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EXECUTIVE  SUMMARY
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INVESTMENT HIGHLIGHTS
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ADU POTENTIAL
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PROPERTY OVERVIEW 

 PǻǸǹǮǻǽȂ DǮǽǪǲǵǼ

 PǻǸǹǮǻǽȂ DǮǼǬǻǲǹǽǲǸǷ

The subject property is a 6 unit apartment building 
located in the USC submarket, just north of the USC 
Campus. The structures are wood frame stucco with 2 
separate buildings.  The zoning for the lot is LARD1.5. 
The unit mix consists of (1) 1 Bed/1 Bath, (1) 2 Bed /1 
Bath, (1) 3 Bed /1 Bath, (2) 3 Bed / 2 Bath, (1) Single / 
1 Bath. The property was built in 1895 and consists of 
4,052 square feet of gross leasable area and sits on a 
6,849 square foot lot. The front building is a craftsman 

  
11628 Freeman Ave - OFFERING MEMORANDUM

style building. The utilities are separately metered 
in the building. The property features secure entry 
with a  gate in the front. The building is subject to LA 
City rent control.     The property sits in a TOC Tier 3 
location with it’s proximity to public transit.

No. of Units
Year Built
Rentable SF
Lot Area
APN
Zoning
Rent Control
Roof Type
Parking
Unit Mix

Utilities 

6
1895
4,052
6,849
5124-031-002
LARD1.5
LARSO 
Pitched
Rear
(1) 1 Bed/1 Bath, (1) 2 Bed /1 
Bath, (1) 3 Bed /1 Bath, (2) 
3 Bed / 2 Bath, (1) Single / 1 
Bath
Separately Metered
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PARCEL  MAP
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PROPERTY PHOTOS
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PROPERTY PHOTOS
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PROPERTY PHOTOS

2104 Park Grove
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PROPERTY PHOTOS

Downtown LA

2104 Park Grove
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RENT ROLL  

2104 3 Bed / 1 Bath 800 $1,262 $1.58 $2,650 $3.31

2104 1/2 2 Bed / 1 Bath 700 $2,350 $3.36 $2,350 $3.36 Vacant

2106 3 Bed / 2 Bath 850 $3,200 $3.76 $3,200 $3.76

2106 1/2 3 Bed / 2 Bath 800 $1,434 $1.79 $2,650 $3.31

2108 1/2 1 Bed / 1 Bath 500 $861 $1.72 $1,750 $3.50

2108 1/4 Single / 1 Bath 400 $488 $1.22 $1,450 $3.63

ADU 1 Bed / 1 Bath ADU 609 $0.00 $1,750 $2.87 Potential ADU

Total $9,594 $15,800

Market UNIT UNIT TYPE UNIT SF CURRENT MARKET RENTRENT/SF PF RENT/SF COMMENTS
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FINANCIAL SUMMARY
Current Proforma

Base Rental Income $115,127 $189,600

Laundry Income(estimated)

Gross Potential Income $115,127 $189,600

Less Vacancy 3% $3,454 3% $5,688

Effective Gross Income $111,673 $183,912

Operating Expenses 35% $38,876 $37,611

Net Operating Income $72,798 $146,301

Debt Service -$60,764 -$60,764

Pre-Tax Cash Flow 2.60% $12,034 18.49% $85,537

Principal Reduction -$9,637 -$9,637

Total Return Before Taxes 4.68% $21,671 20.57% $95,174

Taxes (1.199398%) $15,412 $15,412

Insurance (Estimated) $3,444 $1,611

Utilities(Actual) $5,964 $5,964

Repairs & Maintenance (Estimated) $4,500 $4,500

Gardener ($100/month) $1,200 $828

Reserves($200/month) $1,200 $800

Direct Assessment $570 $570

Management Fee (4.0%) $2,535 $3,876

Trash(Actual) $4,050 $4,050

Operating Expenses $38,875.53 $37,611.33

Total Expenses per Unit $6,479.25 $6,268.56

Total Expenses per square foot $9.59 $9.28

Unit Mix No. of Units Average Rent Monthly Average Rent Monthly

1 Bed / 1 Bath 1 $861 $861 $1,750 $1,750

3 Bed / 1 Bath 2 $1,348 $2,696 $2,650 $5,300

3 Bed / 2 Bath 1 $3,200 $3,200 $3,200 $3,200

2 Bed / 1 Bath 1 $2,350 $2,350 $2,350 $2,350

Single / 1 Bath 1 $488 $488 $1,450 $1,450

1 Bed / 1 Bath ADU 1 $0 $0 $1,750 $1,750
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UNDERWRITING NOTES

EXPENSES

  INCOME

Income
Building is 83% occupied. Market rents 
used for 1 vacancy.

Vacancy
Vacancy Rate is 3% of Gross Rental 
Income.

Proforma
Market Rents based on Rent Analysis of 
Submarket Area.

Unit SF Unit Square Footages are Estimated

Property Tax Rate Actual per Los Angeles Tax Assessor 
1.199398%

Insurance Estimated @ $.85/sf

Utilities

Repairs & Maintenance

Estimated @ $85/unit/month

Estimated annually $750 per unit

Management Fee 4% of Effective Gross Income. 

Direct Assessments Actual per Los Angeles Tax Assessor

Gardener $100/month

Reserves

Trash

$200 per unit

Estimated @ $262/mo
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THE STATISTICS
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Target Corepower
Yoga

Trader’s Joe

Cava

USC Trojans
Stadium

Sole
Bicyles

Natural
History

Museum

Starbucks
Coffee

City
Tacos

Crypto.com
Arena

Lucas
Museum

THE NEIBORHOOD

The Baked
Bear
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REGIONAL MAP

2104 Park Grove
Los Angeles, CA 90007
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NEIGHBORHOOD MAP

2104 Park Grove
Los Angeles, CA 90007
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CONTACT US

Peter James Will James
First Vice President

(310)467-7581
Peter@LyonStahl.com

DRE# 01748556

First Vice President
(310)600-9858

Will@LyonStahl.com
DRE#01734419

THE JAMESGROUP


