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EXECUTIVE  SUMMARY

The James Group is pleased to present a 9 unit offering in one of the best Palms 

locations at 3662 Keystone Ave, just a short walk to the new developments along 

Overland Blvd and short distance to downtown Culver City. The offering consists 

of (6) 1 Bed, 1 Bath, (1) 2 Bed, 2 Bath, (1) 2 Bed, 1.5 Bath, and (1) Studio, 1 Bath 

units that are spread out over 7,512 square feet, which offers spacious unit layouts. 

The property was built in 1961 and sits on a 7,500 square foot lot that is zoned 

LAR3. The investment offering provides an excellent value-add opportunity for 

future investors with rents approximately 30% below market, in one of the best 

rental pockets of LA’s Westside. The building offers 10 parking spaces and on-

site laundry for tenants. With it’s excellent unit mix and future upside potential, 

an investor is poised to take advantage of a generational real estate asset in a 

prime location that has experienced tremendous growth and development.

The Palms market has continued to prove to be one of the best rental pockets in all of 

Los Angeles. With continued rent growth and low vacancy rates, renters continue to 

seek out opportunities in the immediate area surrounding the subject property. With 

Culver City directly to the south, Venice directly west, and high end neighborhoods just 

to the north, Palms is strategically located and will continue to see massive growth. 

Area amenities include high end restaurants, bars and nightlife along with shopping 

and a robust office market making it a perennial economic hub in Southern California. 

With tech companies like Amazon, Youtube and TikTok, the location and rental upside 

make this an opportunity to own a generational asset in one of LA’s best neighborhoods. 
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PROPERTY OVERVIEW

 PǻǸǹǮǻǽȂ DǮǽǪǲǵǼ

PǻǸǹǮǻǽȂ DǮǼǬǻǲǹǽǲǸǷ

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

Utilities 

The subject property is a 9 Unit unit apartment building located at 
3662 Keystone Ave in the Palms submarket of the Westside of Los 
Angeles. The property is adjacent to Culver City in a great rental 
pocket of the Westside. Built in 1961, the property consists of (1) 
Bachelor/1 Bath, (6) 1 Bed/1 Bath, (2) 2 Bed / 2 Bath, (1) 2 Bed/1.5 
Bath. Sitting on a 7,500 sf lot zoned LAR3, the improvements consist 
of 7,512 square feet of leasable area.  Utilities are separately metered. 
Parking for the subject property is located in the front and the rear of 

8 Units + 1 Bachelor
1961
7,512
7,500
4314-009-024
LAR3
LARSO 
Flat
10
(1) Bachelor/1 Bath, (6) 1 
Bed/1 Bath, (1) 2 Bed / 2 Bath, 
(1) 2 Bed/1.5 Bath
Separately Metered

  
11628 Freeman Ave - OFFERING MEMORANDUM

the property totalling 10 spaces.  The tuckunder spaces in 
the back of the property are accessible by the alley. The soft 
story retrofi t has recently been completed. The property is 
located north of Venice Blvd, adjacent to Culver City. Venice 
is located directly to the west of the property with Cheviot 
Hills and Beverlywood situated to the north of the subject 

property. 
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PARCEL  MAP
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PROPERTY PHOTOS
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PROPERTY PHOTOS

DOWNTOWN LOS ANGELES

CULVER CITY

 Keystone
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PROPERTY PHOTOS

SANTA MONICA
VENICE
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1 1 Bed, 1 Bath 850 $1,487.00 $1.75 $2,300 $2.71

2 1 Bed, 1 Bath 850 $1,718.00 $2.02 $2,300 $2.71

3 1 Bed, 1 Bath 850 $1,718.00 $2.02 $2,300 $2.71

4 1 Bed, 1 Bath 850 $1,308.00 $1.54 $2,300 $2.71

5 2 Bed, 1.5 Bath 950 $2,249.00 $2.37 $2,700 $2.84

6 1 Bed, 1 Bath 850 $1,872.00 $2.20 $2,300 $2.71

7 1 Bed, 1 Bath 850 $1,872.00 $2.20 $2,300 $2.71

8 2 Bed, 2 Bath 1,000 $2,704.00 $2.70 $2,800 $2.80

9 Bachelor, 1 Bath 450 $665.00 $1.48 $1,400 $3.11

TOTAL 7,500 $15,593 $20,700

RENT ROLL  

Market UNIT UNIT TYPE UNIT SF CURRENT MARKET RENTRENT/SF PF RENT/SF
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FINANCIAL SUMMARY
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UNDERWRITING NOTES

Income
Building is 100% occupied. Laundry 
income is estimated.

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 
1.199691%

Insurance Estimated @ $1.00/sf

Utilities

Repairs & Maintenance

Actuals based on 2024

Estimated annually $500 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

EXPENSES

  INCOME
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NEIGHBORHOOD MAP

3662 Keystone Ave
Los Angeles, CA 90034
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REGIONAL MAP

3662 Keystone Ave
Los Angeles, CA 90034
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THE STATISTICS



21 LyonStahl TheJamesGroup

The community of Palms is located in the city of Los 
Angeles and is bordered by Culver City to the southeast, 

Cheviot Hills and Beverlywood to the north, Mid-City to the East, and Mar Vista to the 
west, with immediate access to the San Diego (I-405) Freeway and Santa Monica (I-
10) Freeway, and only approximately fi ve miles from the UCLA campus. Technically the 
oldest neighborhood in Los Angeles, Palms, originally called ‘The’ Palms has become 
a target location for young professionals, families, and renters looking to capitalize on 
one of the most amenitized neighborhoods in all of Los Angeles. With high profi le tech 
companies like Amazon and TikTok, and the recent developments of the Platform and 
The Culver Steps, Palms has become a go-to destination for renters looking to work 
close to premium housing options.

Shops and Markets
• The Platform
• The Culver Steps
• Ross
• The Monocle Shop
• Reformation
• Trader Joes
• Simpang Asia
• Stanley’s Wet Goods
• Sprouts

Dining
• Kogi Taqueria
• Overland Café
• The Garage on Motor
• Bigfoot Lodge West
• In N Out
• Margot
• Etta
• Bianca
• Rush St
• Cafe Vida
• n/naka

Major Employers
• Sony Studios
• Tik Tok
• Amazon Studios
• Southern California Hospital

Schools
• Charnock Road Elementary
• Palms Middle School
• Palms Elementary School
• Clover Avenue Elementary School

PALMS
LOCATION  OVERVIEW
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RECENT DEVELOPMENTS  

City consisting of about 50,000 square feet of retail and restaurant space and 80,000 square feet of creative and offi ce space, in a group 
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RECENT DEVELOPMENTS  
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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


