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Overview
The overall focus is to market the almost 3,000-acre Copper Valley development as a prime destination to a
more affordable, retirement focused community for active adults. This will be accomplished by offering a
variety of products ranging from mid-300’s to the mid-700’s and by targeted marketing to urban dwellers.
the Bay Area and millennials seeking a more affordable lifestyle within reasonable driving distance to major
metropolitan areas. Focus will include the quality of life this area affords – skiing, hiking, biking, golf,
boating, swimming, kayaking – in a setting amongst a backdrop of rolling hills and below the snow line,
making it a year-round community. Additionally, the project provides quick access to some of California’s
premier wine regions and a gold country filled with historical towns and bed-and-breakfast destinations in
the mountains.
The Copper Valley opportunity is a development that features $130M in construction, completed infrastructure and vertical development, with substantial future
development fully entitled and/or zoned. The previous developer completed and sold hundreds of improved lots and homes, built an 18-hole championship golf course,
clubhouse and sports facility, completed all the infrastructure for a 233,000 SF commercial mixed-use Town Square, and built vertical development of 78,000 SF of
commercial-retail and residential space. Copper Valley also includes over 100 fully improved lots as well as additional contiguously owned or controlled, shovel ready
parcels.
The picturesque Copper Valley is within a two-hour drive of over 12 million people and provides a unique opportunity that will be developed by the current team who
have an extensive background in building multiple successful projects. With a unique combination of fully entitled commercial, retail, residential and recreational
spaces, Copper Valley offers all aspects of a fully integrated community located in the rolling foothills of the Sierra Nevada Mountains.
The community provides a 21st century lifestyle to Copper Valley residents. Copper Valley offers thoughtful and creatively designed and exceptionally crafted housing,
recreation facilities and opportunities all congruent with and sensitive to the natural surrounding beautiful rolling hills, lakes and trails. Residents will enjoy community
and retail facilities which will accommodate regularly scheduled entertainment, concerts and the arts, with restaurants and much more.
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Project History

Castle & Cooke pursued an extensive expansion program purchasing the
274 acres which included the Town Square site and the Sawmill Lake
master plan consisting of 247 acres. Castle & Cooke also purchased the
Copper Valley Ranch 1,770 acres southwest of Saddle Creek for $15M and
42-acre Vineyard Estates for $1.9M.

The Golf Club at Copper Valley (formerly Saddle Creek) was originally
approved in 1994 and the initial development commenced under the
direction of Haas & Haynie and Nearon. In 1996 they built the Carter Moorish
designed 18-hole golf course at a cost exceeding $16M The group was under
capitalized and could not complete the promised amenities for the project.

Copper Valley Town Square opened in late 2007 with 78,000 SF built out in
mix-use buildings including 15 lofts, office space and retail space consisting
of shops and restaurants. All of the infrastructure for the future build-out
of 233,000 SF was completed at a cost of $53M.

Castle & Cooke https://www.castlecookehomes.com/ purchased the project
in 1998 and immediately built a 17,500 SF clubhouse with dining and banquet
facilities at a cost of nearly $7M and a sports center in 2002 with a swimming
pool, fitness center and tennis courts at a cost of over $1M. Castle & Cooke
also funded and built the badly needed Little John Road connection from Hwy
4 creating a much improved direct route to the property from Hwy 4 at a cost
of over $5M.

The Golf Club at Copper Valley community consists of 890 acres and has
an approved Specific Plan and Vested Tentative Map for 1,349 residential
units.
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Copper Valley Development
The Copper Valley Development consists of 2,148 parcels comprising almost 3,000 Acres and 1,678 buildable lots /parcels as follows:

Slide #

Acres

Lots / Parcels

Town Square +

6

27

21

The Golf Club at Copper Valley +

7

890

1349 *

Sawmill +

8

243

580 **

Vineyard Estates

9

42

100 ***

Copper Valley Ranch

9

1,770

Little John Road

9

20

10

2,992

2,148

Totals:
*
**
***
****
+

549 existing planned lots. 800 new lots to be developed
Future Specific Plan designation for 580 units
General plan designation for 100 lots
General plan designation for 88 2-acre lots
Included in the Financial Forecast Slide #14
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88 ****

Town Square at Copper Valley

A mixed used commercial development situated on 27.4 acres fronting State Highway 4 with approximately 2.5 million cars per year. The Town Square has vested approvals for
233,000 SF of development with approximately 78,000 SF built today including 15 residential condominiums. The uniquely designed architecture was designed to reflect the
regions rich Gold Rush history appearing as if was developed in the 1850’s. Castle & Cooke spent over $53M developing the property with all properties a part of a condominium
map and all infrastructure is completed. With nearly 155,000 SF left to build, the project affords an immediate opportunity to build, commercial retail space, hotel/timeshare,
and up to 74 additional residential units. An off-site sewer line to the treatment plant is the only remaining off-site cost.
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The Golf Club at Copper Valley
Approximately 890 acres and the most developed of the parcels. Copper Valley has an 18-hole golf course, clubhouse, sports center, with approximately 400 homes built
today. It also has 17 bungalows with 34 total keys for nightly rentals that are individually owned in a mandatory rental pool. The project has an approved Vested Tentative
Map (VTM) and Specific Plan for 1,349 residential units of which 549 lots have been platted and improved. 104 lots are available for immediate construction of homes. A
newly revised VTM will allow for the development of 800 additional residential units. Castle & Cooke spent in excess of $55M from 1998 through 2018 on the project.
Copper Valley Golf Club is operated by Troon Golf. Troon Golf represents a portfolio of daily-fee, resort and semi-private properties that deliver superior guest services, the
finest playing surfaces, and outstanding amenities. With clubs located across the globe, Troon Golf facilities are synonymous with quality and consistency, with an
uncompromising attention to detail, and a pursuit for perfection in overall customer satisfaction.
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Sawmill

Consists of approximately 243 acres immediately adjacent to the Town Square. The property is a
part of the County’s updated General Plan for a density of 580 residential units with a provision
for a 20% density bonus bringing the total units to 696. Castle & Cooke spent approximately
$3.5M on all the environmental studies, Specific Plan documents, and engineering. Sawmill will
be designed to be a multi-generational project with a commercial component designed as a live
work campus. Additionally, a portion will be set aside for active adult seniors housing,
independent living units and assisted living. The development will occur around an existing 8-acre
man made lake which will offer a great amenity to the community. In addition to the entitlement
processing costs, Castle & Cooke acquired the parcel in 2005 at a cost of $4M. The Plan on the
right is the previous plan, not our current intent. Processing of the new plan will begin in 2020
and an approved map should be completed by 2021. The site is immediately adjacent to the
Town Square.
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Other Parcels
Vineyard Estates

This 42 acre parcel is located on the northern border of
Copper Valley. Vineyard Estates will be the new
northern entrance into Copper Valley with a future
community building, 18-hole putting course, tennis
courts, & pool area to serve the additional future units
that will be built in Copper Valley. The parcel is
adjacent to a roundabout that is currently under design
and approval with the County with funds set aside to
built it. The parcel may also include some additional
residential product associated with the community
building. Castle & Cooke paid $1.9M for the property
and spent an additional $700K in engineering and
planning costs.

Copper Valley Ranch

Little John Road

This magnificent parcel consists of 1,770 acres dissected by Little

The acquired portfolio includes 10 buildable 2 plus

John Creek. Copper Valley Ranch has approximately 2.5 miles of

acre parcels located along Little John Road. A few of

frontage on Lake Tulloch. The parcel also offers an opportunity to

these lots will be used for the to be constructed

develop outdoor activities to serve the development projects

roundabout at the intersection of Little John Road

including hiking trails, biking, camping, equestrian and lake access

and Copper Cove Drive. The parcels could be sold off

for the residents of Copper Valley and Sawmill Lake. The parcel is

in the future after the majority of the project is

adjacent to the CCWD water district and has access to water to

completed. In the aggregate, Castle & Cooke spent

develop agricultural opportunities such as vineyards and olive

$800K in the acquisition of these properties.

trees. Soils samples have been obtained and tested at a lab and
were found to be excellent for those crops. Solar farms for the
adjoining development and conservation easements are also a
potential uses for a portion of the site. Castle & Cooke purchased
this parcel in 2006 for approximately $15M and spend an
additional $3.5M on environmental studies and engineering
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Important Nearby Locations

Entertainment:
•
•
•
•
•
•

Movie Theater 20 Miles
Summer Concerts 20 Miles
Local Bars
Local Restaurants Summer
Concerts 20 Miles
Local Hotels

Medical:

Transportation & Services:
•
•
•
•
•
•
•
•
•

•
•
•
•
•

Airport at San Andreas 25 Miles
Airport at Columbia 25 Miles
Stockton Airport 35 Miles
SFO 122 Miles
Oakland airport 104 Miles
Local Uber & Taxi
Local Gas Stations
Local Banking
Local Post Office
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Hospital at San Andreas 20 Miles
Hospital at Senora 30 Miles
Local Urgent Care
Local Air Medic
Pharmacy 15 Miles

Recreation:
•
•
•
•
•
•

Skiing at Bear Valley 40 Miles
Yosemite 70 Miles
Local Hiking Trials
Local Horseback Riding
South Shore Lake Tahoe 124 Miles
Local Lakes throughout Copper Valley

Business Plan Overview

Town Square
Inject vibrancy into the heart of the town and
the county by expanding the Copperopolis
Town Square. Lease the remaining vacant
space; construct a medical center; place a
specialty market; build a wine/music venue for
the hosting of festivals and events; build a
resort hotel and spa, restaurants, retail shops
post office, and bank, all of which is designed
attract and service the residents and draw
locals as a daily destination.

Residential
Develop resources that drive the growth of the
community that will include residential housing units,
assisted living facilities, and mid-tier residential
housing centered on the existing Copper Valley Golf
Resort, and future Sawmill Lake project. By offering
a variety of options and affordable pricing the
various parcels provide an appealing option for both
active adults and millennials alike.
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Outdoor Pursuits

Create a completely integrated lifestyle oriented
active adult community with amenities that will
include championship golf, lake access including
boating/fishing, water skiing, swimming, concerts,
vineyards, miles of walking and bicycling paths,
equestrian center, and community center. Every
owner will have access to the Outdoor programs.

Management and Development Team

Thomas Hix “Managing Developer” is the founder and
President Integrated Development Strategies, Inc. and has
been involved in the real estate business since 1978. Mr. Hix
is intimately involved in all details of his development
projects, and personally oversees all divisions of the
company.

Richard Nathan “Owner” has been a major owner of apartments, office
and industrial properties located in West Coast and East Coast markets.
The West Coast markets include SF-Bay Area, Seattle, Dallas,
Sacramento, Las Vegas and Southern California. The East Coast markets
focus on the Southeast part of the country primarily in Florida. The
Principal is headquartered in Los Angeles, California.

RichardNathan

Richard has over 30 years experience as a principal in the real estate
industry. Mr. Nathan is the owner of National Commercial Ventures,
Inc. His background covers virtually every facet of real estate including
development, rehabilitation, acquisition and disposition of apartments,
office buildings, industrial buildings, condominiums, shopping centers
and medical office buildings. Mr. Nathan has a Bachelor of Science
degree in business administration from Duquesne University in
Pennsylvania.
The Nathan Family Office is a Los Angeles-based family office managing
investments within real estate, venture capital, and other alternative
investment classes on behalf of the Nathan Family. Their portfolio
includes several projects that provide a wealth of knowledge and
experience in development projects with the features of Copper Valley,
providing an excellent insight into achieving a successful execution of
the Copper Valley plan.
The Nathan Family Office invested in multiple projects including
Madison Residential, Wilshire Unlimited, and Franklin Canyon. Madison
Residential is an operating partnership focused on investing in
apartment communities primarily throughout the Western U.S. Wilshire
Unlimited is an operating partnership focused on investing in
apartment communities within Southern California and Nevada.
Franklin Canyon project is poised to bring a destination RV resort to the
San Francisco Bay Area, set alongside a 9-hole golf course in the city of
Hercules.
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Thomas Hix

Mr. Hix is responsible for conceptualizing each of the
projects, forming the various entities, and overseeing each
and every phase. In his 40-year real estate career has been
involved in the assemblage and development of various
projects consisting of over 6,000 acres. Over the past 20
years Mr. Hix has been involved with many relevant
development projects. These projects include the planning
and entitlement over 1,000 residential units, four golf
courses, and six resort projects. The aggregate development
totals over $500,000,000.
Mr. Hix has over 20 years of experience with projects in
Calaveras County, the location of the portfolio. Mr. Hix
always focuses his developments on sustainability and is a
member of the UC Natural Reserve Board of Councilors.
Integrated Development Strategies, Inc. and Fletcher
Homes will take the lead with the day-to-day development
duties for the project. The two companies have a combined
experience of over 75 years with well over a Billion Dollars
of development.

Management and Development Team
Earl Sterrett CPA “CFO” is a
seasoned real estate professional
with over 35 years experience
consisting of large master planned
residential communities, and most
recently single-family custom/spec
residences in Rancho Santa Fe, CA.

Michael
Fletcher
“Managing
Developer” is the owner of Fletcher
Homes and Fletcher Construction
and Project Management. He has
over 35 years of Real Estate and
construction experience in all
aspects of the business including
residential communities, office
buildings,
hotels,
commercial,
industrial, and apartments.

MichaelFletcher

Mr. Fletcher earned his class B
General Contractors license in 1987
as the Director of Construction for
The Fletcher Company, a fourthgeneration development family. In
1988 Mr. Fletcher became the CEO
of Las Palmas Ranch in Monterey
and developed, built, and sold 1,031
homes in the master planned luxury
home community. In 1990, Mr.
Fletcher received his Class “A”
general
engineering
General
Contractor license.
Mr. Fletcher has been involved in
the development and construction
of residential and commercial real
estate totaling over $950M. The list
to the right represents only a
portion of the projects that he has
been involved with over the past 35
years.

Earl Sterrett

Mr. Sterrett began his career in
1984 with the Fletcher Company, a
4th generation development family
in San Diego, as VP of
Finance/Controller. The Fletcher
Company developed commercial
real estate projects, multi-family,
and
single-family
residences.
Beginning in 1988 through 2002, he
was VP Finance/principal of Las
Palmas Ranch, a 1,031 homes
master
planned
development
located in Monterey, CA. The Las
Palmas Ranch project was the single
most profitable project in the
CalPers II/Institutional Housing
Partners real estate investment
portfolio.
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Brian Weinhart

Brian Weinhart “Director of
Strategic Operations“ has more than
39 years of experience handling
complex real estate development
projects and for nearly 20 years has
served as the Chairman of
Steckbauer Weinhart, LLP’s National
Real Estate Transactions and
Financial Services practice. During
this period, Brian has negotiated
and transacted several billion dollars
in structured real estate projects.
Brian has also represented many of
the nation’s largest commercial real
estate lenders, including BofA, Wells
Fargo, JP Morgan, UBS and Nomura.
Brian has been a Southern California
Super Lawyer since 2005 and was
named one of “Southern California
Super Lawyers’ Top 100 Lawyers”
from 2007-2010.
He has served as Chairman of the
Advisory Board of the Heart
Foundation at Cedars Sinai Medical
Center and has been a Member of
the Heart Foundation’s Board of
Directors for the past 20 years.

Financial Projections
The Golf Club at Copper Valley, Town Square, and Sawmill will generate a forecasted $265M in Pre-Tax Profits over the next 7 years. The projections
were made based on the current market prices which have been depressed as the properties have not been marketed in the past 10 years. The forecast
assumes that as the project continues prices will normalize to the surrounding area market within a few years based on the improvements and focus of
the new management team.

1

Estimated Sales Revenue
1

Project
Copper Valley

Estimated Construction Costs
3

2

000’s
$465,738

Estimated Pre-Tax Profits

Project

000’s
$259,825

Copper Valley

Project
Copper Valley

000’s
$205,913

Town Square

69,349

Town Square

21,180

Town Square

48,169

Sawmill

94,963

Sawmill

44,042

Sawmill

50,921

G&A + Land + Interest
Total

$630,050

$325,047

Total

14

Total

(39,452)
$265,551
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Financial Projections Assumptions
• The base sales price of the residential products are based on a per
square foot multiplier times the product square footage. The costs of
construction, direct marketing, and sales commissions, depending
upon product type, range from 55% to 70% of the base sales price.

• Construction Loan Debt is assumed to borrow 65% of estimated
construction costs at an annual rate of 6%. Any accumulated cash
balance over $2M is used to pay down any balance on this debt. The
Construction Loan outstanding balance peaks in Q3 of 2022 at $28.1M
and is paid down in full by Q1 of 2024.

• A 2% annual inflation rate is assumed for all construction costs.

• Payback of the initial Castle & Cook outstanding purchase loan
balance of $15M and $2M of accrued interest is scheduled in Q4
2020.

• The sales price of the initial residential development phases within
The Golf Club at Copper Valley (formerly Saddle Creek) begin at the
current per square foot market rates in the community. The
community has had no new production construction in over 10 years.
The model anticipates gradual increases as improvements are made to
the amenities and increased market awareness of the re-branded
project. Prices are assumed to escalate closer to historic levels for the
project over time. Product absorption assumes that multiple product
lines will be marketed at the same time at varying price points.

• Equity required of $30.45M peaks in Q3 2022 and is repaid by Q4
2024.
• No Revenue/profits are generated by the Copper Valley Golf Club
until 2025, and is sold in bulk for $ 8M at the end of the 7 Years
(2026)
• The Town Square is sold in bulk for $28M using an 8.5% cap rate.

• Administration, Operating and Non-Development Project Expenses are
estimated based on actual expenses for 2019, and budgeted expenses
going forward.

• Remaining undeveloped Finished Lots within The Golf Club at Copper
Valley and Sawmill Lake are sold in bulk for $90K and $75K each
respectively.
• The
financial
projection
assumes
a
6-month
preconstruction/horizontal infrastructure period, and a 9-month vertical
construction phase. Sales/closing of units occur within 6 months after
completion.

15

11

Project Timeline
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Investment Opportunity / Summary
Copper Valley Development has leveraged the previous investment in the project combined with a team who knows how to complete a world
class destination outdoor community that combines residential, commercial, and retail spaces into a unique modern community.
Given the scope of the overall project, the completion of the entire build out and absorption of the housing units added to the community will
unfold over a period of seven years. In the shorter term, the development team requires capital in in the form of debt or equity in addition to
the construction loans to accomplish all the goals outlined in the business plan.

TIMELINE

7 years to complete three
parcels with 1950 units

CAPITAL
REQUIREMENTS

$70 Million Debt & Equity
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RETURN ON
INVESTMENT
Excellent

Contact

Thomas Hix
CV Development Partners, LLC
Development Director
Tom@coppervalley.com
(650) 269-8930

Disclaimer
This overview is for informational purposes and is not a recommendation or an offer to sell or a solicitation of an offer to buy any securities and may not be relied upon in connection with the purchase or sale of
any security. Securities in the company will only be available to parties who are “accredited investors” as defined in Rule 501 promulgated pursuant to the Securities Act of 1933. Any offering or solicitation will be
made only to qualified prospective investors pursuant to a signed subscription agreement. Interested parties should consult with their own professional investment, tax and portfolio advisors before making any
investment decision and should independently verify all information they rely upon. The Information contains certain “forward looking” statements which are based on various assumptions made by the Company,
which assumptions may prove to be incorrect. Accordingly, there can be no assurance that such forward-looking statements will accurately predict future events or the Company’s actual performance. No
representation or warranty can be given that the estimates, opinions or assumptions made herein will prove accurate.
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