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2ND PRICE REDUCTION.

2nd Price Reduction! Large 7,152 SF 8-unit value-add building cash flowing at a

Attractively priced at only $228K/unit for entirely 2-bedroom / 1-bath units and
only $255/SF.

Large 9,500 SF lot with plans to add 8 detached ADUs to achieve an incredible
9.7% Current Cap Rate, 14.2% Proforma Cap, $158K/unit, and only $254/SF
after taking into account all construction costs (~$715K assuming $250/SF).

The exterior has undergone detailed renovations and features on-site parking
and an updated laundry room. Electricity and gas are individually metered,
minimizing operating expenses.

8-unit building, all 2-bed/1-bath — only $228K/door & $255/SF

RTI-ready path: 8 detached ADUs → 16 units at $158K/door all-in

9.7% Current / 14.2% Proforma Cap with ADUs, only $254/SF all-in

Individually metered gas & electric | updated on-site laundry

Renovated exterior with gated on-site parking
$1,825,000

P R I C E

7,152 SF
B U I L D I N G

9,500 SF
L O T

$228,125
P E R  U N I T

14.2 / 7.2
G R M  C U R  /  P R O

5154-006-009

A P N

A D U  E X P A N S I O N  —  1 6  U N I T S  T O T A L
$2,540,000 ALL-IN  •  $158,750/UNIT  •  $254/SF

~$715K CONSTRUCTION @ $250/SF  •  10,012 SF TOTAL  •  GRM 7.8 / 5.6

ALMOST 100% UPSIDE. DOUBLE THE DOORS.

current 4.5% Cap Rate with almost 100% upside to a 11% Cap on Proforma.

Current 4.5% Cap with almost 100% rental upside to a 11% Proforma Cap
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A S - I S   |   8  E X I S T I N G  U N I T S

UNIT TYPE
CURRENT

RENT
PROFORMA

RENT

1 2 Bed / 1 Bath $1,200.81 $2,595.00

2 2 Bed / 1 Bath $1,228.66 $2,595.00

3 2 Bed / 1 Bath $1,254.37 $2,595.00

4 2 Bed / 1 Bath $1,253.51 $2,595.00

5 2 Bed / 1 Bath $861.08 $2,595.00

6 2 Bed / 1 Bath $2,356.64 $2,595.00

7 2 Bed / 1 Bath $995.14 $2,595.00

8 2 Bed / 1 Bath $1,200.81 $2,595.00

— Laundry Income (2026 average) $375.00 $375.00

MONTHLY TOTAL $10,726.02 $21,135.00

Annualized: $128,712.24 current  |  $253,620 proforma  •  2.0x rent growth to market

W I T H  8  D E T A C H E D  A D U S   |   1 6  U N I T S  T O T A L

UNIT DESCRIPTION
CURRENT

RENT
PROFORMA

RENT

1 2 Bed / 1 Bath  •  Existing $1,200.81 $2,595.00
2 2 Bed / 1 Bath  •  Existing $1,228.66 $2,595.00
3 2 Bed / 1 Bath  •  Existing $1,254.37 $2,595.00
4 2 Bed / 1 Bath  •  Existing $1,253.51 $2,595.00
5 2 Bed / 1 Bath  •  Existing $861.08 $2,595.00
6 2 Bed / 1 Bath  •  Existing $2,356.64 $2,595.00
7 2 Bed / 1 Bath  •  Existing $995.14 $2,595.00
8 2 Bed / 1 Bath  •  Existing $1,200.81 $2,595.00
9 $1,995.00 $1,995.00

10 $1,995.00 $1,995.00
11 $1,995.00 $1,995.00
12 $1,995.00 $1,995.00
13 $1,995.00 $1,995.00
14 $1,995.00 $1,995.00
15 $1,995.00 $1,995.00
16 $1,995.00 $1,995.00
— Laundry Income (2026 average × 2) $750.00 $750.00

MONTHLY TOTAL (16 UNITS) $27,061.02 $37,470.00

2,860 SF of new ADU rentable area  •  ADU rents of $1,995/mo underwritten at delivery

Existing units rent an average of $1,294/mo against a $2,595/mo market rate — a 101% mark-to-market opportunity.
ADU rents of $1,995/mo are underwritten at delivery; construction budget of ~$715,000 assumes $250/SF across 2,860 SF.

Proposed ADU 1  •  1+1
Proposed ADU 2  •  1+1
Proposed ADU 3  •  1+1
Proposed ADU 4  •  1+1
Proposed ADU 5  •  1+1
Proposed ADU 6  •  1+1
Proposed ADU 7  •  1+1
Proposed ADU 8  •  1+1
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A S - I S  |  8  U N I T S E X I S T I N G  B U I L D I N G

Price $1,825,000

Number of Units 8

Gross Building Area 7,152 SF

Lot Size 9,500 SF

Price / Unit $228,125

Price / SF $255

CAP Rate – Current 4.5%

CAP Rate – Pro Forma 11%

GRM – Current 14.2

GRM – Pro Forma 7.2

Monthly Income – Current $10,726.02

Monthly Income – Pro Forma $21,135.00

NOI – Current $82,180

NOI – Pro Forma $202,092

APN 5154-006-009

W I T H  8  A D U S  |  1 6  U N I T S I N C L U D I N G  C O N S T R U C T I O N

Purchase Price $1,825,000

ADU Construction (~$250/SF) $715,000

Total Investment $2,540,000

16

10,012 SF

Price / Unit – All-In $158,750

Price / SF – All-In $254

CAP Rate – Current 9.7%

CAP Rate – Pro Forma 14.2%

GRM – Current 7.8

GRM – Pro Forma 5.6

Monthly Income – Current $27,061.02

Monthly Income – Pro Forma $37,470.00

NOI – Current $246,404

NOI – Pro Forma $362,718

$82,180
NOI  –  AS- IS  CURRENT

› $202,092
NOI  –  AS- IS  PROFORMA

› $246,404
NOI  –  W/ ADUs  CURRENT

› $362,718
NOI  –  W/ ADUs  PROFORMA

Number of Units (8 + 8 ADUs)

Gross Building Area (7,152 + 2,860 SF)
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A S - I S  |  8  U N I T S $ 1 , 8 2 5 , 0 0 0  |  7 , 1 5 2  S F

INCOME CURRENT PRO FORMA

Gross Potential Rent $128,712 $253,620

Less: Vacancy / Deductions (3%) ($3,861) ($3,861)

Effective Gross Income $124,851 $249,759

Less: Total Expenses ($42,671) ($47,667)

NET OPERATING INCOME $82,180 $202,092

OPERATING EXPENSES CURRENT PRO FORMA

Real Estate Tax (1.17%) $21,352 $21,352

Property Insurance ($0.75/SF) $5,364 $5,364

Utilities ($525/unit) $4,200 $4,200

Pest Control (actual $60/mo) $720 $720

Repairs & Maintenance ($500/unit) $4,000 $4,000

Management (4%) $4,994 $9,990

Cleaning & Gardening (actual $170/mo) $2,040 $2,040

TOTAL EXPENSES $42,671 $47,667

4.5%
CAP CURRENT

11%
CAP PROFORMA

14.2
GRM CURRENT

7.2
GRM PROFORMA

W I T H  8  A D U S  |  1 6  U N I T S $ 2 , 5 4 0 , 0 0 0  A L L - I N  |  1 0 , 0 1 2  S F

INCOME CURRENT PRO FORMA

Gross Potential Rent $324,732 $449,640

Less: Vacancy / Deductions (3%) ($9,742) ($13,489)

Effective Gross Income $314,990 $436,151

Less: Total Expenses ($68,587) ($73,433)

NET OPERATING INCOME $246,404 $362,718

OPERATING EXPENSES CURRENT PRO FORMA

Real Estate Tax (1.17%) $29,718 $29,718

Property Insurance ($0.75/SF) $7,509 $7,509

Utilities ($525/unit) $8,000 $8,000

Pest Control (actual $60/mo) $720 $720

Repairs & Maintenance ($500/unit) $8,000 $8,000

Management (4%) $12,600 $17,446

Cleaning & Gardening (actual $170/mo) $2,040 $2,040

TOTAL EXPENSES $68,587 $73,433

9.7%
CAP CURRENT

14.2%
CAP PROFORMA

7.8
GRM CURRENT

5.6
GRM PROFORMA

NOI GROWS FROM $82,180 AS-IS TO $362,718 AT FULL ADU PROFORMA  —  4 .4x
MIRRORING THE UNDERWRITING IN THE ATTACHED OPERATING STATEMENTS  •  EXPENSE LOADS OF 34.2% AS-IS  AND 21.8% W/ ADUs (CURRENT EGI)

*Expenses are estimated. ADU scenario includes ~$715,000 of construction cost ($250/SF). See disclosure on back page.
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Prime Mid-City location just minutes from Beverly Hills, Culver City, and West Adams — surrounded by the neighborhood's hippest attractions, restaurants, bars and shops:
Cento Pasta Bar, The Blending Lab Winery, Tartine Bakery, Farmhouse Kitchen Thai Cuisine, and Mu.Sō Coffee. Major development is transforming the immediate area, led by
the Cumulus luxury 31-story, 1,210-unit mixed-use project and the 260-unit Habitat Residences campus with retail and creative office.

BEVERLY HILLS CULVER CITY WEST ADAMS CUMULUS • 1,210 UNITS HABITAT • 260 UNITS CENTO PASTA BAR TARTINE BAKERY THE BLENDING LAB



M U L T I F A M I L Y  I N V E S T M E N T  S E R V I C E S

E X C L U S I V E L Y  L I S T E D  B Y

JULIO CESAR RUIZ
B R O K E R   •   D R E #  0 1 9 1 1 2 6 1   •   C S L B #  1 1 4 7 3 5 8

M 818.524.0706   |   O 424.394.1030
lapropertyhunter@gmail.com

ARMIN SOLEIMANI
S E N I O R  A S S O C I A T E   •   D R E #  0 1 8 4 6 8 7 2

M 310.666.2246   |   O 424.394.1030
ArminSoleimani@gmail.com

GLOBAL PLATINUM PROPERTIES   •   11022 SANTA MONICA BLVD.  #240,  LOS ANGELES ,  CA 90025  •   BROKERAGE DRE# 02062910

2 3 2 5  S  R I D G E L E Y  D R ,  L O S  A N G E L E S ,  C A  9 0 0 1 6

*Disclosure: We obtained the information above from sources we believe to be reliable. However, we have not verified its accuracy and make no guarantee, warranty or representation about it. It is submitted
subject to the possibility of errors, omissions, change of price, rental or other conditions, prior sale, lease or financing, or withdrawal without notice. We include projections, opinions, assumptions or estimates for

example only, and they may not represent current or future performance of the property. You and your tax and legal advisors should conduct your own investigation of the property and transaction.


