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LOCATED IN THE HEART OF THE EVER-GENTRIFYING BOYLE HEIGHTS

Over 60%
Upside in Rents

Month to Month 
Leases on Retail Tenants

Mixed-Use 
Property»
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EVERGREEN EARLY 
EDUCATION CENTER

BOYLE HEIGHTS
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V E N U E

N .  E V E R G R E E N  A V E N U E

ALISO VIEJO
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Sixth Street Viaduct Park
Cielito Lindo Apartments
Affordable Housing Complex



5

H
I
R
T
H

G
R

O
U

P
 |

 2
8

2
1

 W
A

B
A

S
H

 A
V

E
N

U
E 

 

E X E C U T I V E  S U M M A R Y



H
I
R
T
H

G
R

O
U

P
 |

 2
8

2
1

 W
A

B
A

S
H

 A
V

E
N

U
E 

6

OFFERING SUMMARY

The Hirth Group of KW Commercial is pleased to present 2821 Wabash Avenue, Los Angeles, CA 90033.  Strategically 
located in the heart of the ever-gentrifying Boyle Heights, the asset is on Wabash Avenue in between N. Evergreen 
Avenue and Forest Avenue, providing easy access to the 10 freeway. The property is located near the LAC+USC 
Medical Center. Boyle Heights is densely populated with over 300,000 people within a three-mile radius, and more 
than 800,000 people in a five-mile radius of the subject property.  

2821 Wabash Avenue is a mixed-use property consisting of two retail spaces and five apartments (three of which 
are non-conforming) encompassing ± 4,345 SF of gross leasable area and ± 7,522 SF of land.  The subject property 
presents a value-add opportunity with over 60% upside potential in rents. Retail tenants are on month-to-month 
leases allowing new ownership to increase rents immediately and add tremendous value.

2 8 2 1
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 PROPERTY SUMMARY

Property Details

Price $1,025,000

Address 2821 Wabash Avenue 
Los Angeles, CA 90033

Property Type Mixed-Used

No. of Units 5 ( 3 Non-Conforming Units)

No. of Storefronts 2 

Gross SF ± 4,345

Lot SF ± 7,522

APN 5177-012-020

Year Built 1923

Zoning LAC2

Type of Ownership Fee Simple
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INVESTMENT HIGHLIGHTS

TERMS OF LEASES PROVIDE SECURITY TO THE 
OFFERING

Month-to-month Leases on Retail Tenants.

STRATEGIC LOCATION 

Ideally located on Wabash Avenue in 
between N. Evergreen Avenue and Forest 
Avenue in close proximity to the USC 
Medical Center and providing easy access to 
the 10 freeway.

ATTRACTIVE CAP RATES

Current Cap Rate at 5.26% and a Market Cap 
Rate at 9.31%.

TREMENDOUS UPSIDE

Over 60% Rental Upside Potential.
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F I N A N C I A L S
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Rent Roll

Unit/Storefront # Type Estimated SF Current Rent Current Rent/SF Market Rent Market Rent/SF Occupied Comments

1 Retail 600 $860 $1.43 $1,500 $2.50 Yes M2M

2 Retail 600 $760 $1.27 $1,500 $2.50 Yes M2M

101 2+1 700 $1,400 $2.00 $1,800 $2.57 Yes

102 2+1 700 $1,400 $2.57 $1,800 $2.57 Yes

103 1+1 700 $950 $1.36 $1,500 $2.14 Yes

104 Studio 450 $650 $1.44 $1,000 $2.22 Yes

105 1+1 595 $900 $1.51 $1,500 $2.52 Yes

Total 4,345 $6,920 $10,600

RENT ROLL
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Annualized Income

Current Pro Forma

Gross Potential Rent $83,040 $127,200

Vacancy (3%) ($2,491) ($3,816)

Scheduled Gross Income $80,549 $123,384

Annualized Expenses

Current Pro Forma

Taxes (1.25% Est.) $12,813 $12,813

Insurance $2,000 $2,000

Utilities $7,800 $7,800

Management Fee (3%) $2,416 $3,702

Repairs & Maintenance $1,650 $1,650

Total Expenses $26,679 $27,964

Expenses/Unit $3,811 $3,995

Expenses/SF $6.14 $6.44

% of SGI 33.12% 22.66%

FINANCIAL ANALYSIS

Rent Roll Summary
# of Units/
Storefronts Type Estimated 

SF
Average 
Current

Current 
Rent/SF

Current 
Total

Pro Forma 
Rent Rent/SF Pro Forma 

Total

2 Retail 600 $810 $1.35 $1,620 $1,500 $2.50 $3,000

2 2+1 700 $1,400 $2.00 $2,800 $1,800 $2.57 $3,600

1 Single 450 $650 $1.63 $650 $1,000 $4.38 $1,000

2 1+1 595 $925 $1.55 $1,850 $1,500 $2.52 $3,000

Total $6,920 Total $10,600

Return

Current Pro Forma

Net Operating Income $53,870 $95,420

Loan Payment ($30,254) ($30,254)

Cash Flow $23,616 $65,166

Cash-on-Cash 4.61% 12.72%

Financing

Down Payment 50% $512,500

Loan 50% $512,500

Amortization Years 30

Interest Rate 4.25%

Monthly Payments ($2,521)

List Price: $1,025,000    Price/SF: $235.90 Cap Rate:  5.26%   |   9.31%
Current Pro Forma
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2501 Whittier Boulevard
Los Angeles, CA 90063

$449,000

9/30/16

1,368

$328.22

Mixed use property 
consisting of one retail, 
and a residential 2+1 
unit. 

SALE COMPARABLES

2821 Wabash Avenue
Los Angeles, CA 90033

$1,025,000

Active

4,345

$235.90

Mixed use property 
consisting of retail and 
residential units, built 
in 1895.

PRICE

SALE DATE

BUILDING SF

PRICE/SF

3468 E. 1st Street
Los Angeles, CA 90063

$1,100,000

5/5/16

3,138

$350.54

Mixed use property 
consisting of retail and 
residential units, built 
in 1895.

3723 N. Mission Road
Los Angeles, CA 90031

$1,000,000

9/26/16

3,353

$298.24

Mixed use property 
consisting of two retail 
units, two 2+1’s, and 
one 1+1.

2501 E. 1st Street
Los Angeles, CA 90033

$1,030,000

3/10/17

3,719

$277.03

Mixed use property 
with SF split evenly 
between retail and 
residential units.

ADDRESS

S 1 2 3 4

NOTES

1

2

3

4

S

SALE COMPS AVERAGES

Price $894,750

Building SF 2,894

Price/SF $313.51
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Mariachi, seafood, and murals comprise 
this on-the-border neighborhood between 
Downtown and East Los Angeles. A 
vibrant community whose cultural richness 
is matched by its culinary richness, 
Boyle Heights is a mainly residential 
neighborhood that provides convenient 
access to livelier locales like Downtown 
and the Arts District. 
Recently residents, developers, and 
business owners are proceeding with new 
development projects in the heart of Boyle 
Heights.
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DEVELOPMENT PROJECTS
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Sixth Street Viaduct Park
The $480-million project is set to 
span 3,500 feet across the L.A. River, 
linking Boyle Heights to the Arts 
District in Downtown Los Angeles.  
The new viaduct replaces an earlier 
Art Deco structure that was deemed 
hazardous due to an alkali-silica 
reaction that compromised the 
integrity of its concrete.

Source: https://urbanize.la/post/checking-sixth-street-viaduct-above
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Cielito Lindo Apartments

Cielito Lindo Phase II would consist of 
a smaller four-story building, featuring 
28 units of affordable and supporting 
house with approximately 1,000 square 
feet of ground-floor retail space.  Plans 
call for a mixture of studio, one-, two- 
and three-bedroom dwellings - set aside 
for households earning between 30 and 
50 percent of the area median income 
- as well as 38 bike storage and parking 
spaces with outlets for low-emission or 
electric vehicles.

The project, which is located steps from 
the Gold Line’s Soto Station, is requesting 
$2.8 million in Section 8 voucher funds.  A 
timeline for the development is unclear, 
although a small commercial building and 
two single-family homes at 2423-2431 E. 
1st Street would need to be demolished 
before proceeding with construction

Source: https://urbanize.la/post/second-phase-planned-boyle-heights-affordable-housing-complex
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Source: https://urbanize.la/post/plans-filed-affordable-housing-near-mariachi-plaza

Affordable Housing Near Mariachi Plaza
Azure Development has filed plans with the City of Los 
Angeles to construct a mixed-use affordable housing 
complex on a long-vacant property in Boyle Heights. 

The 14,000-square-foot property, located across the street 
from Mariachi Plaza at 1800 E. 1st Street, is slated for the 
construction of a five-story building featuring 44 residential 
units above 8,000 square feet of ground-floor retail space 
and parking for 40 vehicles.  Plans call for 35 units of 
extremely low-income housing, eight units of very low-
income housing and one manager’s apartment.
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All materials and information received or derived from KW Commercial its directors, officers, agents, advisors, affiliates and/or any third party 
sources are provided without representation or warranty as to completeness , veracity, or accuracy, condition of the property, compliance or lack 
of compliance with applicable governmental requirements, developability or suitability, financial performance of the property, projected financial 
performance of the property for any party’s intended use or any and all other matters. 

Neither KW Commercial its directors, officers, agents, advisors, or affiliates makes any representation or warranty, express or implied, as to accuracy 
or completeness of the materials or information provided, derived, or received. Materials and information from any source, whether written or 
verbal, that may be furnished for review are not a substitute for a party’s active conduct of its own due diligence to determine these and other 
matters of significance to such party. KW Commercial will not investigate or verify any such matters or conduct due diligence for a party unless 
otherwise agreed in writing.

This Marketing Brochure has been prepared to provide summary, unverified information to prospective purchasers, and to establish only a 
preliminary level of interest in the subject property. The information contained herein is not a substitute for a thorough due diligence investigation. 
THE HIRTH GROUP has not made any investigation, and makes no warranty or representation, with respect to the income or expenses for the 
subject property, the future projected financial performance of 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 and 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 its 
occupancy of the subject property. 

EACH PARTY SHALL CONDUCT ITS OWN INDEPENDENT INVESTIGATION AND DUE DILIGENCE.

Any party contemplating or under contract or in escrow for a transaction is urged to verify all information and to conduct their own inspections 
and investigations including through appropriate third party independent professionals selected by such party. All financial data should be verified 
by the party including by obtaining and reading applicable documents and reports and consulting appropriate independent professionals. KW 
Commercial makes no warranties and/or representations regarding the veracity, completeness, or relevance of any financial data or assumptions. 
KW Commercial does not serve as a financial advisor to any party regarding any proposed transaction. 

All data and assumptions regarding financial performance, including that used for financial modeling purposes, may differ from actual data 
or performance. Any estimates of market rents and/or projected rents that may be provided to a party do not necessarily mean that rents can 
be established at or increased to that level. Parties must evaluate any applicable contractual and governmental limitations as well as market 
conditions, vacancy factors and other issues in order to determine rents from or for the property. Legal questions should be discussed by the 
party with an attorney. Tax questions should be discussed by the party with a certified public accountant or tax attorney. Title questions should be 
discussed by the party with a title officer or attorney. Questions regarding the condition of the property and whether the property complies with 
applicable governmental requirements should be discussed by the party with appropriate engineers, architects, contractors, other consultants and 
governmental agencies. All properties and services are marketed by KW Commerical - Santa Monica in compliance with all applicable fair housing 
and equal opportunity laws.

CONFIDENTIALITY AGREEMENT
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Inc. is an Equal Opportunity Employer and supports the Fair Housing Act.


