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CONFIDENTIALITY AND DISCLAIMER

The information contained in this Offering Memorandum (“Memorandum”) is proprietary and strictly confidential; it is intended
to be reviewed only by the party receiving it from Broker and should not be made available to anyone else without the written
consent of Broker. By retention or use of this Memorandum, you agree that its contents are confidential, that you will hold it in the
strictest confidence, and that you will not disclose any of its contents contrary to these terms.

This Memorandum has been prepared to provide summary, unverified information to establish a preliminary level of interest in
the subject property (“Property”). The information in this Memorandum has been obtained from sources Broker believes to be
reliable; however, Broker has not conducted sufficient investigation to make any warranty or representation whatsoever including
but not limited to the accuracy or completeness of the information, veracity or accuracy of the information, condition of the
Property or its compliance or lack of compliance with applicable governmental requirements, developability, suitability or financial
performance of the Property, income or expenses for the Property, the size and square footage of the Property and improvements,
the presence or absence of contaminating substances, PCB’s or asbestos, the compliance with State or Federal regulations, the
physical condition of the improvements thereon, or the financial condition or business prospects of any tenant or any tenant’s
plans or intentions to continue occupancy of the Property. The Memorandum has selected information relating to the Property
and does not purport to be an all - inclusive representation regarding the Property or to contain all or part of the information
which prospective investors may require to evaluate the purchase of the Property. Additional information and an opportunity to
investigate the Property will be made available to interested and qualified prospective purchasers. All information is based on
assumptions relating to the general economy, market conditions, competition and other factors beyond the control of Broker,
therefore, all information is subject to material variation. The information contained herein is not a substitute for a thorough due
diligence investigation. Interested parties are expected to review all information of whatever nature independently and not rely
on the contents of this Memorandum in any manner.

The Property owner (“Owner”) expressly reserves the right, at its sole discretion, to reject any or all offers to purchase the Property,
and/or to terminate discussions at any time with or without notice. The Owner shall have no legal commitment or obligation

unless and until written agreement(s) have been fully executed, delivered and approved by the Owner and any conditions to the
Owner’s obligations therein have been satisfied or waived.

THEJAMESGRrOUP

2| LyonStahl| TheJamesGroup 4850 Mascot St. - Offering Memorandum



TABLE OF CONTENTS LYONSIRa'S

FXCLUSIVE
LISTING
AGENTS!

04 Executive Summary

Property Description
08 Eed' Y 2 WILL JAMES

First VE Investments
West Los Angeles Office
TEL: (310)800-9858
will@lyonstahl.com

CA License: 01734419

14 Financial Summary
PETER JAMES

First VP, Investments
West Los Angeles Office
TEL: (310)467-758]
peter@lyonstahl.com
'I 8 Market Overview CA License: 01748556

THEJAMESGRrOUP

3| LyonStahl| TheJamesGroup



Section U |

S Executive
4. F summary

R r':




EXECUTIVE SUMMARY

4850 Mascot St. is a refreshed 7 unit Value-Add Apartment
building in Prime Mid-City, delivered with 2 renovated
vacant units and nearly RTI for two ADUs above the rear

garages.

4850 Mascot Street offers investors a strong value-add op-
portunity in an improving neighborhood seeing continued
multifamily development and reinvestment. The property will
be delivered with two renovated two-bedroom units vacant
at close of escrow, allowing a new owner to capture market
rentsimmediately. Additional upside may berealized through
the potential construction of two ADUs above the rear ga-
rages with RTI permit status, which could increase rental in-
come by nearly 70% based on current projections and pre-
serve parking. Three occupied units are also rented below
market, providing further income growth over time. With
immediate rental upside and future development potential,
4850 Mascot Street is a compelling investment opportunity.

Mid-City is a centrally located Los Angeles submarket just
north of the 10 Freeway, offering convenient access to the
beach, Downtown LA, and major employment hubs, along
with a strong mix of nearby restaurants, shopping, and
daily amenities along La Brea and Washington Boulevard.

Prime Mid-City Location, near La Brea and Washington Blvd.

Currently 2 Remodeled two bedroom units.

Value-Add Investment with Nearly 70% Upside in Rents

Nearly RTI status for two ADUs built above the garages

5| LyonStahl | TheJamesGroup
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PRICING SUMMARY

INVESTMENT SUMMARY

Price $1475,000
Price / Unit $210,714
Price |/ SF $295
Cap Rate 6.13%
Market Cap Rate 13.86%
GRM 10.34
Market GRM 5.b4

PROPERTY SUMMARY

Address 4850 Mascot St.
APN 5067-012-010
Year Built 1926
No. of Units 7+ 2 ADUs
Square Feet 4992
Average Unit Sk /13
Lot Size 7,000
Parking 5 On-Site Spaces
Zoning LARD15
Utilities Separately Metered

Construction

6| LyonStahl| TheJamesGroup
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INVESTMENT HIGHLIGHTS

Prime Mid-City Location
@ Located near the intersection of Washington Boulevard
@ and La Brea Avenue, 4850 Mascot Street offers a central
Mid-City location with convenient access to the 10
Freeway, major employment hubs, retail amenities, and
surrounding Los Angeles neighborhoods.

Great Unit Mix
I_ The property offers a well-balanced unit mix of, two-
|
—

bedrooms, one-bedroom units, studios, and a bachelor
unit, which is well suited for this Mid-City rental pocket
and appeals to a broad range of tenants.

2 ADUs Delivered RTI
The proposed 1 Bed, 1 Bath and Studio 1 Bath ADUs will
be constructed above the rear garages. The ADU
construction permits are ready to issue (RTI), saving
time and money and allowing immediate construction
while preserving parking.

— Delivered with 2 Rent Ready Vacancies

- — The property will be delivered with two rent ready upper
X two-bedroom / one bath units at the close of escrow.
These units are fully renovated with new appliance,
Wosher/dryers in unit, front and back entrances, and
amazing views.

0 Current ownership has made recent improvements
including full renovation of the two vacant upper two-
bedroom units, new exterior paint, and obtaining near RTI
permits to construct two ADUs above the rear garages.

%@ Recent Upgrades

MNOTICE OF NOTICE OF

DEwoLITIoN DEMOLITION
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PROPERTY OVERVIEW

Property Address

Year Built
Building SF
Lot Area SF
APN
Zoning

No. of Units
Unit Mix

Parking
Construction
Utilities
Occupancy

4850 Mascot St.
Los Angeles, CA 90019
1926

4,992

7,000
5067-012-010
LARD15

5

(2) 2 Bed, 1Bath
(2) 1Bed, 1Bath
(2) single, 1Bath
(1) Bachelor

(2) Potential ADUs

5 On-site Parking Spaces

Wood-Frame Stucco
Individually Metered

4850 Mascot Street is a  7-unit multifamily
property located in the Mid-City neighborhood
of Los Angeles. Built in 1926, the property features
approximately 4,992 square feet of improvements
on a 7,000-square-foot LARD1.5-zoned lot. The unit
mix consists of two 2-bedroom/l-bath units, two
I-bedroom/l-bath units, two single / 1-bath, and
one bachelor unit, offering a versatile layout that
appeals to a broad tenant base. Constructed with
wood-frame stucco, the property is individually
metered for utilities and includes five on-site parking
spaces. There are also RTI plans to construct two
ADU units that will be constructed above the rear
garages(subject to buyer verification). Current
occupancy is approximately 71%, creating an
opportunity to improve operations through lease-
up and stabilization. With its central Los Angeles
location, desirable unit mix, and value-add
potential, 4850 Mascot Street presents a compelling
multifamily investment opportunity.

1——. = =
— = =
—— gm K [38h

4,992 sf 7+ 2 1926

Building SF Units + ADUs Year Built
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PROPERTY PHOTOS
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VACANT UNIT PHOTOS

12| LyonStahl| TheJamesGroup 4850 Mascot St. - Offering Memorandum



- -

A

&

S




Section 3

Financial
Summqry




RENT ROLL

Unit No. Unit Type Unit SF Monthly Rent Rent/SF Pro Forma Monthly  PF Rent/SF Comments
Rent
48501/2 2 Bed, 1 Bath 850 $3,250 $3.82 $3,250 $3.82 Vacant
48521/2 2 Bed, 1 Bath 850 $3,250 $3.82 $3,250 $3.82 Vacant
4852 1 Bed, 1 Bath 850 $2,116 $2.49 $2,500 $2.94
4850 1 Bed, 1 Bath 850 $900 $1.06 $2,500 $2.94
4850 1/4 Single, 1 Bath 571 $608 $1.06 $1,650 $2.89
48521/4 Single, 1 Bath 571 $609 $1.07 $1,650 $2.89
4852 3/4 Bachelor, 1 Bath 450 $1,150 $2.56 $1,300 $2.89
ADU 1 Single, 1 Bath 331 $1,800 $7.55
ADU 2 1 Bed, 1 Bath 282 $2,500 $6.38
TOTAL 5,605 $11,883 $20,400

Rent Roll Notes:
ADU units are proposed with RTI permits
Units 4850 1/2 and 4852 1/2 are fully remodeled and vacant.
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FINANCIAL SUMMARY

Price
Down (35%)

Price/Unit

Price/SF

Cap Rate
Proforma Cap Rate
GRM

Proforma GRM

Street

City

State

Zip

No. of Units
Building SF
Lot Size
Zoning

APN

Year Built

Loan Amount
Interest Rate
Monthly Payment
Loan-to-Value
Amortization

Term

$1,475,000
$516,250
$210,714
$295.47
6.13%

13.86%

10.34

5.54

4850 Mascot St.
Los Angeles

CA

90019

7

4,992

7,000

LARD1.5
5067-012-010
1926

$958,750
6.25%
($5,903.19)
65.00%

30 Years

5 Year Fixed

16| LyonStahl| TheJamesGroup

INCOME

Current Proforma
Base Rental Income $142,596 $266,400
Less Vacancy 3% $4,278 3% $7,992
Effective Gross Income $138,318 $258,408
Operating Expenses 35% $47,941 21% $53,946
Net Operating Income $90,377 $204,462
Debt Service -$70,838 -$70,838
Pre-Tax Cash Flow 3.78% $19,538 25.88% $133,624
Principal Reduction -$1,235 -$11,235
Total Return Before Taxes 5.96% $30,773  28.06% $144,858

EXPENSES

Taxes (1.25%) $18,438 $18,438
Insurance ($1.50/sq. ft.) $7,488 $7,488
Utilities ($100/unit/month) $8,400 $8,400
Repairs & Maintenance ($500/Unit) $3,500 $3,500
Management Fee (5% of EGI) $6,916 $12,920
Gardener ($100/month) $1,200 $1,200
Pest Control ($50/month) $600 $600
Reserves ($200/unit) $1400 $1,400
Operating Expenses $47,941 $53,946

Total Expenses per Unit $6,849 $7,707

Total Expenses per SF $9.60 $10.81

RENT SUMMARY

unit Mix No. of Units Average Rent Monthly Average Rent Monthly

2 Bed, 1Bath 2 $3,250 $6,500 $3,250 $6,500
1Bed, 1 Bath 2 $1,508 $3,016 $2,500 $5,000
Single, 1 Bath 2 $609 $1,217 $2,550 $5,00
Bachelor, 1 Bath 1 $1150 $1,150 $1,300 $1,300
ADUS 2 $2,150 $4,300

4850 Mascot St. - Offering Memorandum



UNDERWRITING NOTES

INCOME

Income

Vacancy

Proforma

unit SF

EXPENSES

Property Tax Rate
Insurance

Utilities

Repairs & Maintenance

Management Fee

Reserves

Building is 71% occupied. ADU income
included in proforma rents.

Vacancy Rate is 3% of Gross Rental
Income.

Based on rent survey of immediate
area. The ADU income is included in
the proforma income.

Unit Square Footages are Estimated
and assumed equal in size. Proposed
ADU sf

Estimated per Los Angeles Tax As-
sessor 1.25%

Estimated @ $1.5/sf

Estimated at $100/unit/mo

Estimated annually $500 per unit

5.0% of Effective Gross Income.

$200 per unit

ans . s ;
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MID-CITY DEMOGRAPHICS
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1.5 miles

1.0 mile

0.5 Mile

Demographics

16%

39 years

$73,934

59,548

$1,178,100

Household Renters

/0% of the households in
Mia-City are renting their
homes.

Median Age

The median age of
people living in Mia-City
is 34.7 years old

Household Income

The average household
income in Mid City is
$130373 a year.

Population

There are 55408 peo-
ple living in the Mid City
submarket

Average Home Value
Average home value in
the immediate areq is
$990463

Transportation

K o &

36 46 541

Very
Walkable

Good

Bikeable Transit
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