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INVESTMENT HIGHLIGHTS 

Site Acquisition Cost $1,240,000 

Initial Capital Raised at Phase I $1,020,000 

Total Capital Investment $3,100,000

Additional Capital to be Raised 
at Phase II $2,080,000 

Total Project Cost $10,630,000

Holding Period 2-5 years (from May 2023) 

Equity Multiple/IRR – 3 Year 1.65x / 18.1% 

Equity Multiple/IRR – 5 Year 2.00x / 15.0% 

Size (sf) 40,950 sf buildings on 2.41 AC 

Total # of Buildings 4

# of Units
46 (Ten 1-bedroom units, Thirty-
Two 2-bedroom units, and Four 
3-bedroom+den units) 

Kaylee Cho Team is pleased to present an opportunity to invest in a 
Las Vegas 46-unit apartment development project. We acquired a 2.41 
AC mobile home park named Villa De Oro that had 11 space renters in 
February 2022 for $1.24M with the funds raised from Phase I and 50% 
financing (3-year, 30-year amortization, 3% interest rate). The location 
is across from two elementary schools and connects to major bus lines 
to Summerlin, Spring Valley, and the fast-growing North Las Vegas 
industrial parks. After performing best and highest use analysis for the 
site, and consulting with our zoning attorney, our team concluded that a 
multi-family property will be the most suitable use for the site.

In July 2022, we submitted the site plan to build a 46-unit apartment 
consisting of ten 1-bedroom units, thirty-two 2-bedroom units, and four 
3-bedroom units. A rezoning application was also submitted to change 
the zoning from MHP (Mobile Home Park) to R-3 (Mid Density Multifamily 
Zoning). The site plan and rezoning applications were approved by the 
city council in December 2022.

As of May 2023, civil engineering is working on the project. 8 out 
of 11 renters have found alternate living locations and have either 
moved out or are in the process of moving. While our architects are 
finalizing the floor plans, our team is actively analyzing the market 
rent, sale comps, construction cost, interest rate, and project timeline. 
As a result, we expect the construction to commence by December 
2023; the construction will take 9 months from then on. As soon as the 
construction is completed, we will lease up the apartment and start 
distributing rental income to investors on a monthly basis.

The exit strategy is to sell as soon as possible and the effort to sell 
the property will start as soon as the construction commences. Sale 
proceeds will first be distributed back to the investors for the initial 
investment amount and the remaining net development profit will be 

EXECUTIVE SUMMARY

distributed on each investor’s pro rata share after subtracting the 
developer’s fee. Based on the holding period of 3-5 years, equity 
multiples and internal rate of return are expected to be 1.65x/18.1% on 
3-year projection and 2.00x/15.0% on 5-year projection, respectively.

On another note, we are also seeking affordable housing development 
assistance to maximize our return by allowing 4-6 units of the 46 units 
for affordable housing units. Obtaining this government assistance 
will significantly increase our yield. However, since the amount cannot 
be determined as of May 2023, the assumptions used in this offering 
memorandum do not take the assistance into consideration.
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SUMMARY

Address 4541 E Owens Ave
Las Vegas, NV 89110 

Parcel Number APN 140-29-101-003

Jurisdiction City of Las Vegas 

Land Size 2.41 AC (104,980 SF) 

Purchase Price $1,240,000

Purchase Date February 10, 2022 

Current Zoning R-3 (Medium Density Residential) 
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Features: 2 Elementary schools across the street, major bus lines connecting to Summerlin,
Spring Valley, and North Las Vegas Industrial Area. 

SUBJECT
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POPULATION 1-Mile 2-Miles 3-Miles

Total  29,242  101,477  224,442 

Household  8,920  30,578  68,817 

Average Household Size  3.28  3.31  3.20 

Median Age  28.5  29.1  30.7 

HOUSING 1-Mile 2-Miles 3-Miles

Average Income  $56,979  $61,734  $62,192 

Median Income  $42,308  $46,001  $45,790 

Per Capital Income  $17,388  $18,675  $19,131 
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•	 Kitchen: Stainless appliance package (refrigerator/
microwave/dishwasher), granite/quartz countertop, 
garbage disposal 

•	 Washer/dryer in unit
•	 Gym and outdoor fitness area 
•	 Walking trails and benches within the community 
•	 Outdoor BBQ area

•	 Central AC 
•	 Private patio/balcony 
•	 Extra den in 3-bedroom units
•	 Proximity to four elementary schools 
•	 Major bus lines connecting to North Las Vegas Industrial 

area, Summerlin, and Spring Valley



27INVESTMENT OPPORTUNITY  |  4541 E OWENS AVE, LAS VEGAS, NV 89110 KAYLEE CHO
TEAM C O M M E R C I A L

&  D E V E L O P M E N T

M
U

LT
I-

F
A

M
IL

Y
 R

E
S

ID
E

N
T

IA
L

 D
E

V
E

L
O

P
M

E
N

T DESIGN INSPIRATION



28INVESTMENT OPPORTUNITY  |  4541 E OWENS AVE, LAS VEGAS, NV 89110 KAYLEE CHO
TEAM C O M M E R C I A L

&  D E V E L O P M E N T

M
U

LT
I-

F
A

M
IL

Y
 R

E
S

ID
E

N
T

IA
L

 D
E

V
E

L
O

P
M

E
N

T

FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC JAN FEB MAR APR MAY JUN JUL AUG

Acquisition &
Mobile Home 
Park

Zoning

Architect & 
Civil

Construction

Capital Raise 
Phase I

Capital Raise 
Phase II

Acquisition

Phase I 
Raise

Phase II 
Commitment 
Only

Phase II Raise upon 
zoning approval

Councilwoman
Meeting

Preliminary 
siteplan
for zoning

5-day notice of
zoning filing

180-day notice to vacate & moving 
out process

Construction, InspectionGrading 
Site

Schematic 
Design

Building
Permit

Engineering, Design Development,
Construction Document

Approval of Zoning

2022 2023 2024

TIMELINE
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*PROJECT & CONSTRUCTION COST

Description

Building Cost  $150  40,950  $6,142,500 

Sitework  $8  104,980  $656,250 

Carports  $250,000 

General Condition - Super  $450,000 

Contractor’s OH & Profit  $500,000 

Utilities  $300,000 

Architectural, Structural & Civil Engineering  $385,000 

GL Insurance  $80,000 

Developer’s Fee  $211,463 

Permits & Taxes  $125,000 

Zoning, Legal & Miscellaneous Fees  $30,000 

Total Hard & Soft Cost  $9,130,213 

Land Acquisition  $1,268,629 

Cost of Moving Tenants Out  $1,100  11  $12,100 

Preconstruction Cost  $50,000 

Construction Loan  $7,659,778 

Construction Loan Cost  $153,196 

Additional Down  $1,470,435 

Leasing Fee  $300  46  $13,800 

Total Project Cost  $10,627,937 

Capital Raise Phase I  $720,000 

Capital Raise Phase II  $2,248,159 

Affordable Housing Assistance

Total  $2,968,159
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APARTMENT RENTAL INCOME - YEAR 3 TO YEAR 5 (BASED ON 2023 COMPS)

Type # of Units Size  Total  Mo. Rent/Unit  Mo. Rent  Annual 

1-Bedroom  10  675  6,750  $1,300  $13,000  $156,000 

2-Bedroom  32  900  28,800  $1,600  $51,200  $614,400 

3-Bedroom + Den  4  1,350  5,400  $1,850  $7,400  $88,800 

Total  46  40,950  $71,600  $859,200 

CASH FLOR FORECASTING - YEAR 1 TO YEAR 5 (NOV 2022 - )

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6

Total Income  $-    $859,200  $884,976  $911,525  $938,871  $967,037 

Credit Loss  $-    $(42,960)  $(44,249)  $(45,576)  $(46,944)  $(48,352)

Effective Rental Income  $-    $816,240  $840,727  $865,949  $891,927  $918,685 

Operating Expenses  $(10,000)  $(204,060)  $(210,182)  $(216,487)  $(222,982)  $(229,671)

Net Operating Income  $(10,000)  $612,180  $630,545  $649,462  $668,946  $689,014 

Annual Debt Service  $-    $(579,317)  $(579,317)  $(579,317)  $(579,317)

Cash Flow Before Tax  $(10,000)  $32,863  $51,228  $70,145  $89,629 
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INTERNAL RATE OF RETURN (IRR)

MORTGAGE BALANCE				  

Year 5

Unpaid Balance  $7,807,675 

CALCULATION OF SALE PROCEEDS			 

Projected Sale Cap 4.50% 4.75% 5.00%

Projected Sale Price  15,311,422  14,505,558  13,780,280 

Projected Sale Price/Unit  332,857  315,338  299,571 

Cost of Sales  535,900  507,695  482,310 

Mortgage Balance  7,807,675  7,807,675  7,807,675 

Sale Proceeds before Tax  6,967,848  6,190,188  5,490,295 

Less: Initial Investment Reimbursement  (2,968,159)  (2,968,159)  (2,968,159)

Net Development Profit  3,999,688  3,222,029  2,522,136 

Less: Developer's Profit Sharing  (599,953)  (483,304)  (378,320)

Net Investors' Profit  3,399,735  2,738,725  2,143,816 

Equity Multiple  2.22  2.00  1.80 

*Cash Flow and IRR to Investors when Sold at 4.75% CAP

Year 0  $(2,968,159)  $(2,968,159)

Year 1  $(10,000)  $(10,000)

Year 2  $32,863  $32,863 

Year 3  $51,228  $51,228 

Year 4  $70,145  $70,145 

Year 5  $89,629  $5,706,884  $5,796,513 

Internal Rate of Return 15.0%

MORTGAGE BALANCE				  

Year 3

Unpaid Balance  $8,053,436 

CALCULATION OF SALE PROCEEDS			 

Projected Sale Cap 4.50% 4.75% 5.00%

Projected Sale Price  14,432,484  13,672,879  12,989,235 

Projected Sale Price/Unit  313,750  297,237  282,375 

Cost of Sales  505,137  478,551  454,623 

Mortgage Balance  8,053,436  8,053,436  8,053,436 

Sale Proceeds before Tax  5,873,910  5,140,892  4,481,176 

Less: Initial Investment Reimbursement  (2,968,159)  (2,968,159)  (2,968,159)

Net Development Profit  2,905,751  2,172,733  1,513,017 

Less: Developer's Profit Sharing  (435,863)  (325,910)  (226,952)

Net Investors' Profit  2,469,889  1,846,823  1,286,064 

Equity Multiple  1.86  1.65  1.46 

*Cash Flow and IRR to Investors when Sold at 4.75% CAP

Year 0  $(2,968,159)  $(2,968,159)

Year 1  $(10,000)  $(10,000)

Year 2  $32,863  $32,863 

Year 3  $51,228  $4,814,982  $4,866,211 

Internal Rate of Return 18.1%
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THE VIK

• Built in 1998 

• 1, 2, and 3-bedroom units 

• 256 units 

• $1,574/mo* for 2-bedroom units 

• Occupancy rate: 96.5% 

Parc 17 

• Built in 1990

• 2-bedroom units only 

• 100 unit complex 

• $1,500/mo* for 2-bedroom units

• Occupancy: 97% 

* Rates are constantly changing. * Rates are constantly changing.
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1. 4961 Mountain Vista St - CasaBella II SOLD

Las Vegas, NV 89120 County: Clark

Sale Date: Jan 14, 2022 Type:  4 Star Garden Apartments

Sale Price: $18,025,000 Year Built: 2020

Price/SF: $324.63 GBA: 51,212 SF

Price/Unit: $279,891 Land Acres: 3.17 AC

Pro Forma Cap: 3.77% Land SF: 138,085 SF

Actual Cap Rate: 3.36% Units: 64

Parcels: 161-29-101-004 Zoning: R-4

Comp ID: 5853139 Sale Condition: Bulk/Portfolio Sale

Comp Status: Research Complete

2. 1700 N Lamb Blvd - Parc 17 SOLD

Las Vegas, NV 89115 County: Clark

Sale Date: Aug 30, 2022 Type:  3 Star Garden Apartments

Sale Price: $24,500,000 Year Built: 1990

Price/SF: $289.97 GBA: 101,700 SF

Price/Unit: $268,750 Land Acres: 3.86 AC

Parcels: 140-20-417-034 Land SF: 168,142 SF

Comp ID: 6136217 Units: 100

Comp Status: Research Complete Zoning: R-4

Sale Condition: Bulk/Portfolio Sale

3. 1721 Crystal Ann Ave - Habitat @ DTLV SOLD

Las Vegas, NV 89106 County: Clark

Sale Date: Nov 23, 2021 Type: 4 Star Single-Family Home 
Apartments

Sale Price: $27,000,000 Year Built: 2007

Price/SF: $195.45 GBA: 138,143 SF

Price/Unit: $293,478 Land Acres: 8.14 AC

Parcels: 139-33-112-001, 139-33-112-092, 
161-17-301-001 Land SF: 354,578 SF

Comp ID: 5797370 Units: 92

Comp Status: Research Complete Zoning: RPD

4. 1015 S 3rd St - C3 Lofts SOLD

Las Vegas, NV 89101 County: Clark

Sale Date: Sep 7, 2021 Type:  4 Star Low-Rise Apartments

Sale Price: $10,716,000 Year Built: 2018

Price/SF: $249.21 GBA: 43,000 SF

Price/Unit: $223,250 Land Acres: 0.70 AC

Actual Cap Rate: 4.70% Land SF: 30,418 SF

Parcels: 139-34-401-022 Units: 48

Comp ID: 5688035 Zoning: C-2

Comp Status: Research Complete

5. 125 E Regina Ave - Jardin Gardens SOLD

North Las Vegas, NV 89031 County: Clark

Sale Date: Apr 30, 2021 Type:  3 Star Garden Apartments

Sale Price: $17,900,000 Year Built: 2017

Price/SF: $219.47 GBA: 81,560 SF

Price/Unit: $223,750 Land Acres: 4.33 AC

Actual Cap Rate: 4.00% Land SF: 188,615 SF

Parcels: 124-27-504-001 Units: 80

Comp ID: 5500539 Zoning: R-2

Comp Status: Research Complete Sale Condition: Debt Assumption
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OWENS 110, LLC

(MANAGER MANAGED NEVADA LLC)

MEMBERS PURCHASE
INTERESTS IN OWEN 110, LLC

(NON VOTING MEMBERSHIP)

OWENS 110, MGR, LLC

(NEVADA LLC)

•   Oversees capital raise/syndication, 
financing, construction, leasing, 
management, and accounting

•   Guarantor of loans•   To Manager Managed Nevada LLC: 310 
Outstanding Units at $10,000/unit 

•   To Members Purchase: Limited Liability 
Partners/Members 
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Lead Developer Kaylee Cho 

Advisor/Mentor Bernie Chippoletti (40+ years of experience, 50+ projects) 

Architect Knit Studio https://knitstudios.com/ 

Landscape Architect The WLB Group http://www.wlbgroup.com/ 

Civil Engineer Zenith Engineering https://zenith-lv.com/ 

Legal Counsel Kaempfer Crowell http://kcnvlaw.com/ 

Pre-construction Sundance Builders https://www.sundancebuildersllc.com/ 

Mortgage Broker TBD 

General Contractor TBD 
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CONFIDENTIALITY

The information provided in this presentation pertaining to 46-Unit Development Opportunity (“46-Unit Development Opportunity “ or the “Company”), its business assets, strategy 
and operations is for general informational purposes only and is not a formal offer to sell or a solicitation of an offer to buy any securities, options, futures, or other derivatives 

related to securities in any jurisdiction and its content is not prescribed by securities laws, which can only be made to qualified investors pursuant to confidential documents thereto. 
Information contained in this presentation should not be relied upon as advice to buy or sell or hold such securities or as an offer to sell such securities. This presentation does 

not take into account nor does it provide any tax, legal or investment advice or opinion regarding the specific investment objectives or financial situation of any person. While the 
information in this presentation is believed to be accurate and reliable, 46-Unit Development Opportunity and its agents, advisors, directors, officers, employees and shareholders 

make no representation or warranties, expressed or implied, as to the accuracy of such information and 46-Unit Development Opportunity expressly disclaims any and all liability that 
may be based on such information or errors or omissions thereof. 46-Unit Development Opportunity reserves the right to amend or replace the information contained herein, in part 

or entirely, at any time, and undertakes no obligation to provide the recipient with access to the amended information or to notify the recipient thereof.

The information contained in this presentation is intended only for the persons to whom it is transmitted for the purposes of evaluating the Company. The information contained in 
this presentation supersedes any prior presentation or conversation concerning the Company. Any information, representations or statements not contained  herein shall not be 

relied upon for any purpose.

Neither we nor any of our representatives shall have any liability whatsoever, under contract, tort, trust or otherwise, to you or any person resulting from the use of the information in 
this presentation by you or any of your representatives or for omissions from the information in this presentation. Additionally, the Company undertakes no obligation to comment on 

the expectations of, or statements made by, third parties in respect of the matters discussed in this presentation.

This presentation is confidential and is intended, among other things, to present a general outline of the Company. The contents are not to be reproduced or distributed to the 
public or press. Each person who has received a copy of this presentation (whether or not such person purchases any securities) is deemed to have agreed: (i) not to reproduce or 
distribute this presentation, in whole or in part, without the prior written consent of the Company, other than to legal, tax, financial and other advisors on a need to know basis, (ii) 
if such person has not purchased securities, to return this presentation to the Company upon its request, (iii) without the prior written consent of the Company, not to disclose any 

information contained in this presentation except to the extent that such information was (a) previously known by such person through a source (other than the Company) not bound 
by any obligation to keep such information confidential, (b) in the public domain through no fault of such person, or (c) lawfully obtained at a later date by such person from sources 

(other than the Company) not bound by any obligation to keep such information confidential, and (iv) to be responsible for any disclosure of this presentation, or the information 
contained herein, by such person or any of its employees, agents or representatives.
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PROJECTION

Certain information in this presentation and oral statements made in any meeting are forward-looking and relate to 46-Unit Development Opportunity and its anticipated financial 
position, business strategy, events and courses of action. Words or phrases such as “anticipate,” “objective,” “may,” “will,” “might,” “should,” “could,” “can,” “intend,” “expect,” “believe,” 
“estimate,” “predict,” “potential,” “plan,” “is designed to” or similar expressions suggest future outcomes. Forward-looking statements and financial projections include, among other 
things, statements about: our expectations regarding our expenses, sales and operations; our future customer concentration; our anticipated cash needs, our estimates regarding 
our capital requirements, our need for additional financing; our ability to anticipate the future needs of our customers; our plans for future products and enhancements of existing 

products; our future growth strategy and growth rate; our future intellectual property; and our anticipated trends and challenges in the markets in which we operate. Forward-
looking statements and financial projections are based on the opinions and estimates of management at the date the statements are made, and are subject to a variety of risks 

and uncertainties and other factors that could cause actual events or results to differ materially from those anticipated in the forward-looking statements and financial projections. 
Although we believe that the expectations reflected in the forward-looking statements and financial projections are reasonable, there can be no assurance that such expectations 

will prove to be correct. We cannot guarantee future results, level of activity, performance or achievements and there is no representation that the actual results achieved will be the 
same, in whole or in part, as those set out in the forward-looking statements and financial projections.

By their nature, forward-looking statements and financial projections involve numerous assumptions, known and unknown risks and uncertainties, both general and specific, that 
contribute to the possibility that the predictions, forecasts, projections and other forward-looking information will not occur, which may cause the Company’s actual performance and 
financial results in future periods to differ materially from any estimates or projections of future performance or results expressed or implied by such forward-looking statements and 

financial projections. Important factors that could cause actual results to differ materially from expectations include, but are not limited to: business, economic and capital market 
conditions; the heavily regulated industry in which the Company carries on business; current or future laws or regulations and new interpretations of existing laws or regulations; legal 

and regulatory requirements; market conditions and the demand and pricing for our products; our relationships with our customers, developers and business partners; our ability to 
successfully define, design and release new products in a timely manner that meet our customers’ needs; our ability to attract, retain and motivate qualified personnel; competition 
in our industry; competition; technology failures; failure of counter parties to perform their contractual obligations; systems, networks, telecommunications or service disruptions or 
failures or cyber-attack; ability to obtain additional financing on reasonable terms or at all; our ability to manage risks inherent in foreign operations; litigation costs and outcomes; 

our ability to successfully maintain and enforce our intellectual property rights and defend third party claims of infringement of their intellectual property rights; our ability to manage 
foreign exchange risk and working capital; our ability to manage our growth, and factors outside of our control due to the ongoing COVID-19 pandemic and issues related thereto. 

Readers are cautioned that this list of factors should not be construed as exhaustive.

The forward-looking statements and financial projections contained in this presentation are expressly qualified by this cautionary statement. Except as required by law, we undertake 
no obligation to update or revise publicly any forward-looking statements, whether as a result of new information, future events or otherwise, after the date on which the statements 

are made or to reflect the occurrence of unanticipated events. Readers are cautioned not to place undue reliance on forward-looking statements or financial projections.

In considering any prior, pro forma performance, portfolio composition or track record information contained herein, prospective investors should bear in mind that past performance 
is not indicative of future results. There can be no assurance that the investment will achieve comparable results or that objectives will be achieved. Investments are speculative, 
involve a high degree of risk and performance can be volatile. An investor could lose all or a substantial amount of their investment. Past performance does not guarantee future 

results; current performance may be lower or higher than performance described.
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