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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 opportu-
nity to investigate the Property will be made available to interested and qualified prospective purchasers. All information is based on assump-
tions 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 par-
ties 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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EXECUTIVE SUMMARY	
The offering is a 18 unit value-add apartment building in Los 

Angeles with nearly 70% upside in rents with the ability to add 

additional units on the large lot. 

We are pleased to present 1973-2015 W. 22nd Street, an 
18-unit multifamily opportunity located in the heart of 
West Adams. The offering comprises two adjacent apart-
ment buildings on one large parcel totaling 24,239 sf. The 
unit mix includes four (2-bedroom, 1-bath) and fourteen 
(1-bedroom, 1-bath) units.  The unique lot offers parking 
for 28 individual vehicles allowing a new investor the op-
portunity to build additional units while preserving parking.  
 
This investment is being offered at a very attrac-
tive price per unit ($155,556) and price per square foot 
($218.48).  With nearly 70% upside in rents, this in-
vestment provides both a great basis with the abil-
ity to increase the cash flow to double digit returns.   
 
West Adams continues to experience significant growth 
and revitalization. Ongoing development and planned im-
provements along West Adams Boulevard enhance the 
long-term value and stability of this asset, making it a 
compelling investment in a rapidly evolving submarket.

Tremendous upside with nearly 70% upside in rents.

Offered at a low basis ($155,556/unit and $218/ft.)

Located on a large 24,239 sf lot zoned R3.

•

•

•
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Low Basis

“Priced at $2,800,000, the property offers an attractive 
cost basis at $155,556 per unit and $218 per square 
foot..  

Upside Potential

The property offers a tremendous amount of upside 
for a new investors.  Current rents for the one bed-
rooms average $1,023/mo with the two bedrooms 
averaging $1,227/mo.  There is nearly 70% upside in 
rents.  

On-Site Parking
The large lot offers ample parking. There is parking 
on-site for approximately 28 vehicles.  Parking is se-
cured with gated entrances on Harvard and 22nd St.  

ADU Potential
There is ample space on-site to build additional units 
per SB 1211.  Buyer to verify. 

INVESTMENT HIGHLIGHTS

Large Lot

The property consists of 18 units located in two sep-
arate structures.  The total lot size is over 1/2 acre at 
24,239 square feet zoned LAR3.
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The
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PROPERTY OVERVIEW	

 Property Details

 Property Description

Property Address	

Year Built
Building SF
Lot Area SF
APN
Zoning
No. of Units
Unit Mix

Parking
Construction
Utilities
Occupancy

1973–2015 W. 22nd Street is an 18-unit apartment community located at 

the corner of Harvard Boulevard and W. 22nd Street, just south of the I-10 

Freeway and two blocks north of W. Adams Boulevard. The property is si-

tuated on a generous 24,239 SF LAR3-zoned lot spanning over half an acre. 

     The community is comprised of two separate structures with a 

desirable unit mix of four (4) two-bed/one-bath units and fourteen 

(14) one-bed/one-bath units. On-site amenities include two laun-

dry facilities, one in each building, which generate additional income. 

     Parking is abundant, with 28 surface spaces accessible from 

both Harvard and W. 22nd Street. All parking is open, eliminating any 

1973-2015 W. 22nd Street.
Los Angeles, CA 90018
1964
12,816
24,239
5058-024-018
LAR3
18
(4) 2 Bed / 1 Bath
(14) 1 Bed / 1 Bath
28 Parking Spaces On-Site
Wood-Frame Stucco
Individually Metered
100%

 	
11628 Freeman Ave - OFFERING MEMORANDUM

soft-story retrofit requirements. The buildings are construc-

ted of wood-frame and stucco with pitched composite-shin-

gle roofs, an ideal configuration for long-term maintenance. 

     The oversized R3 lot provides further development potential, with 

ample space to add additional units under SB 1211 (buyer to verify). 

Two parking areas are located at the east and west ends of the 

property, with an additional fenced area between the buildings 

offering flexibility for future use.
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PARCEL MAP	
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PROPERTY PHOTOS
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AERIAL PHOTOS

W. 22nd Street
1973-2015

West Adams Blvd



1973-2015 W. 22nd Street - Offering Memorandum12 LyonStahl TheJamesGroup

AERIAL PHOTOS

W. 22nd Street
1973-2015
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RENT ROLL 	

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

PF Rent/SF

1973-1 1 Bed , 1 Bath 650 $1,001.90 $1.54 $1,700 $2.62

1973-2 1 Bed , 1 Bath 650 $1,398.00 $2.15 $1,700 $2.62

1973-3 1 Bed , 1 Bath 650 $931.23 $1.43 $1,700 $2.62

1973-4 1 Bed , 1 Bath (Mgr) 650 $570.00 $0.88 $1,700 $2.62

1973-5 2 Bed, 1 Bath 850 $1,611.29 $1.90 $2,100 $2.47

1973-6 2 Bed, 1 Bath 850 $1,151.37 $1.35 $2,100 $2.47

1973-7 1 Bed , 1 Bath 650 $1,023.93 $1.58 $1,700 $2.62

1973-8 1 Bed , 1 Bath 650 $904.58 $1.39 $1,700 $2.62

1973-9 1 Bed , 1 Bath 650 $1,176.86 $1.81 $1,700 $2.62

1973-10 1 Bed , 1 Bath 650 $1,545.00 $2.38 $1,700 $2.62

2015-1 2 Bed, 1 Bath 650 $1,197.72 $1.84 $2,100 $3.23

2015-2 1 Bed , 1 Bath 650 $912.69 $1.40 $1,700 $2.62

2015-3 1 Bed , 1 Bath 650 $975.27 $1.50 $1,700 $2.62

2015-4 1 Bed , 1 Bath 650 $1,013.50 $1.56 $1,700 $2.62

2015-5 1 Bed , 1 Bath 850 $1,313.99 $1.55 $1,700 $2.00

2015-6 1 Bed , 1 Bath 850 $853.61 $1.00 $1,700 $2.00

2015-7 1 Bed , 1 Bath 650 $1,145.58 $1.76 $1,700 $2.62

2015-8 2 Bed, 1 Bath 850 $1,449.15 $1.70 $2,100 $2.47

TOTAL 12,700 $20,175.67 $32,200
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FINANCIAL SUMMARY

Price $2,800,000
Down (42%) $1,176,000

Price/Unit $155,556

Price/SF $218.48

Cap Rate 4.77%

Proforma Cap Rate 9.57%

GRM 11.57

Proforma GRM 7.25

Street 1973-2015 W. 22nd St

City Los Angeles

State CA

Zip 90018

No. of Units 18

Building Sq. Ft. 12,816

Lot Size 24,239

Zoning LAR3

APN 5058-024-018

Year Built 1964

Loan Amount $1,624,000

Interest Rate 5.60%

Monthly Payment ($9,323.04)

Loan-to-Value 58%

Debt Cover Ratio 1.20

Term 5 Year Fixed

Current Proforma

Base Rental Income $242,108 $386,400

(Laundry, Parking, Storage, SCEP) $7,259 $7,259

Gross Potential Income $249,367 $393,659

Less Vacancy 3% $7,481 3% $11,810

Effective Gross Income $241,886 $381,849

Operating Expenses 45% $108,193 30% $113,792

Net Operating Income $133,693 $268,057

Debt Service -$111,877 -$111,877

Pre-Tax Cash Flow 1.86% $21,816 13.28% $156,181

Principal Reduction -$21,478 -$21,478

Total Return Before Taxes 3.68% $43,294 15.11% $177,659

Taxes (1.199691%) $33,591 $33,591

Insurance (Estimated$1.00/sf) $12,816 $12,816

Utilities  (Actual 2024) $22,700 $22,700

Repairs & Maintenance ($500/Unit) $9,000 $9,000

Management Fee (4% of EGI) $9,675 $15,274

On-Site Manager (Estimated $500/mo) $6,000 $6,000

Reserves ($200/Unit) $3,600 $3,600

Direct Assessments (Actual) $1,667 $1,667

Trash (Actual 2024) $9,144 $9,144

Operating Expenses $108,193 $113,792

     Total Expenses per Unit $6,011 $6,322

     Total Expenses per SF $8.44 $8.88

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

1 Bed , 1 Bath 14 $1,055 $14,766 $1,700 $23,800

2 Bed, 1 Bath 4 $1,352 $5,410 $2,100 $8,400

  EXPENSES

  RENT SUMMARY

  INCOME
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UNDERWRITING NOTES

Income Building is 100% occupied and market 
rent used in 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 
and assumed equal in size

Property Tax Rate Actual per Los Angeles Tax Asses-
sor 1.199398%

Insurance Estimated @ $1.00/sf

Utilities

Repairs & Maintenance

Actual 2024

Estimated annually $500 per unit

Management Fee 4.0% of Effective Gross Income. 

Direct Assessments Actual per Los Angeles Tax Asses-
sor

Reserves

Trash

$200 per unit

Actual provided by owner

EXPENSES

  INCOME
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The



1973-2015 W. 22nd Street - Offering Memorandum18 LyonStahl TheJamesGroup

NEIGHBORHOOD MAP

1973-2015 W. 22nd St.
Los Angeles, CA 90018
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REGIONAL MAP

1973-2015 W. 22nd. St.
Los Angeles, CA 90018
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Walk Score
Walker’s Paradise
Daily errands do 
not require a car

Household Renters
60% of the households 
in West Adams are rent-
ing their homes.  

THE STATISTICS West
Adams
Demographics

Median Age
The median age of peo-
ple living in West Adams 
is 35 years old.

Household Income
The average household 
income in West Adams 
is $60,000 a year. 

Population
There are 43,000 peo-
ple living in the West 
Adams submarket

Public Transportation
25% of the people in 
West Adams use public 
transportation to get to 
work. 

60%

35 years

$60,000

43,000

30%

81

60

53

Transit Score
Many nearby 
public transporta-
tion options

Bike Score
Bikeable, most 
errands can be 
done by bike.
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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

First Vice President
(310)600-9858

Will@LyonStahl.com
DRE#01734419

Peter James
First Vice President

(310)467-7581
Peter@LyonStahl.com

DRE#01748556

Will James
(323)899-8300

Irene.Santos@yahoo.com
DRE#00965253

Irene Santos


