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Affiliated Business Disclosure

CBRE, Inc. (“CBRE") operates within a global family of companies with many
subsidiaries and related entities (each an “Affiliate”) engaging in a broad range of
commercial real estate businesses including, but not limited to, brokerage services,
property and facilities management, valuation, investment fund management and
development. At times different Affiliates, including CBRE Investment Management,
Inc. or Trammell Crow Company, may have or represent clients who have competing
interests in the same transaction. For example, Affiliates or their clients may have or
express an interest in the property described in this Memorandum (the “Property”)
and may be the successful bidder for the Property. Your receipt of this Memorandum
constitutes your acknowledgment of that possibility and your agreement that neither
CBRE nor any Affiliate has an obligation to disclose to you such Affiliates’ interest or
involvement in the sale or purchase of the Property. In all instances, however, CBRE
and its Affiliates will act in the best interest of their respective client(s), at arms’
length, not in concert, or in @ manner detrimental to any third party. CBRE and its
Affiliates will conduct their respective businesses in @ manner consistent with the law
and all fiduciary duties owed to their respective client(s).

Disclaimer

This Memorandum contains select information pertaining to the Property and

the Owner and does not purport to be all-inclusive or contain all or part of the
information which prospective investors may require to evaluate a purchase of the
Property. The information contained in this Memorandum has been obtained from
sources believed to be reliable, but has not been verified for accuracy, completeness,
or fitness for any particular purpose. All information is presented “as is” without
representation or warranty of any kind. Such information includes estimates

based on forward-looking assumptions relating to the general economy, market
conditions, competition and other factors which are subject to uncertainty and

may not represent the current or future performance of the Property. All references
to acreages, square footages, and other measurements are approximations. This
Memorandum describes certain documents, including leases and other materials, in
summary form. These summaries may not be complete nor accurate descriptions of
the full agreements referenced. Additional information and an opportunity to inspect
the Property may be made available to qualified prospective purchasers. You are
advised to independently verify the accuracy and completeness of all summaries
and information contained herein, to consult with independent legal and financial
advisors, and carefully investigate the economics of this transaction and Property’s
suitability for your needs. ANY RELIANCE ON THE CONTENT OF THIS MEMORANDUM IS
SOLELY AT YOUR OWN RISK.

The Owner expressly reserves the right, at its sole discretion, to reject any or all
expressions of interest or offers to purchase the Property, and/or to terminate
discussions at any time with or without notice to you. All offers, counteroffers,
and negotiations shall be non-binding and neither CBRE, Inc. nor the Owner shall
have any legal commitment or obligation except as set forth in a fully executed,
definitive purchase and sale agreement delivered by the Owner.

Confidentiality Agreement

Your receipt of this Memorandum constitutes your acknowledgment that (i) it is a
confidential Memorandum solely for your limited use and benefit in determining
whether you desire to express further interest in the acquisition of the Property,
(i) you will hold it in the strictest confidence, (iii) you will not disclose it or its
contents to any third party without the prior written authorization of the owner of
the Property (“Owner”) or CBRE, Inc. (“CBRE"), and (iv) you will not use any part of
this Memorandum in any manner detrimental to the Owner or CBRE.

If after reviewing this Memorandum, you have no further interest in purchasing
the Property, kindly return it to CBRE.

CBRE and the CBRE logo are service marks of CBRE, Inc. All other marks displayed
on this document are the property of their respective owners, and the use of
such marks does not imply any affiliation with or endorsement of CBRE.

Photos herein are the property of their respective owners. Use of these images
without the express written consent of the owner is prohibited.

©2026 CBRE, Inc. All Rights Reserved.



NTENTS

0] Investment Overview
02 Financial Analysis
O3 Sales Comparables

04 Market Overview




ke

el
Rl
2] :
S
e
T 3
o = 3
l 128 = 5
| i
2. 1 e
. | 18 e e
- o —aa L i Lo,
T R =R .:-|,;T g_:r,;
“. ] ; o -’f z

o, AL ‘-‘

INVESTMENT '

OVERVIEW




I NVESTMENT OVERVIEW

CBRE is pleased to present exclusively for sale 4471 Louisiana Street, a
newly constructed and extensively renovated 7-unit apartment community
located in the highly desirable University Heights neighborhood of San
Diego. Situated on a quiet residential street, the property presents a rare
opportunity for both an owner-occupant and passive investor to acquire

a turnkey, condo-quality asset in one of San Diego’s most walkable and
supply-constrained urban submarkets.

The property features a well-balanced unit mix comprised of one (1) two-
bedroom / two-bath detached house (approximately 800 square feet), four
(4) one-bedroom / one-bath units (approximately 575 square feet each),
and two (2) newly constructed one-bedroom ADU units (approximately

425 square feet each). The entire property has undergone extensive
improvements and was either newly constructed or renovated to the studs
in 2026, resulting in a cohesive, design-forward community with modern
finishes and minimal deferred maintenance.

All units are currently leased and tenants reimburse utilities, helping
minimize operating expenses and support strong in-place cash flow. The
property also includes six off-street parking spaces, with four spaces
accessed from the alley and two additional front parking spaces, a valuable
amenity in this highly walkable neighborhood.

Located in the heart of University Heights, residents benefit from immediate
access to a vibrant mix of restaurants, coffee shops, bars, boutique retail,
and neighborhood amenities along Park Boulevard and Adams Avenue. The
property is also just minutes from North Park, Hillcrest, and Balboa Park,
placing tenants in close proximity to some of San Diego’s most desirable
lifestyle destinations.

4471 Louisiana Street offers excellent regional connectivity, with convenient
access to Interstate 8, State Route 163, and Interstate 805, allowing for
efficient travel throughout San Diego County and nearby employment hubs
including Downtown San Diego, Mission Valley, and UTC.

With its turnkey condition, newly constructed ADUSs, strong walkability,
and prime central location, 4471 Louisiana Street represents a compelling
opportunity to acquire a high-quality multifamily asset in one of San
Diego’s most consistently sought-after rental markets.

4471 LOUISIANA STREET 5

SAN DIEGO,

CA 92116




INVESTMENT HIGHLIGHTS

+ Prime University Heights Location Near North Park & Hillcrest
Situated on a quiet residential street in one of San Diego’'s most
walkable urban neighborhoods, just minutes from popular dining,
retail, nightlife, and Balboa Park.

+ Owner-Occupant or Passive Investment Opportunity

Flexible configuration allows an owner to occupy the front
2-bedroom / 2-bath detached house or operate the property as a
fully leased passive investment.

+ Brand New 2026 Construction | Condo-Quality Finishes

Entire property was newly constructed or renovated to the studs
with high-end finishes, modern interiors, and design-forward
improvements throughout.

+ Larger-Than-Market Units with Ample Parking
Units average approximately 15% larger than comparable units in
the immediate area and include six off-street parking spaces.

+ Extremely Efficient Operating Expenses
Tenants reimburse utilities with SDGE separately metered, helping
minimize operating expenses and improve overall cash flow.

4471 LOUISIANA STREET 6 SAN DIEGO, CA 92116



I NVESTMENT OVERVIEW

Exterior Photos

4471 LOUISIANA STREET 7 SAN DIEGO, CA 92116



I NVESTMENT OVERVIEW

Exterior Photos
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4471 LOUISIANA STREET 8 SAN DIEGO, CA 92116



I NVESTMENT OVERVIEW

Interior Photos - 4471 A

4471 LOUISIANA STREET 9 SAN DIEGO, CA 92116



I NVESTMENT OVERVIEW

4471B
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I NVESTMENT OVERVIEW

Interior Photos - 4471 C

4471 LOUISIANA STREET 11 SAN DIEGO, CA 92116



I NVESTMENT OVERVIEW

Interior Photos - 4471 D

4471 LOUISIANA STREET 12 SAN DIEGO, CA 92116



I NVESTMENT OVERVIEW

Interior Photos - 4473

4471 LOUISIANA STREET 13 SAN DIEGO, CA 92116
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FINANCIAL ANALYSIS

Rent Roll Summary
d Current Market Stabilized Post Renovation
Unit Type #ofUnits  Avg Sq Feet Rental Monthly Monthly Monthly
Range Income Income Income
2-Bedroom / 2-Bath 1 800 $3,650 $3,650 $3,650 $3,650 $3,650 $3,650 $3,650
1-Bedroom / 1-Bath 4 575 $2,395-52,500 $2,448 $9,792 $2,500 $10,000 $2,500 $10,000
1-Bedroom / 1-Bath ADU 2 452 $2,250-$2,350 $2,300 $4,600 $2,350 $4,700 $2,350 $4,700
Totals / Weighted Avg 7 4,005 $18,040 $18,040 $18,040
Gross Annualized Rents $216,480 $216,480 $216,480
L ]
Rent Roll Detail
Current Market Stabilized Post Renovation
. Rent / Rent / SF / Rent / Rent / SF / Rent / Rent / SF /
SUIVRS e Month Month Month Month Month Month
1 2-Bedroom / 2-Bath 800 $3,650 $4.56 $3,650 $4.56 $3,650 $4.56
2 1-Bedroom / 1-Bath 575 $2,500 $4.35 $2,500 $4.35 $2,500 $4.35
3 1-Bedroom / 1-Bath 575 $2,500 $4.35 $2,500 $4.35 $2,500 $4.35
4 1-Bedroom / 1-Bath 575 $2,395 S$4.17 $2,395 $417 $2,395 $417
5 1-Bedroom / 1-Bath 575 $2,395 $4.‘I7 $2,395 $4.17 $2,395 $4.17
6 1-Bedroom / 1-Bath ADU 425 $2,250 $5.29 $2,250 $5.29 $2,250 $5.29
7 1-Bedroom / 1-Bath ADU 480 $2,350 $4.90 $2,350 $4.90 $2,350 $4.90
Total 4,005 $18,040 $4.50 $18,040 $4.50 $18,040 $4.50

4471 LOUISIANA STREET 16 SAN DIEGO, CA 92116



Operating Statement

INCOME Current Market Stabilized Post Renovation
Gross Scheduled Rent $216,480 $216,480 $216,480
Less: Vacancy / Deductions 3% $6,494 3% $6,494 3% $6,494
Total Effective Rental Income $209,986 $209,986 $209,986
RUBS Income $4,800 $4,800 $4,800
Effective Gross Income $214,786 $214,786 $214,786
Less: Expenses 33.44% $70,219 33.44% $70,219 33.44% $70,219
Net Operating Income $144,567 $144,567 $144,567
Cash Flow $144,567 S144,567 S144,567
Debt Service $120,218 $120,218 $120,218
Net Cash Flow After Debt Service 1.48% $24,349 1.48% $24,349 1.48% $24,349
Principal Reduction $25,126 $25,126 $25,126
Total Return 3.00% $49,475 3.00% $49,475 3.00% $49,475
EXPENSES
Real Estate Tax $41,139 $41,139 $41,139
Insurance $5,600 $5,600 $5,600
Water & Sewer $5,040 $5,040 $5,040
Trash Removal $3,000 $3,000 $3,000
Repairs & Maintenance $3,800 $3,800 $3,800
Landscaping $900 $900 $900
Management Fee 5% $10,739 5% $10,739 5% $10,739
Total Expense $70,219 $70,219 $70,219
Expense as a % of EGI 33.44% 33.44% 33.44%
Net Operating Income $144,567 $144,567 $144,567
4471 LOUISIANA STREET 17 SAN DIEGO, CA 92116



FINANCIAL ANALYSIS

Pricing Details
SUMMARY

Price $3,350,000

Number of Units 7

Price Pr Unit $478,571

Price Per SF $836.45

Rentable SF 4,005

Lot Size 6,993

Approx. Year Built 1952

RETURNS CURRENT gn]e.\ilfflglgb POTENTIAL
Cap Rate 4.32% 4.32% 4.32%
GRM 15.47 15.47 15.47
Cash-on-Cash 2.32% 2.32% 2.32%
Debt Coverage Ratio 1.49 1.49 1.49
FINANCING 1ST LOAN

Down Payment $1,650,000

Loan Amount $1,700,000

Loan Type Proposed New

Interest Rate 5.75%

Amortization 30 Years

Term 5 Years

4471 LOUISIANA STREET 18 SAN DIEGO, CA 92116
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SALES COMPARABTLES

SUBJECT

W . = et

: dﬂa
4471 Louisiana Street
San Diego CA 92116

Sales Date N/A
Status On Market
Sales Price $3,350,000
Price/Unit $478,571
Price Per SF $836.45
Number of Units 7
Year Built 1952

[

3716 I-.Ier-manh:\vé

San Diego CA 92104

Sales Date 71712025
Status Sold
Sales Price $2,690,000
Price/Unit $538,000
Price Per SF $662.40
Number of Units 5
Year Built 2024

3750-3756 4th Avenue
San Diego CA 92103

Sales Date
Status

Sales Price
Price/Unit

Price Per SF
Number of Units

Year Built

2/13/2025
Sold
$2,950,000
$491,667
$434.85

6

1924

# Units / Unit Type 1 - 2-bed/2-bath

# Units / Unit Type 4 - 1-bed/1-bath

# Units / Unit Type 2 - 1-bed/1-bath ADU

4471

LOUISIANA STREET 20

# Units / Unit Type 1 - 3-bed/2-bath

# Units / Unit Type 2 - 2-bed/2-bath

# Units / Unit Type 2 - 1-bed/1-bath

SAN DIEGO, CA 92116

# Units / Unit Type

# Units / Unit Type

4 - 2-bed/1.5-bath

2 - studio/2-bath



ALES COMPARABTLES

2264 5th Avenue
San Diego CA 92101

Sales Date
Status

Sales Price
Price/Unit

Price Per SF
Number of Units

Year Built

8/22/2025
Sold
$2,950,000
$491,667
$491.67

6

1935

3655-3663 6th Avenue
San Diego CA 92103

Sales Date
Status

Sales Price
Price/Unit

Price Per SF
Number of Units

Year Built

3/25/2026
Sold
$2,400,000
$480,000
$988.47

5

1927

# Units / Unit Type

# Units / Unit Type

5 - 2-bed/1-bath
1 - 3-bed/2-bath

# Units / Unit Type

4471 LOUISIANA STREET

5 - 1-bed/1-bath

21 SAN DIEGO, CA 92116

4542 Felton Street

San Diego CA 92116

Sales Date
Status

Sales Price
Price/Unit

Price Per SF
Number of Units

Year Built

11/21/2025
Sold
$3,800,000
$475,000
$515.04

8

1963

# Units / Unit Type

# Units / Unit Type

3 - 3-bed/2-bath
5 - 2-bed/1-bath
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MARKET OVERVIEW

University Ieights: A Vibrant,
Walkable Neighborhood in the
Heart of San Diego

University Heights is a vibrant and sought-after neighborhood in
central San Diego, known for its unique blend of historic charm and
modern amenities. Situated just north of Hillcrest and adjacent to
Normal Heights, University Heights offers a diverse mix of residential
options, from cozy cottages to mid-century apartments and stylish
condominiums. The neighborhood is characterized by tree-lined
streets, a welcoming community atmosphere, and a rich array of
local businesses, including trendy coffee shops, boutique stores, and
an eclectic selection of restaurants.

Residents enjoy easy access to nearby attractions such as Balboa
Park, Downtown San Diego, and the iconic San Diego Zoo, all just a
short drive away. The neighborhood’s Walk Score of 91 highlights
its walkability, with many shops, cafes, and cultural venues within
walking distance. University Heights is also known for its lively arts
scene and live music venues, providing plenty of entertainment
options for residents and visitors alike.

With its central location, excellent transit options, and close
proximity to major employment centers like Mission Valley and San
Diego State University, University Heights remains one of San Diego’s
most desirable neighborhoods for both renters and homeowners.
The area’s unique character, combined with its strong sense of
community and convenient location, makes it an ideal place to live
and invest.

4471 LOUISIANA STREET

+ Walkable & Vibrant: — A central San Diego neighborhood with a
Walk Score of 91, offering trendy coffee shops, boutique stores, and
diverse dining options.

+ Prime Location — Convenient access to Balboa Park, Downtown San

Diego, and major employment centers like Mission Valley and San

Diego State University.

SAN DIEGO, CA 92116



4471 Loouisiana Strect

UNIVERSITY HEIGHTS, SAN DIEGO CA 92116

CONOR BRENNAN
Senior Vice President

+1 720 841 8139

LIC: #01918598
conor.brennan@chbre.com

© 2026 CBRE, Inc. All rights reserved. This information has been obtained from sources believed reliable but has not been verified for accuracy

or completeness. CBRE, Inc. makes no guarantee, representation or warranty and accepts no responsibility or liability as to the accuracy,
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verify all information. Any reliance on this information is solely at your own risk. CBRE and the CBRE logo are service marks of CBRE, Inc. All

other marks displayed on this document are the property of their respective owners, and the use of such marks does not imply any affiliation

with or endorsement of CBRE. Photos herein are the property of their respective owners. Use of these images without the express written C B R E
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