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This presentation (the “Confidential Overview”) is intended solely for the
recipient’s limited use in evaluating a potential interest in the investment
opportunity related to the Kimpton Napa Hotel Oxbow, located in
Downtown Napa, California (the “Project”). The Project is being developed
and managed by Stratus Development Partners (the “Sponsor”). Gould
Capital, LLC (“Gould”) is acting as a strategic advisor to the Sponsor in
connection with this opportunity and is not a registered broker-dealer,
placement agent, or investment adviser. Gould is not offering or selling any
security.

This document does not constitute an offer to sell or a solicitation of an
offer to buy any securities. Any such offer may only be made through a
qualified private placement memorandum or similar offering document
(the “Offering Documents”) provided directly by the Sponsor and only in
jurisdictions where permitted by law. In the event of any inconsistency
between this Confidential Overview and the Offering Documents, the terms
of the Offering Documents shall control.

All information contained herein has been provided by or on behalf of the
Sponsor and is believed to be accurate as of the date of distribution;
however, neither Gould nor the Sponsor makes any warranty, express or
implied, as to the accuracy or completeness of such information. Any
projections, target returns, or forward-looking statements are based on
various assumptions and are subject to significant business, market,
regulatory, and economic risks—many of which are beyond the control of
the Sponsor or its affiliates. Actual results may differ materially.

This material is confidential and proprietary. By accessing this document,
you agree not to reproduce, distribute, or share its contents in whole or in
part without prior written consent from Gould Capital or the Sponsor. You
further agree not to engage directly or indirectly with any sponsor,
operator, lender, or affiliated party introduced herein without such consent.

This Confidential Overview is not intended for public use or distribution.
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EXECUTIVE SUMMARY

Kimpton Napa Hotel Oxbow

Gould Capital is representing Stratus Development Partners in sourcing $27 million of equity
for the capitalization of the Kimpton Napa Hotel Oxbow, a $108.5 million ground-up, 123-key
luxury lifestyle hotel located in the Oxbow District of Downtown Napa, California.
The project is fully entitled and represents one of the last developable parcels in Downtown
Napa, directly adjacent to the Oxbow Public Market and Napa Valley Wine Train Depot - two
of the region’s most visited attractions. Designed by Howard Backen, Napa’s most renowned
architect, the hotel will feature a rooftop bar and lounge, spa and wellness facilities, flexible
event space, and more - all executed in Napa’s signature farmhouse architectural style.

Stratus Development Partners, based in Newport Beach, CA, is an institutional-grade
hospitality developer with over $1.5 billion in completed and active projects across the U.S.
The principals bring more than 60 years of combined experience and a proven record of on-
time, on-budget delivery.

Upon stabilization, the project is projected to achieve a ~12.5% yield on cost, with project-level
returns of 42-47% IRR and a ~5x+ equity multiple over an estimated 7-year hold period.

Napa Valley continues to rank among the nation’s most desirable travel destinations,
attracting more than 4 million visitors annually and generating approximately $3.3 billion in
tourism revenue. The region’s world-class food, art and wine culture creates enduring
demand for luxury accommodations. Featured frequently in leading travel media outlets such
as the New York Times, Travel + Leisure, and AFAR, Napa’s popularity continues to grow on a
global scale. 

Groundbreaking is targeted for Q1/Q2 2026, with an estimated 24-month construction
timeline. The Sponsor has received multiple senior debt term sheets and remains open to a
full-stack capitalization depending on investor structure and mandate.

Address

Rooms

Hotel Franchise
Project Cost
Per Key
Stabilized NOI
Construction Duration
Project Equity Accounts
Project Equity Multiple  
Project IRR
Stabilized Yield on Cost

711 First Steet, Napa, CA
123

IHG Kimpton

$108.0M
$878K
$11.9M

$27.2M
~5-5.5x

~12.5%

24 Months

~42-47%



INVESTMENT HIGHLIGHTS
Transformation Location: Gateway site on First Street in the Oxbow
neighborhood, the most foot-trafficked corridor in downtown Napa. The
Hotel will provide guests a stress-free walk to 50 tasting rooms, acclaimed
restaurants, Napa Valley Wine Train, Oxbow Market and Commons, Main
Street, BottleRock and Silverado Trail

Years in the Making: Fully entitled in April 2024 with construction
readiness by Q425

Strong Brand Alignment: Backed by IHG Kimpton with $7.5M in key
money, wedding /event integration in addition to a ramp on royalty fees
The $7.5M in key money is excluded from return modeling; upside only.

Experienced Team: Spearheaded by Stratus Development Partners, with
$1.59B of development experience. The Sponsorship team has long-
standing ties to Napa dating back to the 1980s

Local Management Expertise:  Managed by Remington, who manage the
Bardessono and Hotel Yountville. Remington will contribute $750k of
capital at opening

Compelling Project Returns:  Projected 40%+ levered IRR and 5x+ equity
multiple

No Landmark or Iconic Hotels in Downtown Napa:  The downtown
market does not provide guests with any branded luxury, lifestyle or
boutique hotels. Median age of the downtown Napa hotels is 35 years old



FRANCHISE OVERVIEW | IHG HOTELS & RESORTS
IHG Hotels & Resorts is a global powerhouse in hospitality,
managing one of the most expansive and performance driven
luxury and lifestyle portfolios in the world

With over 130 million IHG One Rewards members globally and a
$1.4 billion system fund powering commercial delivery, IHG delivers
institutional-grade performance and market-leading profitability

IHG’s powerful enterprise engine consistently drives over 80%
of total booking revenue for Kimpton-branded hotels, with
Northern California properties like Kimpton Enso and Kimpton
Sawyer posting contribution rates of 86% and 83%, respectively.
IHG’s continued investment in technology, loyalty, and owner
support infrastructure positions the brand to outperform
competitors and accelerate growth in high-barrier markets

With over 6,000 open hotels and nearly 2,000 more in the
pipeline, IHG offers scale, trust, and a global footprint that is
difficult to match

80%+ of bookings generated through IHG’s enterprise engine

130M+ loyalty members generate 20X more direct bookings than
non-members and spend 30%+ more on F&B per stay

Global luxury & lifestyle portfolio Northern California delivery:
Kimpton Enso (86% enterprise contribution), Kimpton Sawyer
(83% enterprise contribution)

KIMPTON BRAND & LOYA LT Y  P R O G R A M



TRANSFORMATIONAL LOCATION | DOWNTOWN NAPA

First Street in the Oxbow neighborhood is the most
desirable location in the City of Napa.

Hotel Oxbow is located close to the Oxbow Market and
Commons and will provide guests a stress-free walk to
50 tasting rooms and acclaimed restaurants in addition
to the Napa Valley Wine Train and direct access to Napa
Valley.

Transformational location on 711 First Street & 731
Water Street

Immediate access to First Street and Main Street in
downtown Napa
In front of the Oxbow Public Market, Oxbow Commons,
Gotts and Napa Valley Wine Train

Area Map: First Street /
Oxbow Public Market

Hotel Location in Red



TRANSFORMATIONAL LOCATION | DOWNTOWN NAPA
Initially designed by Howard Backen; who defined Napa style. Hotel Oxbow celebrates its harmonious design with the

natural landscape, emphasizing timeless elegance and understated luxury.

Comprised of two 4-story, courtyard buildings

123 guest rooms; featuring 23 suites, outdoor patios, all designs approved by Kimpton

Southern exposure on the Napa River with indoor and outdoor amenities that are sure to wow guests and

visitors

Ground-floor community flex space to further inject a sense of community into the property



East Building:
Check in, breakfast, lounge and retail
Bar, living room, event room
Commercial kitchen
Conference space

West Building:
Separately branded rooftop bar, private
dining, music, and commercial kitchen
River patio garden with spa
Wedding event ballroom
First Street “Community Room” receptions,
art installs, cycling/ running club
Wellness/ CT studios/ fitness/ yoga

The Hotel consists of two elegantly designed buildings situated
along First Street, each serving complementary purposes.
Together, they create a distinctive atmosphere that promises
guests a memorable and exceptional experience during their
stay.

Hotel Oxbow is designed to offer guests a transformative
experience, making it the premier destination in Napa Valley
and the only landmark hotel in downtown Napa

KIMPTON LUXURY HOTEL |
HOTEL OXBOW



BRAND ESSENCE TARGET GUEST VALUE PROPOSITION

Captivating, socially vibrant,
design-forward

Aspirational travelers seeking authentic
local connection

The only Downtown Napa hotel combining
lifestyle luxury and architectural legacy

HOTEL OXBOW | A DECADE IN THE MAKING

Brand Partnership Highlights
Franchise: Kimpton Hotels & Restaurants (IHG)

Key Money: $7.5M contribution at opening (excluded

from return projections)

Royalty Ramp: Reduced fees during ramp-up period

Brand Approvals: All hotel and F&B plans approved

Program: “Vow to Wow” weddings - full-site events

from rehearsal to farewell brunch

Market Overview
Downtown Napa’s only true luxury lifestyle

boutique hotel

Positioned steps from the Oxbow Public Market

and Napa Wine Train

Projected to become one of the premier wedding

and social event destinations in the Western U.S.

Design & Architecture
Designed by Howard Backen in Napa’s signature

farmhouse style

Rooftop bar, speakeasy, spa, and event courtyard

Blends contemporary luxury with local authenticity

Market Context
Napa Valley attracts 4M+ annual visitors generating

$3.3B in tourism revenue

Global destination recognition from NYT, Travel +

Leisure, and AFAR

Strong demand for high-end, experiential lodging

with authentic local character



NAPA VALEY LODGE THE ESTATE YOUNTVILLE

CARNEROS

ARCHER

SOLAGE

ANDAZ

THE LODGE

NAPA ADR OVERVIEW
The Downtown Comps are dated, tired and under-amenitized

Hotel Oxbow design, service and amenities will create an iconic stay in a transformational
location

The Napa Valley luxury market is great for customers with higher budgets, but can be
inaccessible to many travelers.

The Napa Valley Comps T12 ADR/ RevPar is $200 higher than Hotel Oxbow’s year-one
assumptions

Future growth in travelers to Napa are trending younger, primarily consisting of Gen-Z and
Millennials 

This new generation of travelers are seeking hotel accommodations that are centrally
located, offering opportunities for social interactions and wellness activities when desired,
along with luxurious guest rooms as a retreat

Westin Verasa Napa

WESTIN

Solage, Auberge Resorts Collection

Andaz Napa

Carneros Resort and Spa, an SLH Hotel

Archer Hotel Napa

Harvest Inn

The Lodge at Sonoma Resort, Autograph Collection

Alila Napa Valley

Napa Valley Lodge

The Estate Yountville

$490 (Y1)

$400–600

$900–$2,500

$400–600

$900–$2,400

$500–800

$600–$1,000

$400–800

$1,000–$1,500

$500–$900

$600–$1,000
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01
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02
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03
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Hotel Oxbow

Hotel Oxbow

Downtown Comps

Valley Comps

$490 (Y1)



PROJECT FINANCIAL SUMMARY



PROJECT FINANCIAL SUMMARY (Cont’d)



PROJECT FINANCIAL SUMMARY (Cont’d)



MEET STRATUS
AND TEAM



SPONSOR RECENTLY COMPLETED PROJECTS
The Sponsors together bring over 60 years of
collective experience in institutional real estate
development. To date, their projects totaling over
$1.59 billion, covering aspects such as origination,
entitlement, construction, repositioning, and
management, all with a focus on prime lodging
markets and enduring developments.

Completed $86.5M development on budget and
on schedule
20-month development period
250k SF, 212 rooms, 16 stories, 4 levels of parking
2 F&B Outlets
Opened Fall 2023

Completed $45.0M development on budget and
on schedule
22-month development period
85k SF, 132 rooms, 3 stories
1 F&B Outlets, indoor and outdoor patio bar
Opened Summer 2025

Austin, TX - Cambria Paso Templeton, CA - Cambria

The Sponsors directly present each project in all
public and city hearings and are able to create value
through their entitlement process. They have a strong
25-year partnership with design consultants, allowing
them to create and manage top-tier assets efficiently.
They consistently meet and exceed brand standards
and deliver quality assets on schedule and on budget.



SPONSOR LUXURY LIFESTYLE HOTEL EXPERTISE IN
SUPPLY CONSTRAINED MARKETS | HOTEL ANNA

The Sponsors are starting construction on their Hotel
Anna Hotel and The Juice Bar rooftop in the Funk
Zone neighborhood of Santa Barbara, 1.5 blocks from
the Pacific Ocean.

The Santa Barbara hospitality development
required a 10-year entitlement effort including
Coastal Commission, Planning and City of Santa
Barbara approvals.



PROJECT GENERAL
CONTRACTOR

Vernon Construction is a third-generation, family-
owned contractor and design-build firm. With deep
roots in the region, Vernon has become a trusted
partner across hospitality, multi-family residential,
and mixed-use development sectors.
Vernon manages projects from pre construction
through completion. Their vertically integrated
model enables early collaboration (and value
engineering) with architects, planners, and
engineers to ensure quality and cost efficiency.

Over the past 25 years, they have successfully delivered 900 custom residences, 500+ multifamily residences,
and hundreds of hotel rooms.
The Sponsor and Vernon have worked together on worked together over the last several years on the Project
and most recently on the Cambria Hotel in Paso Robles/Templeton, which delivered ahead of schedule and
within budget.



PROJECT ARCHITECT

Arris Studio Architects is a San Luis Obispo-based architectural
firm founded in 2008. Partners Thom Jess and Steve Rigor lead
the practice with over 28 years of combined experience
designing and managing complex projects across Northern and
Central California and beyond.

Arris specializes in hospitality, mixed-use development, historic
restoration, multifamily housing, and commercial projects.

Recent projects include the historic renovation of the Shattuck
Hotel in Berkeley, Hotel Ava in Paso Robles, Hi-Lo Hotel in
Portland, San Luis Creek Lodge in San Louis Obispo and Hotel
Anna in Santa Barbara.

Arris Studio Architects brings tailored hospitality design
experience, sensitive regional approach, and nimble project
execution making them well suited for boutique or lifestyle-
oriented hotel development.



PRINCIPAL
BIOGRAPHIES

David S. Wood
David Wood brings 32 years experience in the US real estate industry managing the
entire development cycle including, acquisition, entitlement, development, construction
supervision, capital raising, sales and marketing.  Mr. Wood has under written,
developed and built over 3,500 hospitality, residential, multifamily units representing
over $1Bn.

Previously, Mr. Wood served as Managing Director for Landmark Equity Partners, where
he oversaw the due diligence, repositioning, and operations of the portfolio while
performing equity fund raising.  Prior to joining Landmark Equity Partners, Mr. Wood
was Development Partner for Western National Properties (www.wng.com), where he
oversaw the ground up development of over $750MM of multi-family investment
property in Orange County.

In addition, Mr. Wood was Development Director for BRE Properties, Inc.
(www.breproperties.com) in San Diego where he managed the entitlement,
development, and construction of over $300MM in investment properties.   Projects
including a portfolio build out and disposition of Home Gate Suites.

Mr. Wood initiated his career as an Associate for Easdil Realty in New York, supporting
third party agency and investment banking business in hotel, multifamily and retail
properties.

Mr. Wood is Chairman of the Board of Jamboree Housing Corporation,
https://www.jamboreehousing.com/ a nonprofit housing development company that
builds affordable rental and ownership housing for lower-income families in California.  
Mr. Wood is fluent in Spanish and holds a BA in Economics from the University of Texas
in Austin.



PRINCIPAL
BIOGRAPHIES (CON’T)

Andrew G. Wood
Andrew Wood brings over 30 years of experience in real estate finance and
development, overseeing every stage of the development cycle - from
acquisition and entitlement to construction and asset management.

Throughout his career, he has underwritten, developed, and built more than
2,000 hospitality and residential units, representing over $1 billion in total
project value.

Before launching his own ventures, Mr. Wood worked in Investment Banking
at Credit Suisse First Boston (CSFB) in New York, focusing on Latin American
markets. In that role, he managed account coverage and deal execution for
key corporate and government clients, closing over $3 billion in debt, equity,
and M&A transactions.

His notable achievements include leading the $80 million private equity
placement for Hilton’s select-service expansion in Mexico and asset
managing CSFB’s Fiesta Americana Grand Cancun property.

Fluent in Spanish, Mr. Wood is also a former Peace Corps small business
volunteer, a participant in the U.S. National Development Rowing Program,
and holds a B.A. in History from the University of Texas at Austin.


