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EXECUTIVE SUMMARY

1351 Armadale Ave 16 +0.39 +11,856

Los Angeles, CA 90042 Total Units Lot Size (AC) Building SF

The Opportunity

1351 Armadale Avenue presents the opportunity to acquire a well-maintained 16-unit apartment community in Los Angeles, California, one of the nation’s
strongest and most supply-constrained multifamily markets. Built in 1958, the property consists of approximately 11,856 square feet on a +0.39-acre
LAR1-zoned parcel with a balanced unit mix of eight one-bedroom/one-bathroom units and eight two-bedroom/one-bathroom units, appealing to a broad
tenant base. Tenants benefit from an on-site laundry facility and on-site parking with 16 spaces.

The property offers an attractive value-add investment opportunity with meaningful upside through rental repositioning, as current average rents remain below
market levels. Investors have the opportunity to increase cash flow while benefiting from the stability of an established, well-located asset. Situated within a
dense Los Angeles neighborhood with convenient access to major employment centers, transportation corridors, retail amenities, and neighborhood services,
1351 Armadale Avenue is well-positioned to capitalize on continued rental demand and long-term appreciation in one of Southern California’s most resilient
multifamily markets.




INVESTMENT HIGHLIGHTS

Property Highlights

Meaningful Value-Add Opportunity: Current rents
remain below market, providing investors with the
opportunity to increase cash flow through strategic
rent growth and asset management.

Balanced 16-Unit Community: Well-balanced unit
mix of eight 1-bedroom and eight 2-bedroom
apartments appeals to a broad tenant base and
supports long-term occupancy.

Prime Los Angeles Location: Located in a dense
infill Los Angeles neighborhood with convenient
access to major employment centers,
transportation corridors, retail amenities, and
neighborhood services.

Supply-Constrained Multifamily Market: Limited
new apartment development, high replacement
costs, and continued housing demand support
long-term rent growth and asset appreciation.

current rent vs market rent

$3,000+

$2,750

$2,500

$2,250

$2,000

$1,750-
1351 Armadale Avg 1 Bed

Market Avg 1 Bed

1351 Armadale Avg 2 Bed

$2800

Market Avg 2 Bed



1351 Armadale Avenue
Los Angeles, CA 90042

1958

Year Built

16

Number of Units

+11,856

Building SF

+741

Average Unit Size

5474-029-026

APN

+0.39 AC

Lot Size

LART

Zoning
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Potential ADU Opportunity

The Property offers additional value-add potential through a previously designed +802 SF one-bedroom ADU conversion. The
prior owner advanced the plans to LADBS Ready-to-Issue (RTI) status in April 2023 under Permit No. 22016-10000-35996;
however, construction was never commenced.

The proposed plans include a one-bedroom living space with dedicated mechanical systems, a tankless water heater, ductless
mini-split HYAC, and associated exterior wall, insulation, window, and door improvements.

The prior RTI status and related materials are provided for informational purposes only and do not represent that the plans,
approvals, or proposed ADU remain active, transferable, buildable, code-compliant, or feasible today. Buyer should independently
verify current permit status, feasibility, costs, utility requirements, and all applicable City requirements.
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1351 Armadale Avenue

Los Angeles, CA 90042

FINANGCIAL OVERVIEW




FINANCIAL SUMMARY

$4,240,000 $265,000 $357.62

0.86

5.77%

List Price Price Per Unit Price Per SF GRM Cap Rate
Unit Mix
Current Market
Avg. Rent Avg. Rent Current Monthly Rent Market Monthly Rent
8 1+1 50% $2,060 $2,100 $16,481 $16,800
8 2+1 50% $2,419 $2,650 $19,355 $21,200
Average $2,240 $2,375 $35,836 $38,000
16
Total $35,836 $38,000 $430,032 $456,000

® 1Bed1Bath 50% (50%) @ 2Bed 2Bath 50% (50%)



#listing.list_price
#listing.price_sf
#listing.price_unit

Annual Operating Summary

Pro Forma Estimates Current Per Unit Market Per Unit
Gross Potential Rent $430,032 Current Rent $489,600
Less Vacancy -5.0% -$21,502 -5.0% -$24,480 -5.0%
Laundry Fees $194 Per Unit $3,100 $194 $3,100 $194
Gross Operating Income $411,630
Expenses $166,830 38.79% $468,220 34.65%
Net Operating Income $244,801 $15,300 $169,659 $18,660
Pre-Tax Cash Flow $244,801 5.77% $298,561 7.04%
Total Return Before Taxes $244,801 5.77% $298,561 7.04%

Pro Forma Annual Operating Expenses

Pro Forma Estimates Cur:{;nc;fSGl A:?L?;tl d Market
Real Estate Taxes 1.19% of Purchase Price 11.69% $50,345 $3,147 $50,345 $3,147 10.3%
Property Management Fee 5.0%x GOI 4.79% $20,582 $1,286 $23,411 $1,463 4.8%
Insurance $1.30 Per SF 3.58% $15,413 $963 $15,413 $963 3.1%
Payroll $750 Per Unit 2.79% $12,000 $750 $12,000 $750 2.5%
General and Administrative $350 Per Unit 1.30% $5,600 $350 $5,600 $350 1.1%
Contract Services $100 Per Unit 0.37% $1,600 $100 $1,600 $100 0.3%
Landscaping/Grounds $125 Per Unit 0.46% $2,000 $125 $2,000 $125 0.4%
Turnover $200 Per Unit 0.74% $3,200 $200 $3,200 $200 0.7%
Repairs & Maintenance $900 Per Unit 3.35% $14,400 $900 $14,400 $900 2.9%
Utilities $1,526 Per Unit 5.67% $24,419 $1,526 $24,419 $1,526 5.0%
Trash Removal $567 Per Unit 211% $9,071 $567 $9,071 $567 1.9%
Marketing/Advertising $100 Per Unit 0.37% $1,600 $100 $1,600 $100 0.3%
Pool $163 Per Unit 0.60% $2,600 $163 $2,600 $163 0.5%
Reserves $250 Per Unit 0.93% $4,000 $250 $4,000 $250 0.8%
Total Expenses 38.79% $166,830 $10,427 $169,659 $10,604 34.7%
% SGI
Non-Controllable Expenses: Taxes, Ins, Reserves 16.2%
Total Expenses Without Taxes & Reserves 21.4%

14



Rent Roll

Unit Current Market

Mix Rent Rent

1 2+1 $2,427 $2,800
2 2+1 $2,281 $2,800
3 2+1 $2,460 $2,800
4 2+1 $2,440 $2,800
5 1+1 $1,957 $2,300
6 1+1 $2,050 $2,300
7 1+1 $2,110 $2,300
8 1+1 $1,876 $2,300
9 1+1 $2,163 $2,300
10 1+1 $2,030 $2,300
11 1+1 $2,091 $2,300
12 1+1 $2,204 $2,300
14 2+1 $2,405 $2,800
15 2+1 $2,468 $2,800
16 2+1 $2,372 $2,800
17 2+1 $2,502 $2,800
Totals $35,836 $40,800

Averages $2,240 $2,550

15



1351 Armadale Avenue

Los Angeles, CA 90042

SALES COMPARABLES
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SALES COMPARABLES

Property Property Property Sale Year Building Number Price Price Cap
Address City Zip Code Price Built SF Of Units Per Unit Per SF Rate

@ 1351 Armadale Ave Los Angeles 90042 $4,240,000 1958 11,856 16 $265,000 $358 5.77% 9.86 -

o 4124-4130 Los Feliz Blvd Los Angeles 90027 $1,925,000 1941 5,138 6 $320,833 $375 - - 10/20/25
Q 2050-2062 Commonwealth Ave  Los Angeles 90027 $4,700,000 1928 12,251 17 $276,471 $384 - - 8/11/25
Q 136 E Avenue 44 Los Angeles 90031 $1,550,000 1906 4,616 6 $258,333 $336 3.19% - 6/24/26
Q 4634 York Blvd Los Angeles 90041 $2,800,000 1950 10,948 12 $233,333 $256 - - 7/9/26
Q 1513-1515 Colorado Blvd Los Angeles 90041 $1,625,000 1924 6,388 7 $232,143 $254 6.54% 10.75 1/16/26
Q 4452 Finley Ave Los Angeles 90027 $2,300,000 1927 8,879 10 $230,000 $259 - - 8/29/25
Q 5643 Carlton Way Los Angeles 90028 $5,776,000 1964 21651 24 $240,667 $267 5.65% 9.73 12/30/2025
4120-4124 Normal Avenue Los Angeles 90029 $5,800,000 1964 13862 20 $290,000 $411 5.77% 10.07  10/14/2025
Q 5952-5960 Benner Street Los Angeles 90042 $3,900,000 1959 9,805 14 $278,571 $398 6.86% 10.43 7/2/2025

Average $262,261 $327 5.60% 10.25




SALES COMPARABLES MAP
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RENT COMPARABLES 1351 Armadale Avene




RENT COMPARABLES (1 BED)

Address Zip Code Year Built Unit Mix Rent Per Unit

S) 1351 Armadale Ave 90042 1958 1+1 $2,060
o 166 S Avenue 53 90042 1926 1+1 $2,195
e 200 S Avenue 59 90042 1963 1+1 $2,250
Q 1222 N Avenue 49 90042 1940 1+1 $2,150
Q 2231 1/2 Laverna Ave 90041 1926 1+1 $2,200
e 2231 Laverna Ave 90041 1926 1+1 $2,300
Q 2339 1/2 Norwalk Ave 90041 1925 1+1 $2,650

Average $2,291

20



RENT COMPARABLES MAP (1 BED)
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RENT COMPARABLES (2 BED)

Address Zip Code Year Built Unit Mix Rent Per Unit

@ 1351 Armadale Ave 90042 1958 2+1 $2,419
Q 337 S Avenue 60 90042 1960 2+1 $2,950
Q 141 San Pascual Ave 90042 1961 2+1 $2,895
e 6307 Elgin St 90042 1965 2+1 $2,895
Q 5109 Meridian 90042 1920 2+1 $2,700
Q 4727 Lincoln Ave 90042 1955 2+1 $2,675
Q 1720 N Avenue 45 90041 1954 2+1 $2,899

Average $2,836

22
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Total Population Renter Occupied

20,000 65.50/0

Tourism Economic Impact GDP

HIGHLAND PARK, CA

Los Angeles remains one of the nation's strongest multifamily investment markets, supported by its diverse economy, global employment base, and sustained housing demand. Highland Park,
where the subject property is located, has emerged as one of Northeast Los Angeles' most desirable infill neighborhoods, benefiting from continued revitalization, limited new multifamily
development, and strong renter demand.

The neighborhood is characterized by a highly renter-occupied population, a vibrant mix of historic residential streets and neighborhood-serving retail, and convenient access to major
employment centers including Downtown Los Angeles, Pasadena, Glendale, and Burbank. Its central location continues to attract young professionals, creatives, and long-term residents seeking
an urban lifestyle with relative affordability.

Highland Park offers exceptional regional connectivity through the Metro A Line (Gold Line), Interstate 110, and State Route 110, providing direct access to Downtown Los Angeles and the greater
San Gabiriel Valley. York Boulevard and Figueroa Street have experienced significant private investment, introducing new restaurants, retail, and entertainment venues that have further enhanced
the neighborhood's appeal.

As housing affordability challenges persist across the Los Angeles metro, Highland Park's limited housing supply, strong rental fundamentals, and continued neighborhood investment position
the submarket for sustained rental demand and long-term value appreciation.
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Founded in 1887, Occidental College is a nationally recognized private Founded in 1880, the University of Southern California (USC) is one of the
liberal arts college in Los Angeles' Eagle Rock neighborhood. Located nation's leading private research universities and a major anchor for Los Angeles.
. . . Located just minutes from the subject property, USC attracts over 49,000
just minutes from the subject property, the college attracts students and . . R

) i students and faculty, driving strong demand for nearby housing, retail, dining,
faculty from across the country, supporting consistent demand for e —.

nearby housing, retail, dining, and neighborhood services.

+(0.8 Miles 1,881+ +9 Miles 46, +

Distance to Subject Property Enroliment

HIGHER EDUCATION

The subject property is located near USC and Occidental College, two of Los Angeles' premier private
universities. Together, they support strong year-round demand for housing, retail, dining, and local businesses.
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Employment
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2025 Statistics
5M+ 1.7%

Total Workforce Base Employment Growth

Major Employer #1 Employment Sector
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Source: U.S. Bureau of Labor Statistics, Los Angeles County Economic Development
Corporation, Port of Los Angeles, Port of Long Beach, California Employment Development
Department, CoStar Group | 2025 Dataset
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Approximately 5 Miles From
Downtown Los Angeles With Direct

Access to Pasadena, Glendale &
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Los Angeles, CA

Los Angeles ranks as the #2 multifamily market in the U.S. by capital, with improving transaction activity reflecting renewed
total inventory, supported by its global economic significance, investor confidence. Long-term supply constraints and strong
high barriers to entry, and deeply rooted renter base. As underlying demand position Los Angeles for stable

a core gateway market, it continues to attract institutional performance and sustained multifamily investment.
9,775,632 #2 Largest U.S. Metro Economy #2 Largest U.S. City

LA County Population Metro GDP | $1.4T 3.9M | City of LA Population

Source: U.S. Census Bureau, BEA, CoStar Group, RealPage | 2025 Dataset @




| LA Multifamily Performance

Los Angeles ranks as the #2 multifamily market in the U.S. by total

6.6% $8,000,000,000 inventory, driven by its scale, high barriers to entry, and deep renter
Vacancy Sales Volume base. Market conditions are expected to improve as new supply is
et absorbed, vacancy stabilizes, and rent growth accelerates. Long-term
1 7M+ 1 8 992 supply constraints driven by zoning, land scarcity, and construction
’
Total Units in Inventory Urtie Uinclr Sareteia costs continue to support rent stability and asset performance. As a
519 result, investor confidence is strengthening, with capital targeting
1% o .
$356K $2,346 stabilized assets poised for future rent growth and durable cash flow.

Market Cap

it Rate Market Sale Price Per Unit Market Asking Rent Per Unit Source: CoStar Group, Yardi Matrix, RealPage | 2025 Dataset
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This Offering Memorandum contains select information pertaining to the business and affairs of the property owner and its tenant for real property located at 1351 Armadale Avenue, Los Angeles, CA 90042 (“Property”). The Offering Memorandum may
not be all-inclusive or contain all of the information a prospective purchaser may desire. The information contained in this Offering Memorandum is confidential and furnished solely for the purpose of a review by a prospective purchaser of the
Property. It is not to be used for any other purpose or made available to any other person without the written consent of Seller or Matthews™. The material and information in the Offering Memorandum is unverified. Matthews™. has not made any
investigation, and makes no warranty or representation, with respect to square footage, income and expenses, the future financial performance of the property, future rent, and real estate value market conditions, the condition or financial prospects of
any tenant, or the tenants’ plans or intentions to continue to occupy space at the property. All prospective purchasers should conduct their own thorough due diligence investigation of each of these areas with the assistance of their accounting,
construction, and legal professionals, and seek expert opinions regarding volatile market conditions given the unpredictable changes resulting from the continuing COVID-19 pandemic. The information is based in part upon information supplied by the
Owner and in part upon financial information obtained from sources the Owner deems reliable. Neither owner, nor their officers, employees, or real estate agents make any representation or warranty, express or implied, as to the accuracy or
completeness of this Offering Memorandum, or any of its content, and no legal liability is assumed or shall be implied with respect thereto. Prospective purchasers should make their own projections and form their own conclusions without reliance
upon the material contained herein.

By acknowledging your receipt of this Offering Memorandum for the Property, you agree:

1. The Offering Memorandum and its contents are confidential;
2. You will hold it and treat it in the strictest of confidence; and
3. You will not, directly or indirectly, disclose or permit anyone else to disclose this Offering Memorandum or its contents in any fashion or manner.

Matthews Real Estate Investment Service™. is not affiliated with, sponsored by, or endorsed by any commercial tenant or lessee in the Offering Memorandum. The presence of any entity’s name or logo, including any commercial tenant’s name or
logo, is informational only and does not indicate or suggest any affiliation and/or endorsement of Matthews™., the property, or the seller by such entity.

Owner and Matthews™. expressly reserve the right, at their sole discretion, to reject any and all expressions of interest or offers to purchase the Property and to terminate discussions with any person or entity reviewing this Offering Memorandum or
making an offer to purchase the Property unless and until a written agreement for the purchase and sale of the Property has been fully executed and delivered.

If you wish not to pursue negotiations leading to the acquisition of the Property or in the future you discontinue such negotiations, then you agree to purge all materials relating to this Property including this Offering Memorandum.
A prospective purchaser’s sole and exclusive rights with respect to this prospective transaction, the Property, or information provided herein or in connection with the sale of the Property shall be limited to those expressly provided in an executed
Purchase Agreement and shall be subject to the terms thereof. In no event shall a prospective purchaser have any other claims against Owner or Matthews™. or any of their affiliates or any of their respective officers, directors, shareholders, owners,

employees, or agents for any damages, liability, or causes of action relating to this solicitation process or the marketing or sale of the Property.

This Offering Memorandum shall not be deemed to represent the state of affairs of the Property or constitute an indication that there has been no change in the state of affairs of the Property since the date of this Offering Memorandum.
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