE from both 

the public and private markets and in debt and/or equity. Large 

institutional and high-net-worth investors have historically invested in 

CRE through direct ownership programs including limited partnership 

funds, joint ventures, and commingled real estate ventures. Individual 

investors, without the financial wherewithal of the institutions, have 

preferred to invest in public CRE through listed REITs and real estate 

operating companies like the brokerage firms and developers.  

 

Many of the larger institutional real estate investors have chosen to 

invest in both the public and private CRE markets as a way to reduce 

risk, lower asset correlations, meet asset allocation goals, provide for a 

hedge against inflation, diversify their multi-asset portfolios and earn 

attractive risk-adjusted returns. Most private real estate investors seek 

CRE as a way to earn higher risk-adjusted returns, asset 

diversification, tax advantages and as a hedge against inflation. 

 

Private CRE investment offers a mixture of investment strategies, 

including; core investments, core-plus, value-added, opportunistic, 

distressed and development. All of these strategies have different risk and return profiles depending on the 

investor’s appetite. The major drawback of private CRE investment is its illiquidity, especially during periods of 

rising interest rates and tight credit markets. Public real estate equities provide a complementary investment 

profile with high liquidity and over 170 listed property companies to choose from. The valuation of public 
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REITs and operating companies swing from being overvalued with high net asset values, especially during 

times of low-interest rates and high job growth and to undervalued with low NAVs, especially right now with 

rising interest rates and a slowing economy. Both private and public real estate investments have something for 

every investor as shown in the chart below. 

 

Private Real Estate Investment Public Real Estate Investment 

1. Extensive range of investment strategies and 

structures 

1. Extensive pool of entities with exposure to 

all types of CRE assets 

2. Steady returns with low volatility 2. High liquidity with ease of sale or exit 

3. Potential inflation hedge, depending on the 

lease structures 

3. Potential inflation hedge, depending on the 

lease structures 

4. Management and property performance are 

key to solid returns 

4. Management and property performance are 

key to solid returns 

5. Low or negative correlation with other asset 

classes 

5. 70% correlation with small-cap stocks like 

the Russell 2000 Index 

6. Tax benefits from depreciation and the limited 

partnership structure 

6. Tax efficient structure with no income 

taxation at the REIT level, but dividends taxed 

at capital gain rates 

7. Direct exposure to real estate fundamentals 7. Follows real estate fundamentals over the 

long term 

8. Direct control and management  8. Direct control and management 

9. Less regulation and investor protections 9. Greater regulation and tax compliance 

  

Other Comparisons 

1. Low liquidity 1. High liquidity 

2. Low volatility 2. High volatility 

3. Low transparency 3. High transparency 

4. Low regulatory framework 4. High regulatory framework 

5. Use of high leverage to enhance equity returns 5. Use of moderate leverage 

6. High fees and expenses 6. Low fees and expenses 

7. Valuations can lag the market 7. Stock prices may trade at a premium or 

discount to NAV and are marked-to-market 

daily 
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8. Cash distributions are mostly nontaxable (they 

reduce basis partnership basis) 

8. Dividends taxed at capital gain rates 

9. High investment minimums and accredited 

investor requirements 

9. Ease of investment with small stock 

purchases 

10. Many sponsors are asset gatherers, not real 

estate investors 

10. Management teams dedicated to increasing 

dividend and stock price 

  

 

 
The Revaluation of Private CRE  

The federal reserve has increased the federal funds rate to 3.75% from zero percent in March of this year. This 

has been the fastest rise in the fund's rate ever and has begun to impact the CRE market. The public REIT stocks 

have already corrected with the FTSE-NAREIT All Equity Index down 27.93% through September 2022. 

Higher interest rates and a slower economy have revalued public REIT prices but not private commercial real 

estate values. Rising risk-free rates, increase the weighted average cost of capital and when a company’s free 

cash flow is discounted at this higher cost of capital, the value of the company and its stock declines. The 

private CRE market is at a standstill and there are few transactions due to the large and widening bid-ask spread 

of property values. Therefore, private CRE values have not been corrected in line with the public REITs, and it 

may take another nine months to a year for these values to reprice lower. 

 

The 10-Year T-Bond rate has risen to 4.20% from less than 2.00% in March 2022. With this higher risk-free 

rate, an average cap rate can be calculated from the cap rate formula, which is; the risk-free rate based on the 

10-Year Treasury of 4.20% plus a risk premium of 6.00% less the growth in rents of 3.0% or a cap rate of 

7.20%. This is a general cap rate and needs to be further adjusted for the property type and location. However, a 

minimum cap rate for even the booming industrial market should be 5.0%-7.0% and not the 3.0% to 5.0% 

currently in the market and for apartments, cap rates should rise to 5.50% to 7.50%, versus 4.0% to 6.0% 

currently in the market. 

 

Whenever there is a downward price valuation in real estate or any private asset, the sellers are usually behind 

the curve as there is not a public market to mark the asset to market on a daily basis like a public REIT. Many 

sellers still believe their new credit tenant leased industrial property and Class A apartment they bought at a 

3.5% cap rate a few years ago, can be sold at the same return. A seller will typically put a property on the 

market at the 3.50% cap rate, but all potential buyers will be offering a price based on a higher return of 6.0% or 

7.0%. This will be sticker shock to the seller. The seller will in many cases, take the property off the market, in 
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anticipation of the good old days of sub-4 % cap rates returning, and continue to own and manage the property. 

We doubt those days will return anytime soon. The good news with higher cap rates is for buyers of CRE. There 

are currently more than $200 billion in private real estate funds in the U.S. looking for deals. These buyers will 

enjoy the opportunity to finally buy good real estate at a reasonable risk-adjusted cap rate. 
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An Update on the Apartment Market 
 

The booming apartment market is beginning to slow down with rent increases down or flattening and vacancy 

rising. The average national asking rent per Yardi Matrix was $1,718 per month in September, which is up 9.4% 

YoY, however, that is down 1.5% from the prior month. The national occupancy rate stayed steady at 95.9%. 

 

The markets with the highest and lowest YoY rent growth through September 2022 are shown in the table 

below: 

 

Market YoY Rent Growth 

Highest Increases:  

Miami Metro 20.8% 

Orlando 18.8% 

Raleigh 16.1% 

Charlotte 16.0% 

Tampa 15.7% 

  

Lowest Increases:  

Reno 2.8% 

San Francisco 3.7% 

Twin Cities 5.2% 

Washington D.C.  5.9% 

Chicago 6.3% 

  
There has been record construction of multi-family units around the country. As of August 2022, 621,000 new 
apartment units have been started with 318,000 completed through August and 401,000 completed in 2021. The 
new construction is at a whopping cost of $100.5 billion or over $161,000 per unit.  

Due to higher interest rates and a slowing economy, we here at VOM expect rents to continue to decline with 
some of the biggest drops occurring in the hottest markets in Florida, Texas, and Nevada. 
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Get Your Copy of Three Great CRE Books by Our Editor, Joseph Ori 

The editor of this newsletter, Joseph Ori, is pleased to offer his three CRE books for sale, “The Fifty 

Commandments of Commercial Real Estate Investment” Edition I and II and “Commercial Real Estate 

Investment for Pros (and Dummies Too!).” All books are available on Amazon and other book outlets in Kindle, 

and soft and hardcover from $8.99 to $24.99. 

 

Both editions of The Fifty Commandments of Commercial Real Estate Investment compile the choice pieces of 

advice Mr. Ori has amassed over 35 years in the CRE industry. Mr. Ori lists essential dos and don’ts, mistakes, 

and successful strategies with a mixture of critical analysis and a keen sense of satirical humor, reinforced by 

his encyclopedic knowledge of the commercial real estate environment. Mr. Ori covers all areas of the industry. 

Commercial real estate investment, finance, development, capital markets, and management tactics are all given 

his full attention, as are leasing, financial analysis, and institutional investments. He applies his commandments 

to all property types, including apartments, office buildings, shopping centers, industrial warehouses, lodging 

properties, and senior housing. 

 

Commercial Real Estate Investment for Pros (and Dummies Too!) discusses the history, the various financial 

players, legal and financial structures, property types, modern portfolio theory and the financial metrics of 

commercial real estate investment and the commercial real estate industry. The book includes numerous charts 

and analyses of the industry and a step-by-step breakdown of the commercial real estate analysis and investment 

process. The book is perfect reading for the experienced real estate pro and also understandable to the real estate 

novice or someone new to the industry. 

 



Strategy and Insight for the Commercial Real Estate Industry 

 

Page | 7  
For a Subscription to this letter see 
www.paramountcapitalcorp.com 

Copyright © Paramount Capital Corporation 2022 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Strategy and Insight for the Commercial Real Estate Industry 

 

Page | 8  
For a Subscription to this letter see 
www.paramountcapitalcorp.com 

Copyright © Paramount Capital Corporation 2022 

CRE Financing Rates  
 

Loan Type Mortgage Rate Maximum 

Amortization 

Term  

(years) 

Maximum LTV 

Permanent Loans 6.55%-9.17%+ 30 10  75% 

Conduit-CMBS 6.69%-7.93%+ 30 10  75% 

Bridge Loans 8.55%-17.55%+ Interest Only 1-3 90% 

Construction Loans 7.75%-12.75%+ Interest Only 1-4 75% 

Insurance Co. Loans 6.17%-8.24%+ 30 10 70% 

Fannie Mae/Freddie Mac 5.27%-6.00%+ 30 10 80% 

 

Commercial Loan Index Rates 

Prime Rate 7.00% 

30 Day LIBOR 3.85% 

90 Day LIBOR 4.55% 

30 Day SOFR (secured overnight funding rate) 3.80% 

1 Year Swap 5.26% 

10 Year Swap 4.19% 

5 Year Treasury 4.33% 

10 Year Treasury 4.17% 

Federal Funds Rate 3.75% 

 

Short-term interest rates have increased substantially with the 30-day LIBOR rate up to 3.85% from .51% in 

April 2022 and longer-term treasury rates have also increased with the 10-Year treasury at 4.17%. This is due to 

the Fed increasing the federal funds rate to 3.75% last week, with another increase of .50% planned in 

December. As shown above, the entire term structure of interest rates is rising substantially with higher rates to 

come courtesy of the Federal Reserve. The above financing rates and data are courtesy of Paramount Capital 

Corporation and feel free to contact Joseph Ori, Executive Managing Director, Paramount Capital Corporation, 

jjo@paramountcapitalcorp.com, for your real estate capital needs. 
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CRE Deal Focus 

 
CRE Deals of the Month 
 

Purchaser/ 

Sponsor 

Seller Property/ 

Deal 

Price Description 

KKR and 

Mack Real 

Estate Group 

Post Brothers Presidential City, 

Philadelphia, PA 

$357M A 520-unit apartment 

complex built in the 

1950s. 

Oxford 

Properties 

Ionis 

Pharmaceuticals 

Office Campus, 

Carlsbad, CA 

$258M A sale-leaseback with 

Ionis Pharma for the 

250,000-square-foot 

life science property. 

99c LLC Vanbarton 

Group 

175 Water St., NY, 

NY 

$252M A fully vacant office 

building with 

684,500 square feet. 
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Union 

Investment 

Real Estate 

GmbH and 

Metzler Real 

Estate 

Advisors 

Harvest 

Properties and 

Invesco 

Advisors 

Office Building, 

Sunnyvale, CA 

$222M A 540,000-square-

foot office building 

fully leased to 

LinkedIn. 

Vesper 

Holdings 

Nelson Partners 

Student 

Housing 

Sol y Luna 

Apartments, Tucson, 

AZ 

$203M A 340-unit student 

housing property. 

Nuveen Real 

Estate 

Clarion Partners La Mirada 

Distribution Center, 

La Mirada, CA 

$151M A 337,125 square 

foot industrial 

property built in 

1997. 

Stream Realty 

Partners 

AEW Capital 

Management 

and Strategic 

Real Estate 

Partners 

Coastal Commerce 

Center I, Garden 

City, GA 

$113M A two-building 

industrial property 

with 826,250 square 

feet.  
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The Preiss Co.  Capstone 

Communities 

Valentine Commons, 

Raleigh, NC 

$103M A 277-unit student 

apartment complex.  

Lightstone Westcore 

Properties 

Commander 

Industrial Portfolio, 

Brookfield, CO 

$72M An 11-building, 

512,000 square foot 

property. 
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CORPORATE FINANCE FOCUS 

 
The Daily Drucker 

One of the most popular corporate thinkers and management consultants in the last one hundred years is Peter 

Drucker. He passed away in 2005 at 92 years old, but during his illustrious career, published over thirty-five 

books, and his corporate and management ideas have had a great impact on shaping the modern corporation and 

management science. For the next twenty-four issues of VOM, we will highlight some of his insights and 

motivations in corporate management, personnel, and the knowledge worker from one of his last books, The 

Daily Drucker.  

I. Integrity in Leadership 

The spirit of an organization is created at the top. The proof of the sincerity and seriousness of a management is 

uncompromising emphasis on integrity of character. This above all has to be symbolized in management’s 

people decisions. Character is not something one can fool people about. They may forgive a person for a great 

deal: incompetence, ignorance, insecurity, or bad managers, but they will not forgive a lack of integrity in that 

person. 

 

II. Identifying the Future 

The important thing is to identify the future that has already happened. The most important work of the 

executive is to identify the changes that have already happened and to develop a methodology for perceiving 

and analyzing these challenges.  

 

III. Abandonment 

There is nothing as difficult and as expensive, but also nothing as futile, as trying to keep a corpse from 

stinking. Effective executives know that they have to get many thinks done effectively. Without systematic and 

purposeful abandonment, an organization will be overtaken by events. It will squander its best resources on 

things it should never have been doing or should no longer do. As a result, it will lack the resources, especially 

capable people, needed to exploit the opportunities that arise.  

 

IV. Knowledge Workers: Asset not Cost 

Management’s duty is to preserve the assets of the institution in its core. Knowledge workers own the means of 

production. It is the knowledge between the ears. Because knowledge workers own their means of production, 

they are mobile. The organization needs knowledge workers more than they need the organization. Attract and 
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hold the highest-producing knowledge workers by treating them and their knowledge as the organizations most 

valuable assets.  

 
 
REIT Return Statistics 

Current REIT statistics for September 2022 per NAREIT and NCREIF are included in the table below. Please 

note the all-equity REIT return over 20 years. REITs have been one of the best-performing asset classes 

historically. 

 

 

Period All 

REITs 

All Equity 

REITs 

NCREIF 

NPI 

Levered 

Index  

(Q3-22) 

S&P 500 NASDAQ 

Composite 

9/2022  -28.34% -27.93% .35% -23.87% -32.00% 

1-Year -17.41% -16.27% 20.19% -15.47% -26.25% 

5-Year 3.48% 4.10% 9.32% 9.24% 11.25% 

10-Year 6.62% 6.99% 12.56% 11.70% 14.22% 

20-Year 8.71% 9.22% 11.88% 9.84% 11.63% 

Market 

Capitalization $1.22T $1.16T $281B NA NA 

Dividend 

Yield 4.39% 3.95% NA 1.72% NA 
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REIT Review 

Summary 
This REIT valuation is on the Federal Realty Investment Trust (“FRT”), a publicly-traded REIT that is engaged 

in the acquisition, ownership and management of neighborhood and community shopping centers and mixed-

use properties. FRT owns or has interests in 104 retail and mixed-use properties with 25.6 million square feet 

that are located on the West Coast, Arizona, Chicago, Miami, Washington D.C., and the East Coast.   
 

Property Information 
As of Q3-22, the occupancy rate was 94.3% and the Q3 YoY increase in rental income was 14.2%. The primary 

revenue streams are office and residential at (24% of annualized base rent), essential retail (23% of annualized 

base rent), and restaurants (15% of annualized base rent).  

 
Corporate Data                           

FRT is traded on the NYSE, is incorporated in Maryland, and is located in Bethesda, MD. FRT has 81.2 million 

common shares outstanding and a market capitalization of approximately $8.474 billion. FRT is rated Baa1 by 

Moody’s and BBB by Standard and Poor’s. FRT owns a 100% managing ownership interest in its UpReit 

partnership, Federal Realty OP LP.  

 

Development Projects 
FRT has several development projects underway at a total cost of approximately, $1.37 billion and includes 

retail, office, and residential units.  

 
Management 

Donald C. Wood, 61, CEO   

Don has been with Federal Realty since 1998, where he is a trustee and has served in positions from chief 

financial officer to chief operating officer to president before being named its chief executive in 2003. Prior to 

joining Federal, Don spent 8 years at New York-based ITT Corporation, where he served in various capacities, 

including deputy controller and chief financial officer of wholly owned subsidiary Caesars World, Inc. The first 

7 years of his career were spent at accounting firm Arthur Andersen, leaving in 1989 to work for client Donald 

Trump as the vice president of finance for the then newly acquired Trump Taj Mahal casino in Atlantic City, 

NJ. Don received his Bachelor of Science degree from Montclair State College in 1982, where he graduated 

with honors and subsequently received his CPA from the state of New Jersey. He is a past chair of the National 

Association of Real Estate Investment Trusts (NAREIT), has served as a member of the executive committee of 

the International Council of Shopping Centers (ICSC), and on the board of Quality Care Properties 
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(NYSE:QCP), a Maryland healthcare REIT. He is also a member of the U.S. Capital Chapter of the World 

President’s Organization (WPO) and was previously named “Entrepreneur of the Year in Real Estate” by 

professional services firm Ernst and Young. 

 

Ownership 
Top Institutional Holders Shares (000’s) % 

Vanguard Group, Inc.  12,235 15.12 

State Street Corporation 8,464 10.46 

Blackrock, Inc.  7,314 9.04 

Capital Research Global Investors 4,143 5.12 

JP Morgan Chase & Co.  3,648 4.51 

 

Ownership Breakdown 

% Of Shares Held by All Insiders and 5% Owners .87 

% Of Shares Held by Institutional & Mutual Fund Owners 95.97 

Number of Institutions Holding Shares 606 

All amounts above per Yahoo Finance 

 
 
Financial Analysis and Valuation 
Select financial data for FRT per the Q3-22 10Q and supplemental information. 

(In millions where applicable) 

Financial Data Amounts 

Real Estate Assets, Gross  $10,005 

Total Assets $8,217 

Property Debt (at various fixed and floating rates of interest) $4,296 

Stockholders’ Equity $2,981 

Revenue  $794 
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Net Income (Loss) $263 

Cash Flow from Operations $409 

Unsecured Credit Facility ($1.25B with $267M used) $983 

Market Capitalization $8,474 

Property Debt to:  

     Gross Real Estate Assets           43% 

     Market Capitalization 51% 

     Enterprise Value 33% 

Dividend and Yield ($4.32/sh.) 4.11% 

Shares Sold Short (in millions per Yahoo Finance) 2,160 

 

Valuation Methodology  

Q3-22 Real Estate Revenue  $794 

Q3-22 Real Estate Operating Expenses (excluding depreciation, amortization, interest 

expense, impairment charges plus G&A expenses) 299 

Q3-22 Net Operating Income  $495 

Annualized Proforma Net Operating Income at 102% $673 

Projected Average Cap Rate  7.0% 

Projected Value of Real Estate Assets $9,614 

Add: Net Operating Working Capital (at book value and excluding goodwill) (2) 

         Investment in Partnerships (at book value) 122 

         Construction in Progress (at book value) 681 
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Total Projected Value of the Assets of the Company $10,415 

Less: Total Debt Per Above (4,296) 

          Series C Preferred Stock (at liquidation value of $25,000/sh.) (150) 

          Series 1 Convertible Preferred Stock (at liquidation value of $25/sh.)  (9) 

Projected Net Asset Value of the Company $5,960 

Common Shares Outstanding, 81.2M   

Projected NAV Per Share $73 

Market Price Per Share on 11/15/22 $103 

Premium (Discount) to NAV 41%  

 
Financial Metrics 
The gross real estate assets, property debt, revenues, net income, funds from operations, return on invested 

capital, dividend coverage, and dividends per share for FRT for the years 2017 through Q3-22 are shown in the 

table below: 

 

(Millions except dividend and 
per share amounts) 2017 2018 2019 2020 2021 Q3-22 

Gross Real Estate Assets $7,635 $7,819 $8,298 $8,582 $9,422 $10,005 

Property Debt $3,283 $3,228 $3,355 $4,290 $4,046 $4,296 

Revenues $857 $915 $935 $835 $951 $794 

Net Income (Loss) $287 $233 $345 $123 $253 $263 

Funds from Operations (FFO) $419 $461 $465 $333 $434 $380 

Return on Invested Capital (1) 9.8% 10.9% 9.5% 7.4% 8.9% NA 

Dividend Coverage (2) 1.41 1.45 1.99 .97 1.26 1.30 

Dividends Paid Per Share $3.96 $4.04 $4.14 $4.22 $4.26 $4.32(3) 
 

(1) This ratio is cash provided by operations plus interest expense divided by stockholder’s equity plus property 
debt and measures the return the REIT is earning on its invested capital.  
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(2) This ratio is funds from operations divided by common and preferred stock dividends and distributions to 
noncontrolling interests. 

(3) The dividend is currently $1.08 per quarter. 

The total return of FRT year to date and through five years is shown in the chart below per NAREIT: 

FRT Total Return 8/22 1-Yr 3-yr 5-Yr 

 -31.75% -20.53% -9.16% -2.62% 

 

As shown above, our net asset value per share for FRT is $73/sh., compared to a market price of $103/sh. 

Current average cap rates for retail and mixed-use properties per our industry experience and CBRE’s Cap Rate 

Survey are in the 6.0% to 8.0% range, depending on the location and tenancy of the properties. We have used an 

average cap rate of 7.0% due to FRT’s diversified portfolio of retail and mixed-use assets.  

 
Valuation Analysis 
FRT’s strengths, concerns and recommendations are as follows: 

 

Strengths:  

 An attractive dividend yield of 4.11%. 

 A low debt-to-enterprise value of 33%. 

 A high return on invested capital.   

 An investment grade credit rating. 

 

Concerns: 

 REIT prices will decline if interest rates increase. 

 FRT is trading at a 41% premium to our NAV. 

 The majority of FRTs portfolio is concentrated in high tax and slower growth urban areas. 

 

Recommendation: 

FRT is trading at a 41% premium to our NAV, and we are not recommending the purchase of the stock, due to 

the high stock price and the negative effects of rising interest rates.   

 

A five-year price chart for FRT is shown below: 
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REIT FOCUS REVIEWS IN PRIOR ISSUES OF VOM ARE AS FOLLOWS: 

1. WP Carey, November 15, 2020 

2. Equity Residential, December 15, 2020 

3. Douglas Emmett, Inc., January 15, 2021 

4. Boston Properties, Inc., February 15, 2021 

5. Spirit Realty Capital, Inc., March 15, 2021 

6. Duke Realty Corporation, April 15, 2021 

7. Essex Property Trust, Inc., May 15, 2021 

8. AvalonBay Communities, Inc., June 15, 2021 

9. Brixmor Property Group, Inc., July 15, 2021 

 

 
 

10. Cousins Properties, Inc., August 15, 2021 

11. Mid-America Apartments, Inc., September 15, 2021 

12. VEREIT, Inc., October 15, 2021 

13. Spirit Realty Capital, Inc, November 15, 2021 

14. First Industrial Realty Trust, Inc., December 15, 2021 

15. Camden Property Trust, Inc., January 15, 2022 

16. Healthcare Trust of America, Inc., February 15, 2022 

18. Simon Property Group, Inc., March 15, 2022 

19. Brandywine Realty Trust, April 15, 2022 

21. Rexford Industrial Realty, Inc., May 15, 2022 

22. Host Hotels & Resorts, June 15, 2022 

23. The Macerich Company, July 15, 2022 

24. Hudson Pacific Properties, Inc., August 15, 2022 

25. Kilroy Realty Corporation, September 15, 2022 

26. Realty Income Corporation, October 15, 2022 
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General Publication Information and Terms of Use 

View of the Market is published by Paramount Capital Corporation at 

www.paramountcapitalcorp.com and edited by Joseph Ori, Executive Managing Director. The use of this 

newsletter and its content is governed by the Terms of Use as described herein. This newsletter is not an offer to 

sell or the solicitation of an offer to buy any security in any jurisdiction where such an offer or solicitation 

would be illegal. This newsletter is distributed for informational purposes only and should not be construed as 

investment advice or a recommendation to sell or buy any security or other investment or undertake any 

investment strategy. It does not constitute a general or personal recommendation or tang the investment 
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