OFFERING MEMORANDUM

Los Angeles, CA 90011

A3-UnitApartment Community
with 3 Detached BungalowsUnits| 6.6% CAP RATE
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Confidentiality & Disclaimer

All materials and information received or derived from Sean Namigohar, and its
directors, officers, agents, advisors, affiliates and/or any third party sources are
provided without representation or warranty as to completeness , veracity, or
accuracy, condition of the property, compliance or lack of compliance with applicable
governmental requirements, developability or suitability, financial performance of the
property, projected financial performance of the property for any party’s intended use
or any and all other matters. Neither Sean Namigohar, and its directors, officers,
agents, advisors, or affiliates makes any representation or warranty, express or implied,
as to accuracy or completeness of the any materials or information provided, derived,
or received. Materials and information from any source, whether written or verbal, that
may be furnished for review are not a substitute for a party’s active conduct of its own
due diligence to determine these and other matters of significance to such party. Sean
Namigohar will not investigate or verify any such matters or conduct due diligence for
a party unless otherwise agreed in writing.

EACH PARTY SHALL CONDUCT ITS OWN INDEPENDENT INVESTIGATION AND DUE
DILIGENCE.

Any party contemplating or under contract or in escrow for a transaction is urged to
verify all information and to conduct their own inspections and investigations including
through appropriate third party independent professionals selected by such party. All
financial data should be verified by the party including by obtaining and reading
applicable documents and reports and consulting appropriate independent
professionals. Sean Namigohar makes no warranties and/or representations regarding
the veracity, completeness, or relevance of any financial data or assumptions. Sean
Namigohar does not serve as a financial advisor to any party regarding any proposed
transaction. All data and assumptions regarding financial performance, including that
used for financial modeling purposes, may differ from actual data or performance. Any
estimates of market rents and/or projected rents that may be provided to a party do
not necessarily mean that rents can be established at or increased to that level. Parties
must evaluate any applicable contractual and governmental limitations as well as
market conditions, vacancy factors and other issues in order to determine rents from
or for the property. Legal questions should be discussed by the party with an attorney.
Tax questions should be discussed by the party with a certified public accountant or
tax attorney. Title questions should be discussed by the party with a title officer or
attorney. Questions regarding the condition of the property and whether the property
complies with applicable governmental requirements

should be discussed by the party with appropriate engineers, architects, contractors,
other consultants and governmental agencies. All properties and services are
marketed by Sean Nami in compliance with all applicable fair housing and equal
opportunity laws.
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INVESTMENT
DETAILS

PROPERTY INFORMATION PRICING INFORMATION

p tv Add 515 E. 21st St Bri
roperty ress Los Angeles, CA 9001 rice

Assessor’s Parcel Number 5127-017-004 Current Occupancy

Year Built 1913 CAP Rate - Current

Gross Square Feet 2,154 CAP Rate - ProForma

Lot Size 6,306 GRM - Current

Zoning‘ LARD2 GRM - Pro Forma

NEW FINANCING

Loan Amount $ 570,500
Interest Rate 5.75%
Amortization 30 Years
DCR 1.35

*The proposed new financing is time sensitive and subject to change.

$815,000

100%

6.60%

7.73%

10.61

9.24



INVESTMENT HIGHLIGHTS

o A Rare 3-Unit Apartment Community Featuring 3
Separate Structures on the Lot

o 2 of the 3 Units Have Been Remodeled Down To The
Studs with High End Modern Finishes

o Recessed Lighting, New Hardwood Floors, Stainless
Steel Appliances, New Electrical and Upgraded
Plumbing in the Remodeled Units

o Large 3-Bedroom Remodeled Unit with a Living Room
and Dining Room

NOILdIHdOS3d ALH3IdOHd

e 6.6% CAP Rate at the Asking Price

e 5 Parking Spaces On-Site

o Strong Unit Mix of 3-Bedroom and 1-Bedroom Separate
Bungalows.

o Just Minutes Away from Downtown LA's attractions,
Crypto.com Arena, USC Campus.
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FINANCIAL
OVERVIEW

ANNUALIZED OPERATING DATA

LOCATION
515 E. 21st Los Angeles CA, 90011 INCOME CURRENT RENTS MARKET RENTS
Price: $815,000 Scheduled Gross Income $ 76,824 $ 88,200
Down Payment: 30% $ 244,500 Less Vacancy Rate Reserve  3.0%  $ 2,305 5.0% $4,410
Number of Units: 3 Gross Operating Income $ 74,519 $ 83,790
Cost per Legal Unit: $271,667 Less Expenses 27%  $20,753 235%  $20,753 =
Net Operating Income $ 53,766 $ 63,037 w
Current GRM: 10.61 >
Less Loan Payments $39,951 $ 39,951 >
Market GRM: 9.24 .
c CCap Pre-Tax Cash Flow 57% $13,815 9.4% $ 23,085 w
. 0,
urren ’ 6.60% Plus Principal Reduction $ 7,540 $ 7,540 Z
Market CAP: 7.73% Total Return Before Taxes  8.7%  $21,354 125%  $30,625 4
Approx. Age: 1913 <
Approx. Lot Size: 6,306 o
Approx. Gross SF: 2,154 EXPENSES <Z<
Cost per Net GSF: $378.37 Taxes Rate 1.20% $9,739 =
Insurance $ 3,231 -
Utiliti
FINANCING |'| ies $ 3,933
Maintenance $ 1,650
Loan: $591,500 Pest Control $ 700
Interest Rate: 5.75% Landscaping $1,500
Amortization: 30 Years Total Expenses: $ 20,753
: $3,451.83 ’ '
Monthly Payment: Per Net Sq. Ft.: $9.63
DCR: 1.29 Per Unit: $6,917.75

Loan information is time sensitive and subject to change.

NAMIINVESTMENT

11




17704dH LN3H

12

RENT ROLL

Unit Unit Type Actual Rents Market Rents Notes
515 3+2 $3,195 $3,200 Section 8
5151/2 1+1 $1,012 $1,950
5151/4 1+1 $2,195 $2,200
Total = $ 6,402 $ 7,350
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SALE

PROPERTY ADDRESS

515 E. 21st St
Los Angeles CA,
90011

613 E 25" St
Los Angeles, CA 90037

444 E 31% St
Los Angeles CA 90037

3424 3424 Y2 Paloma St
Los Angeles, CA 90011

S37dVHVAdWNOOD ITVS

806 E 337 St
Los Angeles, CA 90011

3640 Adair St
Los Angeles, CA 90011

1151 E 22" St
Los Angeles CA 90037
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COMPARABLES

SALE DATE  SALE PRICE
$815,000
12/31/2025  $1,000,000
11/04/2025  $890,000
08/27/2025  $810,000
07/03/2025  $930,000
06/27/2025  $879,000
05/09/2025  $1,080,000

UNITS

PRICE/UNITS

$271,667

$500,000

$445,000

$405,000

$465,000

$439,500

$540,000

PRICE/SF

$378

$686

$546

$352

$481

$463

$421

(OIS TAHL
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CAP
GRM

RATE
10.61 6.6%

6.72%
131 4.7%

UNIT
MIX

(2)1+1
(1)3+2

(2)1+1

(2)3+1

) 3+2
) 4+1

(2)6+2

(1)4+2
(1)3+1

(1)5+2
(1)2+1

YEAR BUILT

1913

1906

1910

1925

1890

1906

1925
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	PROPERTY INFORMATION
	Property Address
	515 E. 21st St Los Angeles, CA 90011
	Assessor’s Parcel Number
	5127-017-004
	Year Built
	1913
	Gross Square Feet
	2,154
	Lot Size
	6,306
	Zoning:
	LARD2

	PRICING INFORMATION
	Price
	$845,000
	Current Occupancy
	100%
	CAP Rate - Current
	6.60%
	CAP Rate - ProForma
	7.73%
	GRM - Current
	10.61
	GRM - Pro Forma
	9.24

	NEW FINANCING
	Loan Amount
	$ 570,500
	Interest Rate
	5.75%
	Amortization
	30 Years
	DCR
	1.35
	*The proposed new financing is time sensitive and subject to change.



	INVESTMENT HIGHLIGHTS
	A Rare 3-Unit Apartment Community Featuring 3 Separate Structures on the Lot
	2 of the 3 Units Have Been Remodeled Down To The Studs with High End Modern Finishes
	Recessed Lighting, New Hardwood Floors, Stainless Steel Appliances, New Electrical and Upgraded Plumbing in the Remodeled Units
	Large 3-Bedroom Remodeled Unit with a Living Room and Dining Room
	6.32% CAP Rate at the Asking Price
	5 Parking Spaces On-Site
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	Just Minutes Away from Downtown LA’s attractions, Crypto.com Arena, USC Campus.
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	FINANCIAL OVERVIEW
	LOCATION
	515 E. 21st Los Angeles CA, 90011
	Price:  Down Payment: Number of Units: Cost per Legal Unit: Current GRM:  Market GRM:  Current CAP:  Market CAP:  Approx. Age:  Approx. Lot Size: Approx. Gross SF:  Cost per Net GSF:
	30%
	$815,000 $ 244,500
	$271,667
	10.61 9.24 6.60% 7.73% 1913 6,306 2,154 $378.37


	FINANCING
	Loan:  Interest Rate: Amortization:  Monthly Payment:  DCR:
	$591,500
	5.75%
	30 Years
	$3,451.83
	1.29

	ANNUALIZED OPERATING DATA
	INCOME
	CURRENT RENTS
	MARKET RENTS
	Scheduled Gross Income Less Vacancy Rate Reserve Gross Operating Income Less Expenses Net Operating Income Less Loan Payments Pre-Tax Cash Flow Plus Principal Reduction Total Return Before Taxes
	$ 76,824 $ 2,305 $ 74,519 $ 20,753 $ 53,766 $ 39,951 $ 13,815 $ 7,540 $ 21,354
	$ 88,200 $ 4,410 $ 83,790 $ 20,753 $ 63,037 $ 39,951 $ 23,085 $ 7,540 $ 30,625
	3.0%
	5.0%
	27%
	23.5%
	5.7%
	9.4%
	8.7%
	12.5%

	EXPENSES
	1.20%
	$ 9,739 $ 3,231 $ 3,933 $ 1,650 $ 700 $ 1,500
	$ 20,753 $9.63 $6,917.75
	FINANCIAL OVERVIEW



	RENT ROLL
	Unit
	Unit  Type
	Actual Rents
	Market Rents
	Notes
	$3,195 $1,012 $2,195
	515 515 1/2 515 1/4
	3+2 1+1 1+1
	$3,200 $1,950 $2,200
	Section 8

	$ 7,350
	Total = $ 6,402

	SALE COMPARABLES Los Angeles, CA
	SALE COMPARABLES

	SALE  COMPARABLES
	CAP  RATE
	UNIT MIX
	PROPERTY ADDRESS
	SALE DATE
	SALE PRICE
	UNITS
	PRICE/UNITS
	PRICE/SF
	GRM
	YEAR BUILT
	( 2 ) 1+1 ( 1 ) 3+2
	515 E. 21st St Los Angeles CA, 90011
	6.6%
	10.61
	1913
	$244,500
	$378
	$815,000
	613 E 25th St Los Angeles, CA 90037
	1906
	( 2 ) 1+1
	12/31/2025
	$500,000
	$686
	6.72%
	$1,000,000
	444 E 31st St Los Angeles CA 90037
	11/04/2025
	$445,000
	$546
	1910
	$890,000
	( 2 ) 3+1
	3424 3424 ½ Paloma St Los Angeles, CA 90011
	1925
	( 1 ) 3+2 ( 1 ) 4+1
	$352
	08/27/2025
	$810,000
	$405,000
	806 E 33rd St Los Angeles, CA 90011
	( 2 ) 6+2
	1890
	07/03/2025
	$481
	$930,000
	$465,000
	3640 Adair St Los Angeles, CA 90011
	13.1
	4.7%
	1906
	( 1 ) 4+2 ( 1 ) 3+1
	06/27/2025
	$463
	$879,000
	$439,500
	( 1 ) 5+2 ( 1 ) 2+1
	05/09/2025
	1925
	$540,000
	$421
	$1,080,000
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