'-;-:':' . " A 'I'E_f 5 B
GROVE STRE

:.-APART[V]ENT _

- 206 G.;ove Street | Urbana, Ilzr:ii_

: Ty p
O'F"ﬁERING MEMORANDUM % ol
li.n B P ) : r-:‘ . 1 I. y

LANDMAN



Grove Street Apartments

CONTENTS

01 Executive Summary 06 Demographics
Investment Summary General Demographics
Unit Mix Summary Race Demographics

02 Location 07 Company Profile
Location Summary Advisor Profile

Local Business Map
Aerial View Map

Drive Times

Drive Times (Heat Map)

03 Property Description
Property Features
Property Images

04 RentRoll
Rent Roll

05 Financial Analysis
Income & Expense Analysis

Exclusively Marketed by:

2
18
A\
Jon Fisher
MR LANDMAN
Designated Managing Broker
(217) 202-0924

jonfisher1991@gmail.com
lllinois #471.020503 B it e
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conditions, prior sale, lease or financing, or withdrawal without notice. We include projections, opinions, assumptions or estimates for example only, and they may not represent the current or future performance of the property. You and your tax and legal advisors should conduct your
own investigation of the property and transaction.
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OFFERING SUMMARY

ADDRESS 206 Grove Street
Urbana IL 61802
COUNTY Champaign
MARKET Champaign—Urbana metropolitan area
BUILDING SF 7,200 SF
LAND SF 8,192 SF
LAND ACRES 0.19
NUMBER OF UNITS 8
YEAR BUILT 1976
YEAR RENOVATED 2026
APN 92-21-17-236-003
OWNERSHIP TYPE Fee Simple
FINANCIAL SUMMARY
PRICE $949,000
PRICE PSF $131.81
PRICE PER UNIT $118,625
OCCUPANCY 100.00%
NOI (CURRENT) $63,648
NOI (PRO FORMA) $67,558
CAP RATE (CURRENT) 6.71%
CAP RATE (PRO FORMA) 7.12%
GRM (CURRENT) 11.00
GRM (PRO FORMA) 10.41

DEMOGRAPHICS 5 MILE 10 MILE 15 MILE

2026 Population 133,037 163,887 198,541
2026 Median HH Income $53,742 $58,742 $62,360
2026 Average HH Income $77,916 $86,367 $89,771

Investment Summary | Grove StreetApartments



Investment Summary

e 206 S. Grove Street presents the opportunity to acquire a well-
maintained and recently updated 8-unit multifamily property located
in one of Urbana’s most desirable rental corridors. Situated just two
blocks west of Vine Street and within walking distance of Lincoln
Square Mall, downtown Urbana, the Urbana Farmers Market, and
Urbana municipal offices, the Property benefits from a highly
convenient location with close proximity to shopping, dining,
employment centers, healthcare, and the University of lllinois.

e |ocated just over one mile from the University of lllinois and its
enroliment of approximately 59,000 students, the Property is
strategically positioned to attract a diverse tenant base including
students, healthcare workers, university employees, young
professionals, and workforce renters seeking quality housing in a
centrally located neighborhood setting.

e The Property consists of eight spacious two-bedroom / one-
bathroom apartment units that are believed to average
approximately 880 square feet per unit. Each unit features a full
kitchen, living room, dining area, in-unit stackable laundry, and a
rear sliding glass door providing access to a patio or balcony area.
The unit layouts offer a more residential-style living experience than
many competing apartment properties within the surrounding
market

e Current ownership has completed substantial interior and exterior
improvements during their approximately five-year ownership
period. Interior upgrades include updated vinyl flooring, bathroom
improvements, and general cosmetic renovations throughout the
units. More recently, ownership completed exterior repairs and a full
exterior repainting, significantly enhancing the Property’s curb
appeal and overall presentation. The mature tree coverage and
low-density garden-style layout further contribute to the Property’s
attractive residential feel.

e Ownership believes the roof has been replaced within
approximately the past ten years, although the exact age is
unknown. Additionally, various mechanical components throughout
the Property have been updated and maintained as needed during
ownership.

Investment Summary | Grove StreetApartments



e As a result of the recent renovations and improved appearance of
the Property, the next owner should be well-positioned to continue
increasing rents toward market levels. The Listing Agent believes
there is potential to increase rental rates by approximately $50-
$100 per unit per month based upon the recent improvements,
strong unit sizes, in-unit laundry, patio/balcony features, and the
Property’s highly desirable location near the University of lllinois,
Carle Foundation Hospital, downtown Urbana, and major
employment centers throughout Champaign-Urbana.

o Additional amenities include surface parking, mature landscaping,
exterior stair access, and a quiet neighborhood atmosphere that
continues to appeal to long-term tenants seeking a balance
between convenience and residential character.

e With its combination of strong location fundamentals, recent capital
improvements, spacious unit layouts, and continued rental upside
potential, 206 S. Grove Street represents an attractive opportunity
to acquire a stabilized multifamily asset within one of Central lllinois’
strongest rental markets.

Investment Summary | Grove StreetApartmentsn



Actual Market
Unit Mix Square Feet Current Rent Rent PSF Monthly Market Rent Market Rent Market
Income PSF Income
2 bd +1ba $899 $1.02 $7,190 $950 $1.08 $7,600
Totals/Averages $899 $1.02 $7,190 $950 $1.08 $7,600
Unit Mix Summary Unit Mix SF

Unit Mix Revenue

I ? bd+1ba

I ? bd +1ba

Actual vs. Market Revenue

I ? bd+1ba

Il Current Rent Il Market Rent

51,000

3800

5600

5400

5200

50

2 bd+1ba

Unit Mix Summary | Grove Street Apartments
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Champaign County, IL

Champaign County is a county in the U.S. state of lllinois. As of the
2020 Census, its population was 205,865, making it the 10th-most
populous county in lllinois. Its county seat is Urbana.

Champaign County is part of the Champaign—Urbana metropolitan
area. The twin cities of Urbana and Champaign are the only cities in
the county, and they nearly surround the campus of the University
of lllinois.

Here is a list of the top ten employers in Champaign County:

*University of lllinois Urbana-Champaign — 14,676 employees
*Carle Health — 8,189 employees

*Champaign Unit 4 School District — 1,980 employees
+Christie Clinic — 981 employees

*Kraft Heinz — 980 employees

*Champaign County Government — 950 employees

*Urbana School District #116 — 860 employees

*OSF HealthCare — 798 employees

*Plastipak Packaging — 702 employees

*Parkland College — 621 employees

University of lllinois

The University of lllinois is a public land-grant research university in
the Champaign—Urbana metropolitan area, lllinois, United States.
Established in 1867, it is the founding campus and flagship
institution of the University of lllinois System. With over 59,000
students, the University of lllinois is one of the largest public
universities by enroliment in the United States.

The university contains 16 schools and colleges and offers more
than 150 undergraduate and over 100 graduate programs of study.
The university holds 651 buildings on 6,370 acres and its annual
operating budget is over $2 billion. The University of lllinois Urbana-
Champaign also operates a research park home to innovation
centers for over 90 start-up companies and multinational
corporations.

® The University of Illinois Urbana-Champaign is a member of the

Association of American Universities and is classified among "R1:
Doctoral Universities — Very high research activity". In fiscal year
2019, research expenditures at lllinois totaled $652 million. The
campus library system possesses the fourth-largest university
library in the United States by holdings. The university also hosts
the National Center for Supercomputing Applications.

Location Summary | Grove Street Apartments H
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PROPERTY FEATURES

NUMBER OF UNITS
BUILDING SF

LAND SF

LAND ACRES

YEAR BUILT

YEAR RENOVATED

# OF PARCELS
ZONING TYPE
BUILDING CLASS
TOPOGRAPHY
LOCATION CLASS
NUMBER OF STORIES
NUMBER OF BUILDINGS
LOT DIMENSION

NUMBER OF PARKING
SPACES

PARKING RATIO
POOL / JACUZZI
FIRE PLACE IN UNIT
WASHER/DRYER

7,200
8,192
0.19
1976
2026
1

R-4
B-
Flat

B

2

1

65 x 125
12

1.6:1
No
No

Yes

UTILITIES

WATER
TRASH
GAS
ELECTRIC
SEWER

City (Paid by tenant)
Private (Paid by owner)
Public (Paid by tenant)
Public (Paid by tenant)
Public (Paid by owner)

CONSTRUCTION

FOUNDATION Concrete
FRAMING Wood
EXTERIOR Wood siding
PARKING SURFACE Gravel
ROOF Asphalt Shingles
STYLE Garden
LANDSCAPING Basic

i

-

Property Features | Grove Street Apartments
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Unit Unit Mix Square Feet Rent PSF Current Rent Market Rent Move-in Date Lease End
10 2 bd + 1 ba 880 $1.02 $895.00 $950.00 08/20/2025 07/31/2026
12 2 bd + 1 ba 880 $0.98 $865.00 $950.00 11/01/2023 07/31/2027
14 2 bd +1ba 880 $1.02 $895.00 $950.00 03/02/2026 07/31/2027
16 2 bd + 1 ba 880 $1.02 $895.00 $950.00 09/14/2023 07/31/2027
20 2 bd + 1 ba 880 $0.97 $850.00 $950.00 04/01/2024 07/31/2027
22 2 bd + 1 ba 880 $1.05 $925.00 $950.00 05/17/2024 07/31/2027
24 2 bd + 1 ba 880 $1.07 $940.00 $950.00 04/25/2025 07/31/2026
26 2 bd + 1 ba 880 $1.05 $925.00 $950.00 08/21/2024 07/31/2027
Totals / Averages 7,040 $1.02 $7,190.00 $7,600.00

Notes:

Rent roll provided on May 31st, 2026.

RentRoll | Grove StreetApartments
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INCOME CURRENT PRO FORMA

Gross Scheduled Rent $86,280 $91,200

Effective Gross Income $86,280 $91,200

Less Expenses $22,632 26.23% $23,642 25.92%
Net Operating Income $63,648 $67,558

Income Notes: Financials provided on May 31st, 2026.

EXPENSES CURRENT pgr Unit PRO FORMA per unit
Real Estate Taxes $13,704 $1,713 $14,389 $1,799
Insurance $2,496 $312 $2,620 $328
Trash Removal $1,644 $206 $1,726 $216
*Repairs & Maintenance $2,400 $300 $2,400 $300
Sewer $948 $119 $995 $124
Internet $720 $90 $756 $95
Electric $720 $90 $756 $95
Total Operating Expense $22,632 $2,829 $23,642 $2,955
Expense / SF $3.14 $3.28

% of EGI 26.23% 25.92%

Expense Notes: Repairs & Maintenance is an owner estimate.

Disclaimer: These numbers are provided as assumptions and are not guaranteed. Broker and/or Seller shall bear no

responsibility if actual outcomes vary.

Il Met Operating Income

Il Total Operating Expense

Il Real Estate Taxes
I Insurance
*Repairs &Maintenance
I Trash Removal
Sewer
I |nternet
I Electric

Income & Expense Analysis | Grove Street Apartments P44
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POPULATION 5 MILE 10 MILE 15 MILE
2000 Population 118,134 139,596 171,301
2010 Population 130,229 159,434 194,151
2026 Population 133,037 163,887 198,541
2031 Population 133,568 164,044 198,765
2026 African American 24,186 26,740 29,762
2026 American Indian 614 668 791
2026 Asian 22,693 25,091 25,590
2026 Hispanic 12,955 14,236 17,074
2026 Other Race 5,927 6,456 7,926
2026 White 68,842 92,151 118,991
2026 Multiracial 10,695 12,683 15,355
2026-2031: Population: Growth Rate 0.40% 0.10% 0.10%
2026 HOUSEHOLD INCOME 5 MILE 10 MILE 15 MILE
less than $15,000 11,433 12,272 13,220
$15,000-$24,999 4,924 5,463 6,139
$25,000-$34,999 4,883 5,425 6,369
$35,000-$49,999 5,260 6,159 7,528
$50,000-$74,999 9,932 11,902 14,226
$75,000-$99,999 7,373 9,067 11,152
$100,000-$149,999 6,826 9,802 12,656
$150,000-$199,999 2,811 4,191 5,438
$200,000 or greater 4,169 6,129 7,631
Median HH Income $53,742 $58,742 $62,360
Average HH Income $77,916 $86,367 $89,771

— 2026 Population —— 2031 Population

215,197+
198,765+
182,333
165,901+
149,469 -
133,037+
116,605

5 Mile Radius 10 Mile Radius 15 Mile Radius

2026 Household Income

5 Mile Radius [l 10 Mile Radius [l 15 Mile Radius
35%
30%
25%
20% —
15%
10%
'S
0% - S
525k or 523k - a0k - 5100k - 5200k or
less $50k F100k $200k more

2026 Own vs. Rent - 5 Mile Radius

52%

General Demographics | Grove Street Apartments

Il Owner Occupied Housing
Il Renter Occupied Housing

Vacant Housing

Source: esri




2026 POPULATION BY AGE 5 MILE 10 MILE 15 MILE
2026 Population Age 30-34 9,693 11,643 13,425
2026 Population Age 35-39 7,735 9,855 12,146
2026 Population Age 40-44 6,740 8,937 11,366
2026 Population Age 45-49 5,503 7,477 9,746
2026 Population Age 50-54 4,997 7,012 9,181
2026 Population Age 55-59 4,684 6,473 8,471
2026 Population Age 60-64 5,091 6,926 9,090
2026 Population Age 65-69 5,104 6,949 9,013
2026 Population Age 70-74 4,566 6,139 7,844
2026 Population Age 75-79 3,194 4,274 5,450
2026 Population Age 80-84 1,987 2,610 3,303
2026 Population Age 85+ 2,211 2,730 3,353
2026 Population Age 18+ 112,555 136,383 162,442
2026 Median Age 28 30 31
2031 Median Age 28 30 32
2026 INCOME BY AGE 5 MILE 10 MILE 15 MILE
Median Household Income 25-34 $54,369 $57,731 $60,238
Average Household Income 25-34 $73,225 $79,063 $82,041
Median Household Income 35-44 $77,913 $84,776 $87,185
Average Household Income 35-44 $105,138 $113,989 $115,886
Median Household Income 45-54 $80,989 $90,712 $92,858
Average Household Income 45-54 $110,091 $120,724 $122,471
Median Household Income 55-64 $73,252 $80,510 $82,037
Average Household Income 55-64 $101,526 $110,629 $111,434
Median Household Income 65-74 $60,685 $65,078 $66,181
Average Household Income 65-74 $85,565 $90,841 $91,625
Average Household Income 75+ $73,302 $74,916 $72,712

Population By Age

I Age 30-39
I Age 4049
Age 50-54
B Age 54-59
Age 60-64
Il Age 65-69
I Age 70-74
Age 80+

—— Median Age Income — Awverage Age Income

$120,000
$100,000 S~
/ S

$80,000 // ——-\ ~_
$60,000 .
$40.000
$20,000

$0 . . . . . . .

2534 3544 4554 5564 6574 75+

General Demographics | Grove Street Apartments



DIVERSITY INDEX 5 MILE 10 MILE TSMILE  POPULATION DIVERSITY

— 3 MILE — 10 MILE 13 MILE
Diversity Index (+5 years) 74 71 68 7
Diversity Index (current year) 72 69 66 ¥
Diversity Index (2020) 71 67 64 =
260+
Diversity Index (2010) 58 53 50 £
* 2 2 2 2
POPULATION BY RACE [
OPULATION BY RAC % % % %
2026 MEDIAN AGE BY RACE 5 MILE 10 MILE 15 MILE
Median American Indian/Alaska Native Age 31 31 31
Median Asian Age 24 24 24
Median Black Age 29 29 29
5 MILE 10 MILE 15 MILE Median Hispanic Age 23 23 23
Median Multiple Races Age 23 23 23
2026 POPULATION BY 5 MILE 10 MILE 1smiLe  Median Other Race Age 23 23 24
RACE Median Pacific Islander Age 30 29 34
African American 17% 15% 14%
Median White Age 34 36 38
American Indian 0% 0% 0%
Asian 16% 14% 12%
: : 2026 MEDIAN AGE BY RACE
- Hispanic 9% 8% 8% 5 Mile Radius [l 10 Mile Radius [l 15 Mile Radius
Multiracial 7% 7% 7% 35 -
- Other Race 4% 4% 4% ;g'
I white 47% 52% 55% 20 -
15+
104
5_
T A % 8 K% 4 G R
o - g @ -
Vol 9w o by Oy % g
7, % o T Ay
& ®
%i— %, G %g.
@
s

Race Demographics | Grove Street Apartments
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Jon Fisher
Designated Managing Broker

| was raised on the original family farm that was settled back in the mid-1860’s. | graduated from Unity High School in 1991
where | served as the class president. | attended the University of lllinois where | graduated with a degree in agricultural
economics in 1995. After graduating college, | started my own agri-business and grew it into an international enterprise that
had customers in all 50 states and 15 foreign countries. | was honored to have been named the 2015 Illinois Friend of
Agriculture Award Winner by the lllinois Department of Agriculture.

| am a blessed single dad to two amazing children. My oldest son, Jonathon, is 26 and works for State Farm Corporate. My
daughter, Reagan, is 16 and is a sophomore. My hobbies include watching sports, sports announcing, & going to church.

Licensed lllinois Designated Managing Broker, MR. LANDMAN LLC, License #471.020503
Licensed Indiana Managing Broker, MR. LANDMAN, LLC, License #RB18000549
Licensed lowa Broker Officer, MR. LANDMAN, LLC, License #B68919000

Licensed Alabama Qualifying Broker, MR. LANDMAN, LLC, License #000134713-0
Licensed South Carolina Broker in Charge, MR. LANDMAN, LLC, License #117228
Licensed Georgia Broker, MR. LANDMAN, LLC, License #403701

Licensed Maine Designated Broker, MR. LANDMAN, LLC, License #DB924033

Licensed North Carolina Broker In Charge, MR. LANDMAN, LLC, License #325370
Licensed Tennessee Broker, MR. LANDMAN, LLC, License #358759

Licensed Colorado Responsible Broker, MR. LANDMAN, License #100090363

Licensed Florida Broker, MR. LANDMAN, LLC, License #BK3489532

Licensed Wisconsin Broker, MR. LANDMAN, LLC, License #59034-90

Licensed Missouri Broker, MR. LANDMAN, LLC, License #2021009405

Licensed Oklahoma Managing Broker, MR. LANDMAN, LLC, License #201422

Licensed Arkansas Primary Broker, Mr. LANDMAN, LLC, License #PB00090772

Licensed Kansas Supervising Broker, MR. LANDMAN, LLC, License #00247140

Licensed Louisiana Broker, MR. LANDMAN, LLC, License #995709646

Licensed North Dakota Broker, MR. LANDMAN, LLC, License #10982

Licensed Minnesota Broker, MR. LANDMAN, LLC, License #40783935

Licensed South Dakota Broker, MR. LANDMAN, LLC, License #20262

Licensed Nebraska Designated Broker, MR. LANDMAN, LLC, License #20220411
Licensed Pennsylvania Broker, MR. LANDMAN, LLC, License #RM425074

Licensed Michigan Associate Principal Broker, MR. LANDMAN, LLC, License #6502432213
Licensed Kentucky Principal Broker, MR. LANDMAN, LLC, License #284073

Licensed Texas Broker, MR. LANDMAN, LLC, License #819440

Licensed Ohio Principal Broker, MR. LANDMAN, LLC, License #BRKP.2025001469
Licensed Mississippi Broker, MR. LANDMAN, LLC, License #B-24926

Licensed Montana Broker, MR. LANDMAN, LLC, License #135738

Licensed West Virginia Broker, MR. LANDMAN, LLC, License #WVB260301161
Licensed Maryland Broker, MR. LANDMAN, LLC, License #5023589

Licensed Wyoming Responsible Broker, MR. LANDMAN, LLC, License #17551
Licensed Idaho Managing Broker, MR. LANDMAN, LLC, License #7081213
Licensed Virginia Principal Broker, MR. LANDMAN, LLC, License #0225279436
Licensed Utah Principal Broker, MR. LANDMAN, LLC, License #14284561-PB00

Advisor Profile | Grove Street Apartments
| icensed lllinois Atictioneer | icence #441 000156



Grove Street Apartments

CONFIDENTIALITY and DISCLAIMER

The information contained in the following offering memorandum is proprietary and
strictly confidential. It is intended to be reviewed only by the party receiving it from
MR LANDMAN and it should not be made available to any other person or entity
without the written consent of MR LANDMAN.

By taking possession of and reviewing the information contained herein the recipient
agrees to hold and treat all such information in the strictest confidence. The
recipient further agrees that recipient will not photocopy or duplicate any part of the
offering memorandum. If you have no interest in the subject property, please
promptly return this offering memorandum to MR LANDMAN. This offering
memorandum has been prepared to provide summary, unverified financial and
physical information to prospective purchasers, and to establish only a preliminary
level of interest in the subject property.

The information contained herein is not a substitute for a thorough due diligence
investigation. MR LANDMAN has not made any investigation, and makes no
warranty or representation with respect to the income or expenses for the subject
property, the future projected financial performance of the property, the size and
square footage of the property and improvements, the presence or absence of
contaminating substances, PCBs or asbestos, the compliance with local, state and
federal regulations, the physical condition of the improvements thereon, or financial
condition or business prospects of any tenant, or any tenant’s plans or intentions to
continue its occupancy of the subject property.

The information contained in this offering memorandum has been obtained from
sources we believe reliable; however, MR LANDMAN has not verified, and will not
verify, any of the information contained herein, nor has MR LANDMAN conducted
any investigation regarding these matters and makes no warranty or representation
whatsoever regarding the accuracy or completeness of the information provided. All
potential buyers must take appropriate measures to verify all of the information set
forth herein. Prospective buyers shall be responsible for their costs and expenses of
investigating the subject property.

Exclusively Marketed by:

a

Y \
L

Jon Fisher

MR LANDMAN

Designated Managing Broker
(217) 202-0924
jonfisher1991@gmail.com
lllinois #471.020503 www.mrlandman.com
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