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CONFIDENTIALITY AGREEMENT

14715-14721 BLYTHE STREET, PANORAMA CITY, CA 91402 :: OFFERING MEMORANDUM

All' materials and information received or derived from KW Commercial 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 KW Commercial its directors, officers, agents, advisors, or affiliates makes any representation or warranty, express or implied, as to accuracy or completeness of the 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. KW Commercial 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. KW Commercial
makes no warranties and/or representations regarding the veracity, completeness, or relevance of any financial data or assumptions. KW Commercial 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 KW Commercial in compliance with all applicable fair housing and equal
opportunity laws.

. AGGREGATE INVESTMENT
AIP PARTNERS
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COMMERCIAL

CASEY PICARD

Managing Partner, Aggregate P BROKER OF RECORD
Director, KW Commercial 251 S. Lake Avenue
Direct: 626.376.9224 Suite 320
Casey.Picard@AggregatelP.com Pasadena, CA 91101

Cal DRE: 01921866 DRE: 01444805
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PROPERTY ABSTRACT

PROPERTY SUMMARY
PROPERTY NAME Blythe QOZ Development
ADDRESS 14715-14721 Blythe Street =2
CITY STATE Panorama City, CA 91402 %
o
PROJECTED BUILD DATE Late 2021-Early 2022 é
S
............................................................................................. =
UNITS 26 >
BUILDING SF + 25,047 SF
............................................................................................. Cﬁ
LOT SIZE + 15,137 SF &
8
............................................................................................. %
APN(S) 2210-020-017/8 %
COUNCIL DISTRICT CD 6- Nury Martinez
TRANSIT ORIENTED COMMUNITY Tier 1
............................................................................................. é
STATE ENTERPRISE ZONE YES 3C:|>>
............................................................................................. é
QUALIFIED OPPORTUNITY ZONE YES g
............................................................................................. z
SCHOOL AREA YES = Designated area for installation of solar panels




THE OPPORTUNITY

OPPORTUNITY HIGHLIGHTS

26 units located in an opportunity zone. Huge tax savings upon proper
execution of investment and hold strategy

Project shall be delivered with all permits Ready-to-Issue at the Close of Escrow

Within walking distance to the newly approved Metro Light Rail. Construction
begins in 2021 with passenger service slated for 2027

Six units are set aside for affordable housing with a fifty-five (55) year
affordability restriction along with two of the units serving as rent controlled
market rate rentals

Within proximity to many retailers including Walmart, Home Depot, Ross Dress
for Less, Smart & Final, PetSmart, Regency Theaters, and Kaiser Permanente

The Seller is a licensed professional contractor with experience of 20 years in
building residential dwellings. Will consider building the project for a potential
buyer and/or joint venture

Panorama City has seen a large influx of new developments setting the area as
a great market for growth for an investor

Easy access to CSUN, Panorama High School, Cal Burke High School, Michelle
Obama Elementary, Andres and Maria Cardenas Recreation Center

Quick access to 405, 5, and 210 Freeways & Highways 170 & 118
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PARCEL MAP

CONSTRUCTION PRO-FORMA
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AERIAL VIEW
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70 VERY WALKABLE
Most errands can be accomplished on foot.

50 SOMEWHAT BIKEABLE
Flat as a pancake, some bike lanes.

69 GOOD TRANSIT

Many nearby public transportation options
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PROPERTY RENDERINGS
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LOCATION MAP
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Entitled Units

PROJECTED CONSTRUCTION COSTS

SUMMARY OF PROJECT

Approximate Buildable Footprint:

Parking Footprint

Blended Total Construction Cost per SF (Hard Costs)

Approximate Construction Loan Amount

Land Cost

ESTIMATED CONSTRUCTION COSTS

Hard Costs on Structure at $165 per SF (£25,047)

26

25,047

8,170
$181.31

$3,178,879

($2,199,000)
($4,132,755)

Parking Construction Hard Costs at $50 per SF (+8170 SF) ($408,500)
Permit Fees ($150,000)
Loan Interest (14 Months @ 5.5% interest) ($220,296)
GC Fees @ 5% of Hard Costs ($227,063)
Loan Origination @ 1% of Loan Amount ($31,789)
Property Taxes (14 Months @ 1.190162%) ($32,976)
Builders Insurance @ $650 per Unit ($16,900)
Total Costs ($7,419,279)
Total Costs per SF (Not Including Land) $208.42

DISCLAIMER: The information contained herein is not a substitute for a thorough due diligence investigation. The Broker 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, zoning & land use,
and the size and square footage of the property and improvements.
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BUILD AND HOLD CASHFLOW OVERVIEW

MONTHLY RENT SCHEDULE
TOTAL BUILD PRICE NUMBER OF UNITS UNIT TYPE UNIT SF PROJECTED RENT / SF PROJECTED TOTAL
Price $7,419,279 5 1 Bed/ 1 Bath 596 $1,623.41 $2.77 $8,117.05
Price per Unit $285,357 12 2 Bed /2 Bath 951 $2,303.80 $2.43 $27,645.60
Price per SF $296.21 3 2 Bed /2.5 Bath 1,080 $2,537.22 $2.35 $7,611.66
GRM 13.07 1 1Bed /1 Bath ELI 561 $426.00 $0.76 $426.00
Cap Rate 5.29% 2 2 Bed / 2 Bath ELI 759 $479.00 $0.63 $958.00
PROJECTED 2 2 Bed /2 Bath VLI 746 $798.00 $1.07 $1,596.00
1 2 Bed /2 Bath LI 838 $958.00 $1.14 $958.00
FINANCING () $47,312.31
Down 40% $2,967,712
Loan 60% $4,451,567 ANNUALIZED INCOME PROJECTED
Amort Years 30 Gross Potential Rent $567,748
Interest Rate 4.50% Loss-to-Lease 2% ($11,355)
Payments ($22,555) Effective Gross Income $556,393
THE ASSET ANNUALIZED EXPENSES ASSUMPTION PROJECTED
Number of Units 26 Real Estate Taxes 1.196046% ($88,737.99)
Year Built 2021 Insurance $.30 per SF (87,514.10)
Gross SF 25,047 Utilities $500 per Unit ($13,000.00)
Lot SF 15,137 Landscaping $150 per month ($1,800.00)
APN 2210-020-017/8 Repairs & Maintenance 2.5% of EGI ($13,909.82)
Rubbish $400 per Month ($4 800. 00)
NOTES RUBS Monitoring $300 per Month ($3,600.00)
L o S S S AT RO | e g 0o w3000
accurate metrics. Off-Site Management 3% of EGI (816,691.78)
Poct Cantral $75 per month ($900.00)
Total Expenses ($163,953.69)
Expenses per Unit $6,305.91
Expenses/SF $6.55
% of EGI 29.47%
RETURN PROJECTED
NOI $392,439.07
Less Debt ($270,665.26)
Cashflow $121,773.82
Cash on Cash 4.10%
DSCR 1.45
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PROJECTED RENT ROLL
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UNIT NUMBER UNIT TYPE UNIT SF PROJECTED RENT RENT PER SF NOTES

1 1Bed/ 1 Bath 561 $426.00 $0.76 Extremely Low Income
2 1Bed/ 1 Bath 528 $1,504.80 $2.85
3 1Bed/ 1 Bath 685 $1,781.00 $2.60
4 2 Bed / 2 Bath 1030 $2,420.50 $2.35
5 2 Bed / 2 Bath 719 $479.00 $0.67 Extremely Low Income
6 2 Bed / 2 Bath 807 $2,017.50 $2.50
7 2 Bed / 2 Bath 924 $2,310.00 $2.50
8 2 Bed / 2 Bath 954 $2,241.90 $2.35
9 2 Bed / 2.5 Bath 1079 $2,535.65 $2.35
10 1Bed/ 1 Bath 560 $1,568.00 $2.80
1" 1Bed/ 1 Bath 521 $1,484.85 $2.85
12 1Bed/ 1 Bath 684 $1,778.40 $2.60
13 2 Bed / 2 Bath 1029 $2,366.70 $2.30
14 2 Bed / 2 Bath 745 $798.00 $1.07 Very Low Income "
15 2 Bed / 2 Bath 798 $479.00 $0.60 Extremely Low Income E
16 2 Bed / 2 Bath 923 $2,307.50 $2.50 3
17 2 Bed / 2 Bath 980 $2,401.00 $2.45 ;Zg
18 2 Bed/ 2.5 Bath 1078 $2,533.30 $2.35 g
19 2 Bed / 2 Bath 838 $958.00 $1.14 Low Income 7
20 2 Bed / 2 Bath 1052 $2,440.64 $2.32
21 2 Bed / 2 Bath 1034 $2,429.90 $2.35
22 2 Bed / 2 Bath 746 $798.00 $1.07 Very Low Income
23 2 Bed / 2 Bath 807 $2,017.50 $2.50 —
24 2 Bed / 2 Bath 922 $2,305.00 $2.50 §
25 2 Bed / 2 Bath 955 $2,387.50 $2.50 §
26 2 Bed/ 2.5 Bath 1082 $2,542.70 $2.35 =

TOTALS / AVERAGES 848 $47,312 $2.12 %

=
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SALE COMPARABLES
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ADDRESS # OF UNITS BUILDING SF LOT SIZE YEAR BUILT  UNIT MIX SALE DATE PRICE  PRICE PER SF PRICE PER UNIT CAP RATE GRM

14618 Sylvan Street 10 10,550 7,841 2016 (4)-1Bed / 1 Bath 08/16/19 $4,000,000 $379 $400,000 4.26%  15.95

Van Nuys, CA 91411 (6)- 2 Bed / 2 Bath
8

6929 Ben Avenue 6 5,324 7,841 2005 (4)- 3Bed / 2 Bath 06/14/19 $1,950,000 $366 $325,000 458%  14.33 =
_|
o)

North Hollywood, CA 91605 (2)- 2 Bed / 1 Bath §
o
=
O
3

6824 Ben Avenue 5 5,400 7,989 2018 (5)- 3 Bed / 2 Bath 09/21/18 $2,000,000 $370 $400,000 525%  11.90 -
)

North Hollywood, CA 91605 =

12132 Hart Street 9 8,035 8,816 2017 (3)- 1 Bed/ 1 Bath 07/31/18 $3,912,000 $444 $434,667 3.35%  19.03
North Hollywood, CA 91605 (6)- 2 Bed / 2 Bath
11835 Vanowen Street 10 15,514 8,276 2011 (6) - 2 Bed / 2 Bath 09/28/18 $3,655,000 $236 $365,500 4.26%  15.22
North Hollywood, CA 91605 (4)- 3 Bed / 2 Bath
Total/Averages 8 8,965 8,153 2013 - 01/09/19 $3,103,400 $359 $385,033 4.34% 15.29
Subject 26 25,047 15,131 2021 (6)- 1 Bed / 1 Bath Issuance of $7,419,279 $296 $285,357 5.29% 13.07
14715-14721 Blythe Street (3)- 2 Bed / 2.5 Bath Certificate of

. Occupancy
Panorama City, CA 91402 (17)- 2 Bed / 2 Bath

—
o
o
>
o
=)
=
o
=
<
X
=
=
=




SALE COMPARABLES
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LEASE COMPARABLES
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ADDRESS UNIT TYPE UNIT SF RENT AMOUNT RENT PER SF YEAR BUILT UNIT AMENITIES
PANORAMA TOWER 1 Bed/ 1 Bath 715 $1,900 $2.66 2019

Concrete polished floors, Floor to ceiling windows,
8155 Van Nuys Boulevard 2 Bed/ 2 Bath 996 $2,350 $2.36 On-site laundry room, Swimming pool, Common
Panorama City CA 91402 area lounge, Fitness center, On site security
CIELO 1Bed/ 1Bath 585 $1,580 $2.70 1985 On-site laundry facility, Dish washers, Carpet
8525 Tobias Avenue floorings, Fitness Center, Sauna, Pool, Basketball

court, High speed internet access, Business
Panorama City, CA 91402 center

SATICOY GARDENS 2 Bed/ 2 Bath 915 $2,040 $2.23 1986
Fitness center, Spa, Pool, On-site laundry

14955 Saticoy Street facilties, Zen garden, Courtyard, Mixture of
hardwood floors, carpet, and/or vinyl floorin
Van Nuys, CA 91405 P yHioomg

BURNET TOWNHOMES 2 Bed / 2.5 Bath TH 1,489 $3,461 $2.32 2009
Some units have balcony or patio, Granite

9001-9009 Burnet Avenue countertops, Washer / dryer hook-ups, Two
. assigned parking spaces, Large walk-in closets
North Hills, CA et paring spaces, Rarg

SUNSET POINTE APARTMENTS 1 Bed/ 1 Bath 640 $1,700 $2.66 1970

VINY04-04d NOILONYLSNOD

Spa , Pool, On-site laundry room, Common area

7800 Woodman Avenue fire pit, Owner pays gas, Walk-in closets, Carpet
Panorama City, CA 91402 orviny!foorng
IMT SHERMAN CIRCLE 1Bed/ 1 Bath 834 $2,181 $2.62 2016
Balconies, Fitness Center, Clubhouse, Picnic Area,

14500 Sherman Circle On-site laundry faciulties, High speed intemet
Van Nuys CA 91405 access, Spa & Pool
AVERAGES 1 Bedrooms 647 $1,727 $2.66

2 Bedrooms 1,133 $2,617 $2.30
Subject 1 Bed/ 1 Bath 596 $1,633 $2.74
14715-14721 Blythe Street 2 Bed/ 2 Bath 976 $2,214 $2.27

Panorama City, CA 91402
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COMMUNITY OF PANORAMA CITY

PANORAMA CITY
Panorama City is a neighborhood in the city of Los Angeles, California,
_ - ﬁ’%‘;__ ora e — - in the San Fernando Valley. It has a generally young age range as well
= |.'\l]_[L L as the highest population density in the San Fernando Valley.

o m——

Known as the valley's first planned community following a transition
from agriculture to a post-World War Il housing boom, it has produced
several notable residents. Today it is a mixture of single-family homes
and low-rise apartment buildings. Panorama City has three high
schools, two recreational centers, a senior center, two hospitals and a
chamber of commerce.

COMMUNITY SNAPSHOT
I 3s3.
8.2 60,363

Area Square Miles Total Population

. _—
| (o]
$53,969 $484,583

Average Home Price

Average HH Income
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KEY AREA DEVELOPMENTS
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i/ %,
118, 6 g
8802 Van Nuys Boulevard %
5-Story building featuring 24 apartments with office " X \iingen Dol cOUEE
space. The proposed developmentis contingent on ¢ ‘ o
a determination of compliance with the Panorama NN, =)
City community design overlay. fory u[ s 2
5 & & (o=
LR % X4 & (]
.................................................................................................................... o —
v~ <« & o
{05 Iv 9 o =
H HILLS Nardhoff St " f St - %
-2 ¢ 0\ & 5t o
9502 Van Nuys Boulevard oy el (RSN SUN V =
4-Story building featuring 59 residential units above ; n' 1 =
basement and at-grade parking for 94 vehicles. Rowcossvd. % §
14715 Blythe Street g i
.................................................................................................................... o
Saticoy St Satin %' Saticoy c‘n‘ »n
& —
o
j Sherman Wiy Shermgn Way 8
Roscoe Blvd & Tobias Ave - =
422 apartments and approximately 200,000 square H Z =
feet of commercial uses. od b, U L E
Garoden Victory Blvd VALLEY GLEN.A Victory 8ivd HOE‘LO\ cr/';
.................................................................................................................... Sepulveda £ 3 e e >
Basin Wildlife 2
Van Nuys Blvd & Roscoe Blvd Reserve
266,000 square feet new new programmed space on Beterihy ®
the parking lot along adjacent to the mall. The b X o -
H H W Magnalia Bivd L:; W Magnolia Bivd o
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SAN FERNANDO VALLEY

m
>
m
(@]
(e
=
<
™
(2]
[
=<
=
=
o)
—<

Almost 2.5 million people reside in the San Fernando Valley, which includes the

POPULATION
submarkets of Northridge-Northwest San Fernando Valley; Van Nuys-Northeast San
Fernando Valley; Woodland Hills; Burbank-Glendale-Pasadena; as well as Sherman Oaks- 2022 Projection 35,663 220,315 651,770
North Hollywood-Encino. The area’s population is expected to increase by 1.9 percent 2017 Estimate 33,795 210,621 626,983 §
through 2019, or by nearly 45,000 new residents. Growth % 5.53% 4.60% 3.95% cé
HOUSEHOLDS =
=
2022 Projection 19,044 98,338 285,055 =
Known for its entertainment industry, the Valley boasts more than 100 soundstages. _ ?
. . . , . , , 2017 Estimate 18,006 93,615 273,249 3
Entertainment giants calling the Valley home include Walt Disney Co., Universal Studios, =
Warner Brothers, DreamWorks and Paramount Ranch. The entertainment industry Growth % 5.76% 5.04% 4.32% =
continues to set the area’s economic pulse. Local motion picture and entertainment INCOME
companies employ roughly 25,000 people. i2nOC107mAevg. HH $91,741 $101,647 $94,147
L
2017 Median $66984 965504  $50492 [
While the Valley has grown into the world’s center for entertainment, aerospace giants reome 2
Boeing and Northrop Grumman, and 21st Century Insurance also generate numerous well- %
=
paying jobs. Healthcare is a also a major source of employment with providers that include E
. X . . . The P @
Kaiser Permanente, and Providence Health & Services. As a result of its large concentration FORTUNE Onef Davsy ‘IP Healthner  Tutor Bde,,ég, RYLAND
o : : ) : : Company uiiding Lorp HOMES
of high-salaries and successful companies, the area’s median household income of 500/1000
A7 TELEDYNE
$59,300 per year has risen dramatically since 2000. Although the median home prices AMGEN Aé‘éﬁﬁsou A TECHMOLOGIES
dipped during the recession, affordability remains a challenge for much of the local
population. High home prices keep the homeownership rate near 50% in the San Fernando OTHER MAJOR m EN @CBS % Mo cmaeaN

CARTOON NETHORK.

Valley and provide a large rental base. FIRMS : M] Q o @ Co{\;\%AST




SAN FERNANDO VALLEY TOP EMPLOYERS
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