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The information contained in this Offering Memorandum (“Memorandum”) is proprietary and strictly confidential; it is intended 
to be reviewed only by the party receiving it from Broker and should not be made available to anyone else without the written 
consent of Broker. By retention or use of this Memorandum, you agree that its contents are confidential, that you will hold it in the 
strictest confidence, and that you will not disclose any of its contents contrary to these terms.

This Memorandum has been prepared to provide summary, unverified information to establish a preliminary level of interest in 
the subject property (“Property”). The information in this Memorandum has been obtained from sources Broker believes to be 
reliable; however, Broker has not conducted sufficient investigation to make any warranty or representation whatsoever including 
but not limited to the accuracy or completeness of the information, veracity or accuracy of the information, condition of the 
Property or its compliance or lack of compliance with applicable governmental requirements, developability, suitability or financial 
performance of the Property, income or expenses for the Property, the size and square footage of the Property and improvements, 
the presence or absence of contaminating substances, PCB’s or asbestos, the compliance with State or Federal regulations, the 
physical condition of the improvements thereon, or the financial condition or business prospects of any tenant or any tenant’s 
plans or intentions to continue occupancy of the Property. The Memorandum has selected information relating to the Property 
and does not purport to be an all - inclusive representation regarding the Property or to contain all or part of the information 
which prospective investors may require to evaluate the purchase of the Property. Additional information and an opportunity to 
investigate the Property will be made available to interested and qualified prospective purchasers. All information is based on 
assumptions relating to the general economy, market conditions, competition and other factors beyond the control of Broker, 
therefore, all information is subject to material variation. The information contained herein is not a substitute for a thorough due 
diligence investigation. Interested parties are expected to review all information of whatever nature independently and not rely 
on the contents of this Memorandum in any manner.

The Property owner (“Owner”) expressly reserves the right, at its sole discretion, to reject any or all offers to purchase the Property, 
and/or to terminate discussions at any time with or without notice. The Owner shall have no legal commitment or obligation 
unless and until written agreement(s) have been fully executed, delivered and approved by the Owner and any conditions to the 
Owner’s obligations therein have been satisfied or waived.

CONFIDENTIALITY AND DISCLAIMER
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3414 W 17TH - OFFERING MEMORANDUM

EXECUTIVE SUMMARY	
The investment opporunity offers a six unit value-add apartment 
buidling available at a very low basis of $133,000/unit and $200/sf.

The James Group and Corral Investments is pleased to present 
5232 Westhaven Street — a well-located 6-unit multifamily invest-
ment opportunity positioned just south of West Adams Boulevard, 
one of Los Angeles’ most dynamic and evolving neighborhoods. 
 
Built in 1953, the property encompasses approximately 3,984 square 
feet of living space on a 4,800 square foot corner lot. The building 
features a balanced unit mix of six (6) one-bedroom, one-bath-
room apartments. Parking is provided at the rear of the property, 
consisting of two (2) tandem and two (2) individual spaces, se-
cured by a remote-controlled gated entrance. Additional fea-
tures include a pitched roof and classic mid-century construction. 
 
The property currently generates approximately $54,960 in an-
nual gross income and offers over 100% rental upside, pro-
viding a significant value-add opportunity for an inves-
tor. At the current asking basis of $133,333 per unit and just 
$200 per square foot, this asset presents an attractive en-
try point into one of Los Angeles’ most desirable submarkets. 
 
Centrally located near the thriving West Adams corridor, the 
property offers residents immediate access to a host of neigh-
borhood amenities, popular restaurants, and convenient con-
nectivity to Culver City, Downtown Los Angeles, and the Westside. 
 
Subject to Los Angeles Rent Stabilization Ordinance 
(RSO), this opportunity allows a new owner to unlock fu-
ture value through strategic renovations and rent growth. 

Extremely low basis at $133,000/unit and $200/sf.

Prime W. Adams location located one block South.

(6) One Bedroom, one bathroom units with parking for 6 
vehicles

•

•

•
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INVESTMENT SUMMARY

Price $800,000
Price / Unit $133,333
Price / SF $200
Cap Rate 3.39%
Market Cap Rate 12.03%
GIM 14.01
Market GIM 6.09

Address 5232 Westhaven St.
APN 5043-014-016
Year Built 1953
No. of Units 6
Square Feet 3,984
Average Unit SF 664
Lot Size 4,800
Parking 6 Vehicles 
Zoning LAR1.5
Utilities Separately Metered
Construction Wood Frame Stucco

PRICING SUMMARY

PROPERTY SUMMARY
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Prime West Adams Location

The property is located on the corner of Westhaven 
St. and Redondo Blvd, just One Block South of the West 
Adams Blvd.  

Upside Potential

Current annual rents are equivalent to $55,320/year 
with all one bedroom units averaging $768/month.  
With over 100% upside in rents the investment offers 
tremendous potential. 

On-Site Parking
The property offers on-site parking for 6 vehicles in-
cluding 2 tandem spaces and 2 individual spaces lo-
cated at the rear of the property with remote gated 
entry. 

INVESTMENT HIGHLIGHTS

Low Basis

The property consists of six (6) one bedroom, one 
bathroom units offered at $133,333/unit and $200/sf.
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PROPERTY OVERVIEW	

 Property Description

Property Address	

Year Built
Building SF
Lot Area SF
APN
Zoning
No. of Units
Unit Mix
Parking
Construction
Utilities
Occupancy

5232 Westhaven St. is a 6 unit apartment building built in 
1953.  The unit mix consists of six (6) one bedroom, one 
bathroom units built over 3,984 rentable square feet on 
a 4,800 square foot lot, zoned LARD1.5.  The property is 
constructed with woodframe and stucco with a pitched 
roof.  Each unit has its own water heater, allowing no 
gas expense for the landlord. 

There is a communal laundry room located at the rear 
of the property.  The laundry room is currently being 
used as storage and producing $150/mo income for the 
ownership.  Parking is avialble for 6 vehicles, with two 
tandem and two individual spaces, accessible with re-
mote security gate.  

5232 Westhaven St.
Los Angeles, CA 90016
1953
3,984
4,800
5043-014-016
LARD1.5
6
(6) 1 Bed / 1 Bath
6 Parking Spaces
Wood-Frame Stucco
Individually Metered
100%

 	

$133,333
per Unit

$200
per Square Foot

1953
Year Built
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PARCEL MAP	
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PROPERTY PHOTOS
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AERIAL PHOTOS

5232
Westhaven St.

Redondo Blvd

W. Adams Blvd
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AERIAL PHOTOS
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RENT ROLL 	

Unit No. Unit Type Unit SF Monthly Rent Rent/SF Pro Forma Monthly PF Rent/SF

1 1 Bed / 1 Bath 664 $795 $1.20 $1,800 $2.71
2 1 Bed / 1 Bath 664 $675 $1.02 $1,800 $2.71
3 1 Bed / 1 Bath 664 $730 $1.10 $1,800 $2.71
4 1 Bed / 1 Bath 664 $695 $1.05 $1,800 $2.71
5 1 Bed / 1 Bath 664 $715 $1.08 $1,800 $2.71
6 1 Bed / 1 Bath 664 $790 $1.19 $1,800 $2.71

TOTAL 3,984 $4,400 $10,800
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FINANCIAL SUMMARY

Price $800,000
Down (100%) $800,000

Price/Unit $133,333

Price/SF $200.80

Cap Rate 3.39%

Proforma Cap Rate 12.03%

GIM 14.01

Proforma GIM 6.09

Street 5232 Westhaven St.

City Los Angeles

State CA

Zip 90016

No. of Units 6

Net Rentable Sq. Ft. 3,984

Lot Size 4,800

Zoning LAR1.5

APN 5043-014-016

Year Built 1953

Current Proforma

Base Rental Income $55,320 $129,600

Storage Income $1,800 $1,800

Gross Potential Income $57,120 $131,400

Less Vacancy 3% $1,660 3% $3,888

Effective Gross Income $55,460 $127,512

Operating Expenses 51% $28,374 25% $31,256

Net Operating Income $27,087 $96,256

Taxes (1.199%) $9,598 $9,598

Insurance ($1.25/sf) $4,980 $4,980

Utilities (Actual 2024) $5,270 $5,270

Repairs & Maintenance ($500/Unit) $3,000 $3,000

Management Fee (5% of EGI) $2,218 $5,100

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

Reserves ($200/Unit) $1,200 $1,200

Direct Assessment $908 $908

Operating Expenses $28,374 $31,256

     Total Expenses per Unit $4,729 $5,209

     Total Expenses per SF $7.12 $7.85

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

1 Bed / 1 Bath 6 $733 $4,400 $1,800 $10,800

  EXPENSES

  RENT SUMMARY        

  INCOME
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UNDERWRITING NOTES

Income Building is 100% occupied.  Two ten-
ants pay $75/mo for storage access.  

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 
and assumed equal in size

Property Tax Rate Actual per Los Angeles Tax Assessor 
1.199691%

Insurance Estimated @ $1.25/sf

Utilities

Repairs & Maintenance

Actual 2024 expense.  Property does 
not have a gas expense.  Due to indi-
vidual water heaters. 

Estimated annually $500 per unit

Management Fee 5.0% of Effective Gross Income. 

Direct Assessments Actual per Los Angeles Tax Assessor

Reserves

Trash

$200 per unit

City cans.  No owner expense

EXPENSES

  INCOME
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REGIONAL MAP

5232 Westhaven St.
Los Angeles, CA 90016
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1.0 mile

2.0 mile

3.0 miles

Household Renters
65% of the households 
in W. Adams are renting 
their homes.  

Median Age
The median age of peo-
ple living in W. Adams is 
36 years old.

Household Income
The average household 
income in W. Adams is 
$72,890a year. 

Population
There are 94,900people 
living in the W. Adams 
submarket (90016 & 
90018)

Public Transportation
25% of the people in W. 
Adams use public trans-
portation to get to work. 

65%

36 years

$72,890

94,900

25%

W. ADAMS DEMOGRAPHICS

85 71 60
Very 

Walkable
Very

Bikeable
Good
Transit

Transportation

Demographics
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Cento

Mizlala

farmhouse thai

Alta

Mian

Delicious 
Pizza

Vees Cafe

West Adams

Dogers’s 
Stadium

Kenneth 
Hahn 
Park

Cosa Buona

Culver City

THE NEIBORHOOD
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CONTACT US

Minerva Corral

Will James

(626)887-0890
corralir1@outlook.com

DRE# 01041781

First Vice President
(310)600-9858

Will@LyonStahl.com
DRE#01734419

Peter James
First Vice President

(310)467-7581
Peter@LyonStahl.com

DRE#01748556


