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O F F E R I N G  M E M O R A N D U M

This Memorandum does not constitute a representation that the business or affairs of the Property or Seller since the date of preparation (September 2025) of this Memorandum 
have remained the Analysis and verification of the information contained in this Memorandum are solely the responsibility of the prospective purchaser.

Additional information and an opportunity to inspect the Property will be made available upon written request of interested and qualified prospective purchasers. Seller and 
Agent each expressly reserve the right, at their sole discretion, to reject any or all expressions of interest or offers regarding the Property, and/or terminate discussions with 
any party at any time with or without notice. Seller reserves the right to change the timing and procedures for the Offering process at any time in Seller’s sole discretion. Seller 
shall have no legal commitment or obligations to any party reviewing this Memorandum, or making an offer to purchase the Property, unless and until such offer is approved 
by Seller, and a written agreement for the purchase of the Property has been fully executed and delivered by Seller and the Purchaser thereunder.

This Memorandum and the contents, except such information which is a matter of public record or is provided in sources available to the public, are of a confidential nature. 
By accepting this Memorandum, you agree that you will hold and treat it in the strictest confidence, that you will not forward, photocopy or duplicate it, that you will not 
disclose this Memorandum or any of the contents to any other entity (except to outside advisors retained by you, if necessary, for your determination of whether or not to 
make a proposal and from whom you have obtained an agreement of confidentiality) without the prior written authorization of Seller or Agent, and that you will not use this 
Memorandum or any of the contents in any fashion or manner detrimental to the interest of Seller or Agent.

Please contact Kelly Rivett with any questions or additional information. 

Property tour to be conducted through agents.

D I S C L A I M E R

O F F E R I N G  M E M O R A N D U M
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O F F E R I N G  M E M O R A N D U M
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SUBJECT PROPERTY

4330 24th Street

*

Newmark, as the exclusive advisor, is pleased to present for sale 4331 Attawa Avenue, a mixed-use office/light manufacturing building in Sacramento, California. 
Constructed in 1980, this metal building is comprised of roughly 15,125 SF on 2 levels, and is currently occupied by a multitude of office tenants, art studios, and 
a cider production facility. This property is 100% occupied with long term tenants on short term leases. The current acquisition cap rate is 6.9%. Huge rental 
income upside with an average lease rate at $0.91/SF. With in-place income, this building’s size and location present many adaptive re-use options within an urban 
neighborhood reflecting the changes of demographics and perceptions.

Located on Attawa Avenue, just south of Sacramento City College and Land Park, 4331 is in close proximity to many retail amenities including, but not limited to: 
Crocker Village, Chipotle, City Sports Club, Panama Pottery, Fountainhead Brewing Company, Lalo’s Restaurant, Sutterville Bicycle Company, Raley’s, and Land 
Park Ski & Sports. 

*4330 24th Street is also for sale and can be purchased separately or together. The buildings back up to each other and priced at $600,000.

This property is offered at $1,600,000 or $105/SF.



O F F E R I N G  M E M O R A N D U M

Address: 4331 Attawa Avenue, Sacramento, CA 95822

Offering Price: $1,600,000

Price/SF: $105

Building SF: ±15,125 SF

Cap Rate (Current): 6.9%

Cap Rate (Proforma): 9.5%

Lease Term: One Year Leases Expiring Every January

# of Tenants: 17

Parcel #: 018-0053-042-0000

Zoning: C-4

Current Use: Professional Office/Art Studios/Light Manufacturing

Walk Score: (79) Very Walkable

O F F E R I N G  S U M M A R Y

43314331
5



O F F E R I N G  M E M O R A N D U M

Address: 4331 Attawa Avenue, Sacramento, CA 95822

Building SF: ±15,125 SF

Parcel Size: ±0.561 Acre

Year Built: 1980

Parking: 17 On-Site

Roll-Up 2 Grade Level

APN: 018-0053-042-0000

# of Stories: 2

Construction: Metal Frame/Metal Exterior

Roof: Metal

Foundation: Slab on Grade

B U I L D I N G  I N F O R M AT I O N

43314331
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O F F E R I N G  M E M O R A N D U M

I N V E S T M E N T  H I G H L I G H T S

A User/Investor Opportunity

C-4 Zoning

A Unique Mixed-Use Flex Building

Short Term Leases, Long Term Tenants

Close to Sac City College/Land Park

100% Occupied

Well Below Market Rents:
Average $/SF: $0.91; Market $/SF: $1.45

Metal Building

4430 24th Also For Sale (8,182 SF @ $700k)

Current Cap Rate: 6.9%
Proforma Cap Rate: 9.5%

High Walk-ability (79)

$1,600,000 ($105/SF)

43314331
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O F F E R I N G  M E M O R A N D U M

F I N A N C I A L  A N A LY S I S

 05

Current Market
PROPOSED DOWN PAYMENT 40% 9.62 7.67

6.86% 9.50%
$94,118
$105.79

# Tenants

Unit 
Mix

Approx 
SF

Avg 
Rent/SF Rent/Mo Annual Rent

Mkt Rent/    
Year Amount

17 15,125 0.91$   $13,855 $166,260 $208,730 $17,920
$2,300

$22,000

Administrative $4,000
(acct, legal, permits,advtsg)

Management Fee $5,300
(on-site, off-site)

Maintenance and Repairs $5,000
(lndscp, turns, etc.)

Other Income

     Less Expenses 34% of GSI)

CURRENT MARKET
NET OPERATING INCOME $37,267 $79,737

LOAN REDUCTION $17,735 $17,735
TOTAL RETURN $55,002 $97,472

8.6% 15.2%

Loan Type LTV
Ind
ex Amort

Curr 
Rate Term Monthly P&I Annual P&I Assumability

New 60% 25 YRS 6.00% 7 $6,039 $72,473

Kelly Rivett | Senior Managing Director
980 9th Street, Suite 2500
Sacramento, CA 95814
916.569.0385 Direct

ZONING: EXTERIOR
ROOF TYPE:

Mkt Rent/ Month
$17,394

Mkt Rent/ SF
$1.45

Insurance 
Utilities (water-sewer, etc.)

Metal 

NUMBER OF TENANTS:

PRICE:
$640,000

$1,600,000

17

$166,260
$0

PRICE PER SF:APPROXIMATE LOT SIZE:
APPROXIMATE SF:

PRICE PER UNIT:YEAR BUILT:
.4/Acre

1980

15,125

MARKET

C-4

$166,260

CURRENT

$208,730

$208,730

SCHEDULED RENTAL INCOME:

GROSS SCHEDULED INCOME (GSI):

GROSS OPERATING INCOME:

NET OPERATING INCOME:

$3.73
$3,324

Less Vacancy Reserve 

CAP RATE:
GRM:

($56,520)

$0
$208,730

$0

ESTIMATED OPERATING EXPENSES

Account
New Taxes

$0
$166,260

Metal 

CURRENT AND MARKET RENTS

($56,520)

CASH FLOW RETURN ON INVESTMENT

$56,520
TOTAL ESTIMATED 
EXPENSES:

$109,740 $152,210

Per SF
Per Tenant

The information contained herein was obtained from third parties and has not been independently verified by the real estate brokers.  Buyer should have the experts of their choice inspect the property and verify all information.  Real estate brokers are not qualified to act as or 

select experts with respect to legal, tax, environment, building construction, soils-drainage or other such matters.

916 606 8600 Cell

($72,473) ($72,473)

CURRENT MARKET
$109,740 $152,210

TBD

$37,267 $79,737

FINANCING
Year 
Due

$960,000

5.80%

CASH ON CASH RETURN

RETURN ON EQUITY

LenderAmount

PROPOSED DEBT SVC
ESTIMATED CASH FLOW

12.5%CASH ON CASH

4311 Attawa Avenue
SAcramento, Ca 95822

Proforma

43314331
8



O F F E R I N G  M E M O R A N D U M

F I N A N C I A L  A N A LY S I S
10 Year Cash Flow Analysis

10 Year Cash Flow Analysis

Rental Income Growth 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Concession Rate 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
Other Income Growth 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Operating Expenses Growth 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Property Taxes Growth 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%

Terminal Cap Rate 7.00%
Cost of Sale 5.00%
Sales Price, End of Year 10 $2,730,379

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11
INCOME Per Unit / Year

Rental Revenue [1] $12,278 $208,730 $214,992 $221,442 $228,085 $234,927 $241,975 $249,235 $256,712 $264,413 $272,345 $280,516
Vacancy & Concessions -                 -                  (4,300)           (4,429)           (4,562)           (4,699)           (4,840)           (4,985)           (5,134)           (5,288)           (5,447)           (5,610)           
Other Income -                 $0 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Effective Gross Income 12,278            $208,730 210,692        217,013        223,523        230,229        237,136        244,250        251,577        259,125        266,898        274,905        

EXPENSES
New Taxes $1,054 $17,920 $18,278 $18,644 $19,017 $19,397 $19,785 $20,181 $20,584 $20,996 $21,416 $21,844
Insurance 135                2,300            2,369            2,440            2,513            2,589            2,666            2,746            2,829            2,914            3,001            3,091            
Utilities (water-sewer, etc.) 1,294             22,000          22,660          23,340          24,040          24,761          25,504          26,269          27,057          27,869          28,705          29,566          
Administrative 235                4,000            4,120            4,244            4,371            4,502            4,637            4,776            4,919            5,067            5,219            5,376            
Management Fee 312                5,300            5,459            5,623            5,791            5,965            6,144            6,328            6,518            6,714            6,915            7,123            
Maintenance and Repairs 294                5,000            5,150            5,305            5,464            5,628            5,796            5,970            6,149            6,334            6,524            6,720            
0 -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Total Expenses 3,325             $56,520 58,036          59,595          61,196          62,842          64,533          66,271          68,058          69,893          71,780          73,720          

Net Operating Income $8,954 $152,210 $152,656 $157,418 $162,327 $167,387 $172,603 $177,979 $183,520 $189,231 $195,118 $201,186

Capital Upgrades -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Purchase / Sales Price (1,600,000)      -                  -                  -                  -                  -                  -                  -                  -                  -                  2,874,083      All-Cash
Cost of Sale -                    -                  -                  -                  -                  -                  -                  -                  -                  -                  (143,704)       IRR

Total Cash Flow (1,600,000)      $152,210 $152,656 $157,418 $162,327 $167,387 $172,603 $177,979 $183,520 $189,231 $2,925,497 14.02%

Loan Amount $960,000 -                  ($732,979) Leveraged
Debt Service [2] -                    (72,473)         (72,473)         (72,473)         (72,473)         (72,473)         (72,473)         (72,473)         (72,473)         (72,473)         (72,473)         IRR

Cash Flow After Debt ($640,000) $79,737 $80,183 $84,945 $89,854 $94,914 $100,130 $105,506 $111,047 $116,758 $2,120,045 21.74%
All-Cash Returns

Capitalization Rate 9.51% 9.54% 9.84% 10.15% 10.46% 10.79% 11.12% 11.47% 11.83%
Cash-on-Cash 9.51% 9.54% 9.84% 10.15% 10.46% 10.79% 11.12% 11.47% 11.83%
Gross Rent Multiplier 7.67 7.44 7.23 7.01 6.81 6.61 6.42 6.23 6.05

Leverage Returns
Cash-on-Cash 12.46% 12.53% 13.27% 14.04% 14.83% 15.65% 16.49% 17.35% 18.24%
Debt Coverage 2.10 2.11 2.17 2.24 2.31 2.38 2.46 2.53 2.61

[1] Rental income based on Market Rent Assumptions.
[2] Loan set to 60% LTV, 6% interest rate with a 25 year amortization period.

This information was obtained from sources believed to be reliable.  All information, while supplied by Broker and Seller, is not warranted by either.  BROKER and/or SELLER make no representations or warranties whatsoever, written or implied, 
regarding the physical condition or economic feasibility of the property.  Any references to income, expenses, age, square footage, number of units, current rents, market rents, or specific location, are estimates only.  Buyer must verify all 
information and bears the risk of any and all inaccuracies.

t warranted by either.  BROKER and/or SELLER make no representations or warranties whatsoever, written or implied, 
ge, number of units, current rents, market rents, or specific location, are estimates only.  Buyer must verify all 
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O F F E R I N G  M E M O R A N D U M

F I N A N C I A L  A N A LY S I S

Suite SF Current Rent Rent/SF

  100 1,012 $1,500 $1.48

  101              1,289 $1,300 $1.01

  102              1,001 $1,200 $1.19

 103              2,766 $3,600 $1.30

 104            678 $500 $0.73

108 213 $435 $2.04

200A 379 $430 $1.13

200B 379 $500 $1.31

200C 452 $200 $0.44

201 637 $520 $0.81

202 537 $550 $1.02

203 459 $640 $1.39

204 380    $500        $1.31

205 553 $575 $1.04

206 426 $490 $1.15

207 383 $450 $1.17

208 454 $465 $1.02

Common 3,129 $0 $0

Total 15,125 $13,855 Avg. Rent/SF: $0.91

Rent Roll Notes:
All leases are annual and expire every January 

Rent Roll - May 2023

43314331
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O F F E R I N G  M E M O R A N D U M

F L O O R  P L A N S

First Floor Second Floor

# 1 0 3 # 1 0 2

# 1 0 4

# 1 0 1

# 1 0 0

# 1 0 8

# 2 0 0 C # 2 0 4 # 2 0 3 # 2 0 8

# 2 0 1
# 2 0 2 # 2 0 5

# 2 0 6

# 2 0 7

# 2 0 0 B

# 2 0 0 A

W WM M

43314331
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O F F E R I N G  M E M O R A N D U M

Z O N I N G

Designation: C-4 (Heavy Commercial Zone)

Purpose: C-4: The purpose of C-4 zone is to provide warehousing, distribution activities, and commercial uses that have 
minimal undesirable impact upon nearby residential areas. Minimal light manufacturing and processing are 
permitted. 

Permitted Uses: A variety of residential, office, light manufacturing and processing, auto, warehouse and retail

Current Use: Professional Office/Light Manufacturing

Zoning Authority: City of Sacramento

43314331
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O F F E R I N G  M E M O R A N D U M

P A R C E L  M A P

15,125 SF building for 
sale at $1,600,000

8,182 SF Building for 
sale at $600,000

433143314331
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4330 24th Street
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P R O P E R T Y  P H O T O S
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P R O P E R T Y  P H O T O S
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O F F E R I N G  M E M O R A N D U M

A M E N I T I E S  M A P

SUTTERVILLE
BICYCLE

COMPANY

4331 ATTAWA AVENUE

LAND PARK

WILLIAM LAND
GOLF COURSE

4331
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O F F E R I N G  M E M O R A N D U M

A E R I A L  M A P

4331 ATTAWA AVENUE
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O F F E R I N G  M E M O R A N D U M

R E G I O N A L  M A P

CITRUS
HEIGHTS

EL DORADO
HILLSFOLSOM

GRANITE BAY
ROSEVILLE

ROCKLIN

AUBURNLINCOLN

PLACERVILLE

DIAMOND
SPRINGS

CAMERON
PARK

SUTTER
CREEK

ELK GROVE WILTON

SACRAMENTO
RANCHO

CORDOVA

RIO LINDA

FAIR OAKS

COLOMA

GEORGETOWN

LATROBE

99

65

49

99

80

5

80

80

49

16

5

50

SACRAMENTOSACRAMENTOSACRAMENTOSACRAMENTOSACRAMENTOSACRAMENTOSACRAMENTOSACRAMENTOSACRAMENTOSACRAMENTOSACRAMENTO

80
4331 ATTAWA AVENUE
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KELLY RIVETT
916.569.2385

kelly.rivett@nmrk.com
CA RE License #01249433

The distributor of this communication is performing acts for which a real estate license is required. The infor-
mation contained herein has been obtained from sources deemed reliable but has not been verified and no 
guarantee, warranty or representation, either express or implied, is made with respect to such information. 
Terms of sale or lease and availability are subject to change or withdrawal without notice. 9923009714.10/25
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