
























3 7 3 2 – 3 7 4 4   G R A N D   A V E N U E     ·     O F F E R I N G   M E M O R A N D U M FINANCIAL UPDATE

YTD Financial Performance
Actual operating results, January–July 2026, sourced from managing agent statements. One-time capital repair excluded per note below.

Monthly Operating Summary Jan–Jul 2026 (Actual) Excl. One-Time Repair

Total Operating Income $115,164 $115,164

Total Operating Expense $55,772 $36,322

      of which: one-time repair (Jan) $19,450 —

Net Operating Income (NOI) $59,392 $78,842

Annualized Run-Rate (7-mo actual × 12/7)

Reported (incl. repair) Adjusted (ex. one-time)

Annualized Income $197,425 $197,425

Annualized Operating Expense $95,608 $62,266

Annualized NOI $101,817 $135,158

Expense Ratio 48.4% 31.5%

Implied Cap Rate @ $2,600,000 3.92% 5.20%

T R E A T M E N T   O F   O N E - T I M E   E X P E N S E

A $19,450 capital repair posted entirely in January 2026 is excluded from the adjusted run-rate above

as a non-recurring capital item rather than an operating expense. All other YTD income and expense

line items are actual, unadjusted results reported by the managing agent through July 31, 2026.

Adjusted annualized NOI of $135,158 reflects an in-place run-rate that remains below the Pro Forma

NOI of $187,860 shown elsewhere in this Offering Memorandum, consistent with an asset still in lease-up.
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3 7 3 2 – 3 7 4 4   G R A N D   A V E N U E     ·     O F F E R I N G   M E M O R A N D U M FINANCIAL UPDATE

Institutional Return Metrics
Debt-sizing and coverage metrics under illustrative acquisition financing, shown across three NOI scenarios.

I L L U S T R A T I V E   A C Q U I S I T I O N   F I N A N C I N G   ( N O T   A   L O A N   Q U O T E )

Purchase Price: $2,600,000     ·     Loan-to-Value: 65%     ·     Loan Amount: $1,690,000

Interest Rate: 6.75% fixed     ·     Amortization: 30 years     ·     Equity Required: $910,000

Annual Debt Service (P&I): $131,536     ·     Monthly P&I: $10,961

Scenario NOI DSCR Debt Yield

Current (in-place, per stated 5.39% cap) $140,140 1.07x 8.29%

YTD 2026 Annualized (ex. one-time repair) $135,158 1.03x 8.00%

Pro Forma (stabilized) $187,860 1.43x 11.12%

Note: DSCR on YTD annualized actual NOI (1.03x) is thin relative to typical 1.20x–1.25x lender minimums

and reflects the property's ongoing lease-up rather than a stabilized coverage position.

Additional Metrics Value

Break-Even Occupancy (YTD income basis) 98.2%

Year-1 Cash-on-Cash (YTD NOI basis) 0.4%

Year-1 Cash-on-Cash (Pro Forma NOI basis) 6.2%

Price Per Unit $173,333

Price Per SF (12,920 SF) $201
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3 7 3 2 – 3 7 4 4   G R A N D   A V E N U E     ·     O F F E R I N G   M E M O R A N D U M FINANCIAL UPDATE

5-Year Investment Return Summary
Illustrative levered cash flow projection assuming lease-up to stabilized Pro Forma NOI by Year 3.

Year NOI Debt Service Levered Cash Flow

Year 1 $135,158 $131,536 $3,622

Year 2 $161,000 $131,536 $29,464

Year 3 (stabilized) $187,860 $131,536 $56,324

Year 4 $193,496 $131,536 $61,960

Year 5 + Sale $199,301 $131,536 $1,576,257*

*Includes net sale proceeds: exit value $3,158,154 (Year 6 forward NOI ÷ 6.50% exit cap) less 2% cost of
sale and estimated Year-5 loan payoff of $1,586,499.

S U M M A R Y   R E T U R N   M E T R I C S   ( I L L U S T R A T I V E )

5-Year Levered IRR: 14.2%          5-Year Equity Multiple: 1.90x          Initial Equity: $910,000

Based on: 65% LTV acquisition financing at 6.75% / 30-yr amortization; NOI stabilizing to the Pro Forma

level of $187,860 by Year 3 with 3% annual growth thereafter; and a Year-5 exit at a 6.50% cap rate

(50 bps of cap-rate expansion versus the in-place Pro Forma cap) net of a 2% cost of sale.

D I S C L A I M E R

All projections on this page are illustrative only, based on assumptions stated above, and are not a

guarantee of future performance, a loan commitment, or investment advice. Actual results will vary.

Prospective purchasers should perform independent underwriting and consult their own advisors.

MKD Group Realty BROKERED BY COMPASS  ·  CONFIDENTIAL PAGE 14



3 7 3 2 – 3 7 4 4   G R A N D   A V E N U E     ·     O F F E R I N G   M E M O R A N D U M EXHIBIT A

Exhibit A — Comparable Sales & Rent Comparables
Supporting market data referenced throughout this Offering Memorandum, presented together for reference.

C O M P A R A B L E   S A L E S   T R A N S A C T I O N S

Recent multifamily sales in the Adams Point and Lake Merritt submarkets provide context for the offering

price. The subject's $173,333 per-unit basis is in line with recent lakeside sales while offering a materially

higher stabilized yield.

Property Submarket Units Sale Price Price / Unit Cap Rate

338 Portland Ave, Oakland Adams Point 12 $2,150,000 $179,167 4.89%

2306 Waverly St, Oakland Lake Merritt 12 $1,825,000 $152,083 6.51%

206 23rd St, Oakland Lake Merritt 9 $1,625,000 $180,556 6.10%

3732–3744 Grand Ave (Subject) Grand Lake 15 $2,600,000 $173,333 7.23%*

*Subject cap rate shown on a pro forma basis at the asking price; comparables reflect closed-sale cap rates.

Source: brokerage-reported transactions and public records. Sale dates, terms, and property characteristics
should be independently verified. Comparables are 100% residential; the subject's commercial component trades
on income rather than per-unit metrics, making its blended basis conservative.

R E N T   C O M P A R A B L E S   —   I N - B U I L D I N G   L E A S E S

Unit Type Signed Rent

3740 Commercial 05/2026 $1,495 / mo

3744 Commercial 04/2026 $1,495 / mo

3742 Commercial 01/2026 $1,495 / mo

3732 #4 1BD / 1BA 03/2025 $1,507 / mo

The most reliable rent comps are the building's own recent leases. Three commercial leases signed since January
2026 support the $1,500/month pro forma rent applied to the vacant studio and commercial units.

Note: this table does not yet include a documented comp supporting the $1,900/month pro forma rent applied to
the vacant one-bedroom unit elsewhere in this OM. Add a specific comparable lease here before distribution.
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3 7 3 2 – 3 7 4 4   G R A N D   A V E N U E     ·     O F F E R I N G   M E M O R A N D U M EXHIBIT B

Exhibit B — Comparable Commercial / Retail Sales
Recent Oakland retail/commercial sale comps sourced from CoStar, relevant to the subject's six ground-floor
commercial units. Sale prices reflect small-bay retail buildings across multiple Oakland submarkets.

Property Submarket Sold Price SF $/SF Built

7200–7210 International Blvd, 94621 South/Airport 5/19/26 $300,000 9,375 $32.00 1930

4609–4611 Shattuck Ave, 94609 North 4/28/26 $760,000 4,400 $172.73 1909

400 E 12th St #400, 94606* Downtown 3/31/26 $320,000 2,483 $128.88 —

2670–2672 Fruitvale Ave, 94601† South/Airport 3/30/26 $476,206 2,868 $166.04 1940

2672 Fruitvale Ave — Suki's Palace, 94601† South/Airport 3/30/26 $312,794 2,867 $109.10 1940

1485 8th St, 94607 West 3/24/26 $880,000 6,353 $138.52 1877

2863–2869 38th Ave, 94619 South/Airport 2/23/26 $450,000 3,200 $140.63 1950

1485 8th St, 94607‡ West 2/11/26 $445,698 6,353 $70.16 1877

8429 International Blvd, 94621 South/Airport 10/6/25 $710,000 4,852 $146.33 1925

*Office/retail condo unit, not a full-building sale.  †Two allocated prices from the same 2-property sale.
‡Same property as the 3/24/26 sale above — sold twice within six weeks (lender/distress sale, then resale).

Nine comps average $122.71/SF across a wide range ($32.00–$172.73/SF), reflecting varied building vintage,
condition, and sale circumstances. These are small-bay retail comps and are not directly comparable to the
subject's blended residential/commercial per-unit or cap-rate basis; they are provided as general commercial
market context for the subject's ground-floor retail component.

Source: CoStar Group, licensed to MKD Group Realty (License #1544857), data as of 8/17/2026. Sale details should
be independently verified.
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