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This Business Plan contains privileged and confidential information and unauthorized use of 
this information in any manner is strictly prohibited.  If you are not the intended recipient, 
please notify the sender immediately.  This Business Plan is for informational purposes and 
not intended to be a general solicitation or a securities offering of any kind.  The information 
contained herein is from sources believed to be reliable, however no representation by 
Sponsor(s), either expressed or implied, is made as to the accuracy of any information on this 
property and all investors should conduct their own research to determine the accuracy of 
any statements made.  An investment in this offering will be a speculative investment and 
subject to significant risks and therefore investors are encouraged to consult with their 
personal legal and tax advisors. Neither the Sponsor(s), nor their representatives, officers, 
employees, affiliates, sub-contractor or vendors provide tax, legal or investment advice. 
Nothing in this document is intended to be or should be construed as such advice. 

The SEC has not passed upon the merits of or given its approval to the securities, the terms 
of the offering, or the accuracy or completeness of any offering materials.  However, prior to 
making any decision to contribute capital, all investors must review and execute the Private 
Placement Memorandum and related offering documents.  The securities are subject to legal 
restrictions on transfer and resale and investors should not assume they will be able to resell 
their securities

Potential investors and other readers are also cautioned that these forward-looking state-
ments are predictions only based on current information, assumptions and expectations that 
are inherently subject to risks and uncertainties that could cause future events or results to 
differ materially from those set forth or implied by such forward looking statements.  These 
forward-looking statements can be identified by the use of forward-looking terminology, such 
as “may,” “will,” “seek,” “should,” “expect,” “anticipate,” “project, “estimate,” “intend,” “contin-
ue,” or “believe” or the negatives thereof or other variations thereon or comparable terminolo-
gy.  These forward-looking statements are only made as of the date of this executive 
summary and Sponsors undertake no obligation to publicly update such forward-looking 
statements to reflect subsequent events or circumstances.

Financial Disclaimer

This Business Plan further contains several future financial projections and forecasts.  These 
estimated projections are based on numerous assumptions and hypothetical scenarios and 
Sponsor(s) explicitly makes no representation or warranty of any kind with respect to any 
financial projection or forecast delivered in connection with the Offering or any of the 
assumptions underlying them.

This Business plan further contains performance data that represents past performances.  
Past performance does not guarantee future results.  Current performance may be lower or 
higher than the performance data that is presented.

All return examples that are provided are based on assumptions and expectations, in light of 
the current available information, industry trends and comparison to competitor’s financial.  
Therefore, actual performance may, and most likely will, substantially differ from these 
projections and no guarantee is presented or implied as to the accuracy of specific forecasts, 
projections or predictive statements contained in this Business Plan. The Sponsor further 
makes no representations or warranties that any investor will, or is likely to, achieve profits 
similar to those shown in the Pro-formas or other financial projections.

UNIVERSITY VILLAGE
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EXECUTIVE SUMMARY

PROPERTY 
DETAILS units

beds

year built

residential NRA (SF)

acres

average unit size (SF)

average rent / unit

average rent / bed

occupancy (as of Sept ‘21)

200

632

2007

203,040±

42.75

1,015

$2,130

$674

94.6%

SLIPPERY ROCK, PA 16057

1 Vineyard Circle

purchase price

price per unit

$40,600,000

$203,040



Investment summary

Physical Value-Add Upside
Current ownership has renovated 44 
beds of the 4x4 units leaving 588 beds 
left to be renovated; Currently garnering 
$45/bed premiums on renovated units 

Operational Upside Through 

Given SRU has normalized operations 
with in-person classes, the PBSH 
market surrounding Slippery Rock is 
anticipated to see stronger demand, 
leading to the ability to increase rates 

Enrollment Growth with No 
Properties in the Development 
Pipeline
Enrollment has grown by 4.5 percent 
over the past 7 years; No new 
developments since 2014

Pedestrian Asset with Historical 
Success
Pedestrian to campus on the east side 
of Slippery Rock University; 95 percent 
occupied for 2021/2022 AY; 10 year 
average occupancy of 96.1 percent; 
Located in the Pittsburgh Metropolitan 
Area 

Healthy Market Fundamentals
Historically stabilized market – currently 
94.2 percent; Strong Year 2 upside with 
full leasing cycle post COVID-19

EXECUTIVE SUMMARY

Transitioning University Dynamics  
SRU is considered a value school, 
providing students well-priced tuition 
for the education received; Recently 
completed $4m projects on various 
buildings and corridors around campus

Additional Phase 2 Opportunity  
2 acres next to Phase I, includes all 
horizontal improvements 

Strong Division II Sports Program  
Slippery Rock University is a member 
of the Pennsylvania State Athletic 
Conference (PSAC); Consistently ranks 
as one of the top football and baseball 
programs in the conference

Concession Burn Off



UNIVERSITY VILLAGE

Executive Summary
Kahuna Investments, along with its partners is pleased to present University Village 
Apartments in Slippery Rock, PA. This 200 unit, 632 bed, property is a B-class asset in an 
A-class area and has many strong attributes that make this opportunity desirable:

» Serves the expanding Slippery Rock University with over 8,500 students and other 
smaller community colleges.
» Currently 94.6% leased as of February 2022.
» Several luxurious amenities and contemporary apartment features.
» Strong cashflow starting on day 1 with a true value add opportunity.

Built in 2007, University Village is an incredible, well- kept property making it desirable for 
students and yet provides opportunities to increase income with our $1.6 million capital 
improvement budget.

The planned updates will allow us to obtain a $45 per bed premium in rents and include:
» LVP Flooring
» Paint
» Stainless Steel appliances

Our CapEx plan, along with our sophisticated property management strategy
will allow us to sustain positive NOI growth every year and meet the growing needs in the 
community for safe, spacious and disciplined student living.

» Solid surface countertops
» Refreshed Cabinets
» Updated color scheme
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PROPERTY OVERVIEW

Location Aerial
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James P. McFarland 
Recreational Sports Complex

Mihalik-�ompson 
Stadium Complex

Patricia Zimmerman 
Field Hockey Field

Jack Critchfield 
Park

Robert N. Aebersold 
Student Recreation Center

Bailey 
Library

Robert M. Smith 
Student Center

Boozel 
Dining Hall

Advanced Technology 
and Science Hall

Pearl K. Stoner 
Instructional Complex

Russell Wright 
Alumni House

Miller 
Auditorium

McKay Education 
Building

Old 
Main

North Hall 
Welcome Center

Rhoads 
Hall

Vincent 
Science Center

Morrow Field 
House

University 
Union

Jim Egli 
Soccer Field



PROPERTY OVERVIEW

Amenities

Community Amenities
– Heated Resort-Style Pool

– Sand Volleyball Court

– Basketball Court

– Two Fire Pits

– Grilling Areas

– Open Courtyards

– Outdoor Kitchen

– Newly Renovated, 24-Hour Clubhouse

– NFL Sunday Ticket

– Self-Serve Coffee Bar

– Free Tanning (Stand-Up & Lay Down 
Available)

– Courtesy Patrol

– Resident Events & More



PROPERTY OVERVIEW

Construction Details

Style Garden

Foundation Concrete Slab

Exterior Brick, Hardi-Plank

Roof Pitched, Composition Shingles

Flooring Carpet, Vinyl Tile, Faux Floors

Paving Paved with Curbs

Wiring Copper

Cable Single Digits (Owner & Resident 
Pays)

Internet Single Digits (Owner & Resident 
Pays)

Mechanical Systems

Electricity Individually-Metered (Owner & 
Resident Pays)

HVAC Individual Climate Controlled Units

Hot Water Individual Heaters (Owner & 
Resident Pays)

Water/Sewer Master-Metered (Owner Pays)

Personnel Overview

Manager 1 Full-Time

Assistant Manager 1 Full-Time

Leasing Manager 1 Full-Time

Leasing Consultant 5 Part-Time

Maintenance 
Supervisor 1 Full-Time

Maintenance 
Technician

1 Full-Time

Porter 1 Full-Time

Total 11 (6 Full-Time, 5 Part-Time)

Fees

Application Fee $50 - $100

Bedroom Deposit $500 (if approved with conditions)

VIP Parking Fee
$30 renewals, $35 new (2022 
pre-lease); currently $30 renewals 
& new

Green Fee $150

Tech Fee $5/month

Pet Fee $275

Pet Rent $30/month/pet

Max # of Pets 1/resident

Parking

Construction Type Paved

Surface Spaces 763

Total # of Spaces 763 (includes 8% handicap)

11



PROPERTY OVERVIEW

CAPEX Summary

– Roofs
» All replaced within the last 5 years

– Parking Lot Re-Surface
» All new overlay 2020

– Fitness Equipment
» All replaced September 2021

– Clubhouse
» Refreshed summer of 2021
» Installed new nano doors and windows

– Sports Courts
» Refreshed in Fall of 2021

– Building Entry Doors
» All replaced in 2021

– Exterior Security Cameras
» Installed in 2021

– Interior Unit Dining Room Chandeliers and Kitchen Lighting
was all replaced in 2020 

– Unit Common Area Floors Replaced in 2016 with LVT

– Premium Units introduced in 2020

– Wifi and Cable Upgrade
» Single Digits- 2018 (property wide wifi and cable install) 



PROPERTY OVERVIEW

Unit Mix

Unit Type
# of 

Units
# of 

Beds
Unit 

Size (SF)
Avg Rent Per 

Unit
Avg Rent Per 

Bed
Avg Rent Per 

SF
Monthly Rent 

Total
Annual 

Rent Total
Total

SF

2x2 84 168 760 $1,397 $699 $1.84 $117,370 $1,408,443 63,840

4x4 116 464 1,200 $2,661 $665 $2.22 $308,711 $3,704,528 139,200

TOTAL/AVG 200 632 1,015 $2,130 $674 $2.10 $426,081 $5,112,971 203,040

Summary

2x2

760 SF

4x4

1,200 SF
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Slippery Rock 
University

MARKET OVERVIEW

Slippery Rock University (SRU), founded in 1889, is a 
member of Pennsylvania’s State System of Higher Educa-
tion. The University is shaped by its normal school heritage 
and characterized by its commitment to intellectual develop-
ment, leadership, and civic responsibility. SRU provides 
students with a comprehensive learning experience that 
intentionally combines academic instruction with enhanced 
educational  and learning opportunities that will help them 
succeed in their lives, professional careers and be engaged 
citizens.

Slippery Rock University opened its doors on March 26, 
1889, as Slippery Rock State Normal School with the primary 
purpose of training teachers. In 1926, the institution was 
purchased by the Commonwealth, renamed Slippery Rock 
State Teachers College, became a four-year teachers 
college, and continued the tradition of teacher training. 

Slippery Rock State College was established in 1960 and for 
the first time, could award undergraduate and graduate 
degrees in the liberal arts and in the professions. Expanded 
curricular offerings and an increased number of degree 
programs created an appreciable rise in enrollment. It was 
granted university status in 1983. 

A four-year, public, coeducational, 
comprehensive university in scenic  
Slippery Rock, PA  



MARKET OVERVIEW

Today, Slippery Rock University is a four-year, public, coeducational, comprehensive 
university offering a broad array of undergraduate and select graduate programs to 
more than 8,500 students. The University has earned institutional accreditation through 
the Middle State Commission on Higher Education and discipline-specific accredita-
tions. SRU offers students more than 150 undergraduate majors and 40 graduate 
degrees and certificates. They participate in 17 NCAA Division II men’s and women’s 
teams, 12 intercollegiate sports.

Located in the rolling hills of western Pennsylvania, the 660-acre campus is less than 
an hour north of Pittsburgh, one hour south of Erie, and 45 minutes east of 
Youngstown, Ohio. Two major highways, I-79 and I-80, intersect within seven miles of 
the University, conveniently linking it to the entire Commonwealth and its contiguous 
regions. The campus is situated in the borough of Slippery Rock in Butler County, 
Pennsylvania, a safe and friendly community of approximately 3,500 people.

Slippery Rock University is ranked among the “Best Regional Universities - North” and 
“Top Public Schools - Regional Universities (North)” on The U.S. News & World Report’s 
2022 Best Colleges rankings. SRU earned a spot on the publication’s Best Regional 
Universities list for a 13th straight year in 2022.

For a fifth straight year, Slippery Rock University was ranked in The Wall Street 
Journal/Times Higher Education College Rankings 2021. SRU was among 797 institu-
tions ranked nationally by WSJ/THE, which started ranking colleges and universities in 
2017 based on its four “pillars” of resources, engagement, outcomes, and environment.

Slippery Rock University has been recognized on the Princeton Review’s “Best North-
eastern” list of the top colleges and universities in the region. Each year, the Princeton 
Review publishes the top institutions by region and SRU was among the more than 650 
schools listed on the website’s “2022 Best Colleges: Region by Region” resource.
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FINANCIAL ANALYSIS

13

Proposed Loan Terms

Loan Amount

% Down

Down Payment

Interest Rate (10 Yr)

Term

Amortization Term

Principle and Interest

Annual Debt Service

$26,390,000

35%

$14,210,000

4.2%

10 Yrs Perm with 3 Yrs IO

30 Yrs

3 Years IO/ 4.2% Perm

IO $1,108,380 Perm $1,548,620



* Paid to Sponsors

** Reimbursed to Sponsors

*** Not including $750,000 capital improvement paid through cashflow over 2 years

Capital Required From Investors

35% Down Payment

Capital Improvement

Title Cost/Loan Fee/3rd Party Reports

Acquisition Fee

Due Diligence 

Bank Reserve/ Tax/ Ins.

New Deal Exploration

Cash In The Bank

Total Equity Invested

$14,210,000

$850,000***

$694,900

$1,218,000*

$18,000

$200,000

$10,000 **

$299,100

$17,500,000

FINANCIAL ANALYSIS



FINANCIAL ANALYSIS
Rent Growth 5% Increase Year One
Rent Growth 8% Increase Year Two
Rent Growth 4% Increase Year Three+Proforma P&L

RENTAL INCOME   
   Gross Potential Rent 
   Vacancy 
   Vacancy % 
   Total Concessions/Credit Loss 
   Concessions/Credit Loss% 
TOTAL RENTAL INCOME 
RUBS INCOME 
OTHER INCOME 
TOTAL INCOME

OPERATING EXPENSES 
   Salaries and Related 
   Advertising/Promotion 
   Maintenance 
   O�ice Admin 
   Security 
   Mgmt Fees 
   Utilities 
TOTAL CONTROLLABLE OPEX 
   Insurance 

 per unit 
   Taxes 

 per unit 

 (Expenses to income ratio) 
TOTAL  OPERATING EXPENSES

NET OPERATING INCOME 

   DEBT SERVICE 

   Cap Ex Reserve 
CASH FLOW BEFORE TAXES 
Class A  Members 
Sponsors

Year Year 1 Year 2 Year 3 Year 4 Year 5 Year 6Trailing

** Assumes a 3% 3rd Party Manager Fee with
2% Asset Management Fee to Kahuna Investments
*Based upon management operations
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