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BUSINESS DISCLOSURE

Williams Capital Advisors Powered By Keller Williams (CA Real Estate Corporation, License #01428775) operate independently but may collaborate with third-party service providers, consultants, or partners in connection with commercial real
estate transactions. While Wiliams Capital Advisors Powered By Keller Williams prioritize the interests of their clients, affiliated entities or representatives may occasionally engage in activities related to the subject property (“Property”). By
receiving this Offering Memorandum, you acknowledge that Williams Capital Advisors Powered By Keller Williams adhere to all legal and fiduciary obligations and maintain fransparency in their dealings.

CONFIDENTIALITY AGREEMENT

This Offering Memorandum is strictly confidential and intended solely for evaluating potential interest in the Property. By accepting this document, you agree to maintain the confidentiality of all contents herein and refrain from disclosing,
reproducing, or distributing any information without prior written consent from Wiliams Capital Advisors Powered By Keller Williams, or the Property Owner. All financial projections, square footage estimates, lease summaries, and other details
are provided for illustrative purposes only and have not been independently verified. Prospective parties must conduct their own due diligence to verify accuracy. If you elect not to pursue further interest in the Property, promptly return this
doc%men‘r to Williamts .quiTlol Advisors Powered By Keller Williams. The Owner reserves the right to reject any or all offers, terminate discussions at any time, and is under no obligation to proceed with a transaction until a fully executed
purchase agreement is in place.

DISCLAIMER

The information in this Offering Memorandum is derived from sources deemed reliable but has not been independently verified by Williams Capital Advisors Powered By Keller Williams (CA License #01428775). Williams Capital Advisors Powered
By Keller Williams make no guarantees, warranties, or representations regarding the accuracy, completeness, or suitability of the information provided. Financial projections, assumptions, and opinions are illustrative only and may not reflect
future performance. Prospective purchasers are advised to consult tax, legal, and financial advisors to evaluate the Property’s suitability. Neither Williams Capital Advisors Powered By Keller Williams, the Property Owner, nor their representatives
assume liability for errors, omissions, or decisions made in reliance on this document.

BROKERAGE DETAILS
This Offering Memorandum is presented by Williams Capital Advisors Powered By Keller Williams, a licensed real estate corporation (CA License #01428775). This document does not constitute an offer, solicitation, or legal obligation of any kind.
All rights reserved.
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EXECUTIVE SUMMARY

PROPERTY OVERVIEW

Secure Central LA warehouse with owner-user control

and land-use optionality

2120 S Main Street offers a rare opportunity to acquire a
standalone, two-story infill warehouse in Los Angeles,
CA 90007. The property totals approximately 10,710 gross
square feet on an approximately 10,635 square foot lot,
providing a functional scale for an owner-user, service
operator, logistics user, or long-term land-position

buyer.

The asset combines practical operating utility with
Central LA scarcity: reported seismic retrofit work, fire
sprinklers and monitoring, 400A electrical service,
perimeter fencing, and on-site security systems. Its
location near USC, Exposition Park, BMO Stadium,
Downtown Los Angeles, 1-110, and I-10 supports both
near-term operating demand and long-term optionality

tied to institutional, event, and infill land fundamentals.

ADDRESS
PROPERTY TYPE

GROSS BUILDING
AREA

LOT AREA
YEAR BUILT

OFFERING MEMORANDUM

2120 S Main Street Los Angeles, CA

2120 S Main Street, Los Angeles,
CA 90007

Industrial / warehouse

10,710 SF

10,635 SF

1999

C2-2D-0O-CPIO

5127-028-022

WILLIAMS CAPITAL ADVISORS
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LOCATION OVERVIEW OFFERING MEMORAND UM

% Secure Infill Warehouse Control - Standalone 10,710 SF Central LA
I NV E ST M E N T warehouse with fenced access, security infrastructure, and functional
service/logistics utility.

H I G H I- I G H T S < Owner-User and Operator Fit - For businesses that value location control,

parking/security, fast regional access, and protection from relocation risk.

< South Main [ University Park Demand Anchors - Near USC, Exposition Park,
BMO Stadium, LA Memorial Coliseum, Downtown Los Angeles, I-110, and I-10.

< Long-Term Optionality - C2-2D-O-CPIO zoning and Housing Element
notation support a separate land-use diligence path, subject to
verification.
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AMENITIES MAP

AMENITIES MAP

DTLA

DOWNTOWN
LOS ANGELES

= ..LOS ANGEI;ES -
g [ CENTRAL LIBRARY [

L.A. LIVE/
. GRAMMY MUSEUM

', LOS ANGELES
-E CONVENTION CENTER

LOS ANGELES TRADE-
TECHNICAL COLLEGE
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FASHION DISTRICT /
CALLEJONES

SUBJECT PROPERTY
2120 S MAIN STREET

OFFERING MEMORANDUM

LITTLE TOKYO /
ARTS DISTRICT

SMORGASBURG
LOS ANGELES

AFRICAN AMERICAN
® - FIREFIGHTER MUSEUM




PROPERTY PHOTOS OFFERING MEMORANDUM
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FINANCIAL ANALYSIS OFFERING MEMORANDUM

FINANCIAL
OVERVIEW

ASKING PRICE $3,950,000
BUILDING PSF $369/SF
LAND PSF $371/SF

ANNUALIZED OPERATING DATA

Pro Forma
GROSS POTENTIAL RENT $102,000
EFFECTIVE GROSS INCOME $102,000
OPERATING EXPENSES ($5,100)
Net Operating Income $96,900

OPERATING EXPENSES

OPERATING EXPENSES $5,100

WILLIAMS CAPITAL ADVISORS 12
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FINANCIAL ANALYSIS OFFERING MEMORANDUM

PRO FORMA RENT ROLL

MONTHLY RENT ANNUAL RENT RENT PSF/MO PRO FORMA NOI CAP AT ASK

$8,500 $102,000 $0.79

PRO FORMA RENT ROLL

Tenant [ Status Base [ Mo CAM/SF Total/Mo  Annual $/sF/Mo  Lease Exp.

$96,900 2.45%

Pro Forma Market Lease ~ Warehouse 10,710 SF $8,500 $0.00 $8,500 $102,000 $0.79 Prospective

OPERATING BRIDGE

_m Formuila IAssumption Buyer Read

Gross Potential Rent $102,000 $8,500 x 12 months Single rent assumption; no alternate rent cases

Buyer to apply its own vacancy / downtime

Effective Gross Income $102,000 No vacancy deduction modeled assumption
Operating Expenses ($5,100) 5.0% of EGI Exp_epse alloyvcmce only; verify taxes, insurance,
utilities, repairs
Net Operating Income $96,900 $102,000 - $5,100 Used for updated cap-rate calculations
WILLIAMS CAPITAL ADVISORS 13
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OFFERING MEMORANDUM

DEVELOPMENT FEASIBILITY

DEVELOPMENT OPTIONALITY | ZONING + LAND-USE SCREEN

C2-2D-0-CPIO | HOUSING ELEMENT SITE | CONCEPTUAL BUYER DILIGENCE SCREEN

The development thesis is presented as optionality, not as an approved project. Buyer to verify zoning, overlays, entitlement path, methane/oil conditions, legal

nonconforming status, utilities, and massing feasibility.

Parcel Address 2120 S Main Street, Los Angeles, CA 90007

5127-028-022 | Lot SF: 10,635

Base Zoning C2 - commercial zone; retail, office, and residential
uses to verify

Height District 2D - supports higher-density residential/mixed-use

analysis

Overlays O = QOil Overlay | CPIO = Community Plan Implementation
Overlay
m Warehouse; legal nonconforming status to verify

HE Designation

Methane [ Oil

AB 2011 / SB 423

Density Path

Hold Strategy

Buyer Value

Housing Element Site (ZI-2512) - City signals residential
conversion potential

LA City Methane Zone + Oil Overlay; construction and
environmental diligence required

Potential streamlined multifamily pathways;
applicability subject to legal review

No unit cap assumption should be relied on before
entitlement study

Use/lease warehouse today; preserve future land-use
optionality over the hold

Control a scarce infill asset while testing residential or
mixed-use upside

15
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DEVELOPMENT FEASIBILITY

RESIDENTIAL CONVERSION SCREEN | BUYER OPTIONALITY

ILLUSTRATIVE DENSITY PATHS - WORKING ESTIMATE ILLUSTRATIVE LAND RESIDUAL CONTEXT

Base Density ~18-22 3.0-4.0
(c2 by-right)

Density Bonus ~28-40 45-55
AB 2011 Streamlined ~35-48 5.0-6.0
Selected Working Range 28-40 45-55

Buyer use of this screen

Baseline screen
only; feasibility
subject to full
zoning review

Potential  for-profit
path if affordability
and state law
requirements are
satisfied

Potential ministerial
path, generally
income-restricted;
buyer counsel to verify

Initial diligence range
for buyer
underwriting, not an
approved program

Buildable Units

Est. Gross Dev. Value

Less: Hard Construction

Less: Soft Costs

Less: Developer Profit

Less: Demolition

Indicative Residual Context

35 units (mid-point of working DB range)

$17,500,000 ($500K/unit)

($11,400,000)

($2,052,000)

($2,625,000)

($214,200)

$1,208,800 - $3,500,000

This analysis is included to show a potential optionality path. It should not be read as an approved development program, a guaranteed unit count, or a
substitute for buyer's entitlement, environmental, design, financing, and feasibility work. A buyer can preserve value by underwriting the warehouse use first and

treating redevelopment as a separate upside path.

WILLIAMS CAPITAL ADVISORS
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LOCATION OVERVIEW

OFFERING MEMORANDUM

DEMOGRAPHICS

83,681

2024 POPULATION (1-MI1)

30.8

MEDIAN AGE

$59,134

MEDIAN HH INCOME

POPULATION TRENDS

Year 1-Mile 3-Mile 5-Mile
2024 83,681 710,352 1,610,290
2023 84,288 712,512 1,620,689
2022 86,123 726,996 1,644,999
2021 85,152 733,616 1,656,647
2020 84,821 745,210 1,688,388

HOUSEHOLD INCOME DISTRIBUTION

Income Bracket 1-Mile 3-Mile 5-Mile
2024 Median $59,134 $56,083 $62,783
Under $25K 8,721 63,831 126,740
$25K — $50K 5,255 51,708 108,041
$50K — $100K 8,386 69,996 154,852
$100K — $150K 4,136 32,741 80,526
Above $150K 5,431 33,061 90,700

AGE DISTRIBUTION

Age Group 1-Mile 3-Mile 5-Mile
Median Age 30.8 34.3 35.4
Under 20 19,838 160,754 377,328
20 - 25 1,277 63,493 121,839
25 - 45 30,239 248,646 537,313
45 - 65 15,704 159,009 376,745
Over 65 5,835 66,555 165,669

WILLIAMS CAPITAL ADVISORS

Real Estate Advisory

71,843

TOTAL EMPLOYEES (1-MI)

27,912

OCCUPIED HOUSING

20:3

RENTER:OWNER (1-MI)

EMPLOYMENT BY INDUSTRY

Industry Sector 1-Mile 3-Mile 5-Mile
Mgmt, Business, Science 18,042 m,390 268,995
Educational, Health Care 8,506 64,294 150,934
Professional Services 7,282 50,823 113,157
Arts, Entertainment, Food 5,494 54,367 110,030
Retail Trade 4,798 37,475 81,501
Manufacturing 4,199 28,858 63,422
Transport, Warehousing 2,706 21,626 51,762
Other Services 2,190 23,976 55,197
Construction 2,044 28,597 60,165
Information 1,948 13,509 38,447
Finance, Insurance 1,796 13,703 31,893
Wholesale Trade 1,618 11,918 25,520
Public Administration 839 8,566 22,245
Agriculture 219 1,881 3,723

HOUSING OCCUPANCY & TENURE

Category 1-Mile 3-Mile 5-Mile
Occ:Vac Ratio 20:3 10:1 10:1
Occupied Units 27,912 228,257 515,099
Vacant Units 4,017 23,080 45,760
Renter:Owner Ratio 20:3 20:3 10:3
Renter Households 27,918 214,712 431,315
Owner Households 4,01 36,625 129,544
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