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Location
Garden Village, the property securing this loan, 
is in Berkeley, California, across the bay from San 
Francisco.  Four blocks from the University of 
California at Berkeley campus and a 10-minute 
walk from the heart of downtown Berkeley, it offers 
student residents easy access both to campus and 
to entertainment, nightlife and shopping.  Half a mile 
away is the downtown Berkeley BART Station, which 
provides a 20-minute train ride to San Francisco and 
access to many other parts of the Bay Area.  

The property is a purpose-built student housing 
facility for students at the University of California, 
Berkeley (commonly called “Cal”).  Highly regarded 
internationally as a research institution, Cal is the 
most selective college in the California public 
university system and consistently ranked among the 
best colleges both domestically and internationally.

The region’s economy is diverse with a large number 
of educational, merchandizing, healthcare and 
professional workers. In addition, the information 
technology industry, which has historically been 

more prevalent in the San Francisco to San Jose 
corridor (known as Silicon Valley), is steadily 
growing in Berkeley and the surrounding Alameda 
County.  More than $400 million in recent 
construction investment and new business-friendly 
public policies are driving real estate development.  
This growth is supported by ongoing investments in 
public infrastructure that improve safety, walkability, 
automobile access and parking. 

The Property
Known as Garden Village, the property was 
completed in 2016 and comprises 18 residential 
buildings, each three to five stories.  There are 
36 double units and 41 quad units, for a total of 
77 units with 236 beds.  The property is in excellent 
overall condition, one of the few Class A properties 
in this market, and currently 100% occupied.  

Each unit includes a kitchen, living room/dining 
room, washer/dryer, and one or two bathrooms. 
They are fully furnished, and the kitchens feature a 
dishwasher, sink with garbage disposal, refrigerator, 
gas range/oven, built-in microwave, cabinets and 
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combination washer/dryer.  Among the amenities 
are two rooftop outdoor lounge areas, bike storage, 
elevators, zip car ride share program and on-site 
management.  Rooftop farm gardens on 16 of the 18 
buildings are visible from the street.  They are leased 
currently to a third party operator and according to 
Berkeleyside, a local publication, “The rooftop farm 
will be the first of its kind in California and will yield 
approximately 16 tons of produce annually.” 

Opportunity
The borrower is RAD Urban.  Based in the Bay Area, 
RAD Urban develops modular mid-rise and high-
rise student housing, multifamily and mixed-use 
projects in urban neighborhoods.  Randy Miller and 
Anthony Levandowski, the two principals of RAD 
Urban, have an estimated combined net worth of 
$100 million.  Mr. Miller is a third generation builder 
who received a degree in mechanical engineering 
at Cal and a degree from Stanford University in 
Civil Engineering, with an emphasis in construction 
engineering and management.  Mr. Levandowski 
is an entrepreneur and roboticist responsible for 
numerous successful startups including 510 Systems 
and Anthony’s Robots, which were sold to Google 
to form the technical foundation of Google’s 
“Streetview” mapping system and self-driving car.  
RAD is vertically integrated with in-house building 
manufacture, design, engineering and construction.  
With development projects that include 900 units in 
the Bay Area and several office projects, RAD Urban 
is led by a team of engineers who have pioneered 
a modular design technique that allows them to 
quickly and efficiently build both low-rise and high-

rise structures in infill locations.  Their approach to 
development has been well-received in the Bay Area 
and provides for an eco-friendly end product.

Garden Village is master-leased to the University 
of California (AA and Aa2 by Fitch and Moody’s 
respectively) through August 2019, with our 
borrower holding two 2-year extension options.  The 
22 beds not master-leased to the University are 
reserved for below-market rate tenants; units of this 
type in the Bay Area typically have waitlists.   

• Strong demand – There are 40,173 students 
at Cal (who account for 35% of the total 
Berkeley population) and there has not been 
a down year for enrollment.  The University 
guarantees housing only for incoming freshmen; 
upperclassmen must enter a crowded lottery 
to live in student housing.  In total, there are 
approximately 8,500 on-campus beds, with 
6,000 of those reserved for incoming freshmen.

• Limited supply – The market is supply-
constrained due to lack of available sites, 
neighborhood resistance and a slow entitlement 
process.  Our borrower acquired the land and 
began the zoning and entitlement process in 
2011 and was not able to complete the Garden 
Village Property until the fall of 2016.

• High quality asset – Compared to other 
off-campus apartments in proximity to the 
University, Garden Village is newer and has 
more amenities.  According to the appraiser, if 
Cal agreed to end the master lease, rental rates 
could be increased.

• Profitable and prudently leveraged – Completed 
last year, the property is already generating 
cash flow equal to 110% of the total debt service 
payments, and our analysis indicates that by 
maturity its cash flow will be 150% of debt 
service payments.  The property’s appraised 
value exceeds the total financing, including 
Terra’s loan, by 45%.

Past performance is not a guarantee of future results. 
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THIS IS NEITHER AN OFFER TO SELL NOR A SOLICITATION OF AN OFFER TO BUY THE SECURITIES 
DESCRIBED HEREIN. AN OFFERING IS MADE ONLY BY A PROSPECTUS. THIS LITERATURE MUST BE 
PRECEDED OR ACCOMPANIED BY A CURRENT PROSPECTUS. AS SUCH, A COPY OF THE CURRENT 
PROSPECTUS MUST BE MADE AVAILABLE TO YOU IN CONNECTION WITH THIS OFFERING. BEFORE YOU 
MAKE AN INVESTMENT IN THIS OFFERING, YOU SHOULD READ AND CAREFULLY REVIEW THE CURRENT 
PROSPECTUS IN ORDER TO UNDERSTAND FULLY ALL OF THE IMPLICATIONS INCLUDING THE RISKS, 
CHARGES AND EXPENSES OF THE OFFERING OF SECURITIES TO WHICH IT RELATES. No Offering is made 
except by a prospectus filed with the Department of Law of the State of New York. Neither the Attorney-General 
of the State of New York nor any other state or federal regulator has passed on or endorsed the merits of this 
offering or these securities or confirmed the adequacy or accuracy of the prospectus. Any representation to 
the contrary is unlawful. All information contained in this material is qualified in its entirety by the terms of the 
current prospectus. The achievement of any goals is not guaranteed.

Terra Capital Markets (Member FINRA/SIPC) is the dealer manager for Terra Income Fund 6, Inc., which is a 
business development company (BDC).

•  An investment in Terra 6 is speculative and involves a high degree of risk.

•  We do not intend to list our shares on any national securities exchange during or for a significant time 
after the end of the offering, and we do not expect a secondary market in the shares to develop. An 
investment in our shares is not suitable for you if you need access to the money you invest. If you are 
able to sell your shares, you will likely receive less than your purchase price.

•  We have not identified specific future investments that we will make with the proceeds of this offering 
and you will not have the opportunity to evaluate our investments prior to purchasing shares of our 
common stock. As a result, our offering may be considered a ‘‘blind pool’’ offering.

•  Our distributions may be funded from unlimited amounts of offering proceeds or borrowings, which 
may constitute a return of capital and reduce the amount of capital available to us for investment. 
Distributions funded from a return of capital are not funded from our net profit. Any profits returned to 
stockholders through distributions will be distributed after payment of fees and expenses.

•  Economic activity in the United States was adversely impacted by the global financial crisis of 2008 and 
has yet to fully recover.

•  These conditions may make it more difficult for us to achieve our investment objectives. Our ability to 
achieve our investment objectives depends on Terra Income Advisors’ ability to manage and support our 
investment process. If our advisor were to lose any members of its senior management team, our ability 
to achieve our investment objectives could be significantly harmed. If we overestimate the value or 
income-producing ability or incorrectly price the risks of our investments, we may experience losses.


