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EXECUTIVE SUMMARY

Project Overview:

• Fully entitled, purpose-built student housing development site located one block from the University of California, Davis

campus

• The project was approved on 6/23/25 for the construction of a 5-story, 23,587 SF residential building with 20 units and 75
bedrooms on this 6,450SF site

• Unit configuration designedaround 3- and 4-bedroom units, eachbedroom with ensuitebath and shared commonareas

Entitlement & Development Status

• Project is fullyentitled; conditions of approval canbe found Approval Letter on the city of Davis website

• Approximately $150K of additional architectural and related soft costs are estimated to be required to complete the final

construction documents forsubmission to the City of Davisto obtain a building permit

• Per discussions with the City, final review and approval process is expected to take approximately 6-8 weeks following
submission of completed constructiondocuments

• Upon final approval, project can immediatelycommenceconstruction

• This is a link to the City of Daviswebsite where the full project history canbe viewed: Project History

SHC Loan & Ownership Background

• Silver Heights Capital originated a bridge loan secured by the property in the amount of $6,775,000 to support the
Sponsor’s planto entitle and construct the project

• Sponsor was ultimately unable to perform under the loan, resulting in a default and subsequent foreclosure proceedings
initiated by SHC

• Following the foreclosure and related bankruptcy process, SHC now owns the property together with the associated plans,

approvals, anddevelopment rights

• SHC is currently looking to sell the project to a qualified developer in order to recoup its outstanding loan principal of
(amount to be inserted here) and transition the project to constructionandcompletion

Market Overview

• UC Davis enrollment is approximately 40,000 students; analysts and local planner have estimated the market is short
several thousand beds, especially for graduate students

• Historically, the university housed a relativelylowpercentageof students on campus compared to other UC campuses

• Davis has strict growth controls and limited multifamily development, which constrains off-campus inventory

• Vacancy rates inDavis have often hovered near orbelow1%, versus a balanced rental market typicallyaround 5%

• Student rents have increased materially over the past decade due to undersupply
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https://documents.cityofdavis.org/Media/CommunityDevelopment/Documents/PDF/CDD/Planning/Downtown-Project-Applications/212%20University%20Avenue/2025-06-23%20Approval%20Letter_212%20University%20Ave.pdf
https://www.cityofdavis.org/city-hall/community-development-and-sustainability/212-university-avenue
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PROJECT VALUE

AS STABILIZED ANNUAL PER BED TOTAL ANNUAL

Gross Potential Rent ($1,344/bedroom/month) $16,133 $1,210,000

Effective Gross Income $16,000 $1,200,000

Operating Expense $5,467 $410,000

Net Operating Income $10,533 $790,000

SHC As-Stabilized Value @ 5.50% Cap Rate (Rounded) $14,300,000

LAND RESIDUAL VALUE/COST

Stabilized Value $14,300,000

Less: Hard & Soft Costs to Complete $7,000,000

Less: Financing Costs though Completion $2,000,000

Less: Entrepreneurial Incentive $1,350,000

SHC Land Residual Value $3,950,000

• SHC estimates the project’s as-stabilized value at approximately $14.3MM based on projected stabilized NOI of

approximately$790K capitalized at a 5.50% caprate

• Based on estimated total developmentcosts and required entrepreneurial incentive, SHC estimates the residual land value
as-entitled at approximately $3.95MM

• SHC obtained multiple third-party appraisals which concluded to similar as-is and as-stabilized valuation ranges; valuation

summaries canbe found inthe matrix below

VALUATION SOURCE AS-IS AS-STABILIZED DATE

SHC Underwritten Value $3,950,000 $14,300,000 May-26

Value Add Assets Appraisal $3,875,000 $15,780,000 Aug-25

BBG Appraisal $4,000,000 $16,000,000 Apr-24

Average $3,940,000 $15,360,000 -
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DISCLAIMER
• This memorandum (this "Memorandum") is being circulated on a confidential basis by Silver Heights Capital LLC (including its employees and affiliates,

"SHC") solely for informational purposes in relation to a potential transaction described herein and does not constitute an offer to buy or sell any

security, instrument, product, service or investment. Any distribution of this Memorandum to any person other than the recipient, in whole or in part,

or the reproduction of this Memorandum, or the divulgence of any of its contents (other than to the recipient’s attorneys, tax and financial advisers,

who will likewise be required to maintain the confidentiality of this Memorandum) is prohibited. Except as provided above, the recipient, by accepting

delivery of this Memorandum, agrees not to copy or reproduce this Memorandum for the recipient’s personal use or otherwise, and agrees to destroy

or return this Memorandum and all other attached or enclosed documents if requested by SHC.

• This Memorandum is not intended for public use or distribution. While all the information prepared in this Memorandum is believed to be accurate as

of the date hereof, neither SHC nor any of its affiliates makes any representation or warranty as to the completeness or accuracy of, nor can it accept
responsibility for, any of the information in this Memorandum, including errors. Each recipient must rely on its own independent examination of any

potential transaction described herein, including the merits and risks involved in such potential transaction. Recipients should not construe the

contents of this Memorandum as legal, tax, investment or other advice and should make their own inquiries and consult their own legal, financial or

tax advisors to determine the merits and risks of an investment in any potential transaction described herein. There is no intention to offer products

and services in countries or jurisdictions where such an offer would be unlawful under the relevant domestic law.

• Statements contained in this Memorandum (including those related to property valuations, loan to value ratios, current and future market conditions

and trends in respect thereof) that are not historical facts are based on current expectations, estimates, projections, targeted returns, illustrative

returns, opinions and/or beliefs of SHC and its personnel. Such statements and certain other information contained in this Memorandum constitute
“forward-looking statements”, which can be identified using forward- looking terminology such as “may”, “will”, “should”, “expect”, “anticipate”,

“target”, “project”, “estimate”, “intend”, “continue” or “believe”, or the negatives thereof or other variations thereon or comparable terminology. Due

to various risks and uncertainties, actual events or results of the performance of any transaction may differ materially from those reflected or

contemplated in such forward-looking statements.

• Forward-looking information is provided for illustrative purposes only and is not intended to serve as and must not be relied upon by any recipient as a

guarantee, assurance, prediction or definitive statement, representation or warranty of fact or probability. Actual events and circumstances are

difficult or impossible to predict and may differ from assumptions. No representation or wa rranty is made as to future performance of forward-looking

information. Use of words such as “generally”, “primarily” and similar words in relation to a matter mean that while that matter is expected in most
instances to be as described, alternative outcomes may arise. Many actual events and circumstances are beyond the control of SHC and its personnel.

There can be no assurance that any forward-looking information will be realized. SHC undertakes no obligation to update or revise any forward-

looking information, except as required by applicable law.
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