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U N I T  
M I X

P R I C I N G  S U M M A R Y

Price ▪ $925,000

Price Per Unit ▪ $231,250

Price per SF ▪ $517.05

Current NOI ▪ $36,353

Pro Forma NOI ▪ $57,953

Cap Rate - Current ▪ 3.93%

Cap Rate - Pro Forma ▪ 6.27%

GRM - Current ▪ 15.11

GRM - Pro Forma ▪ 11.17

P R O P E R T Y  S U M M A R Y

Year Built ▪ 1926

Total Units ▪ 2 + 2 Non-Conforming

Building SF ▪ 1,789

Lot SF ▪ 5,010

APN ▪ 5437-031-013

ZONING ▪ LAR2
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LOCATION OVERVIEW

Surrounded by Silver Lake, Echo Park and Atwater Village, Frog-town is

bound by the LA River on the east and 5 and 2 freeways on the west.

Frogtown is also in close proximity to Downtown L.A., Highland Park and

Pasadena. Though formerly called Elysian Valley, locals have long called

it Frogtown in reference to the frog sounds coming from the L.A. River

bank. With a mix of residential and light industrial buildings, Frogtown

has become an intimate community of artists and crafts people inspired

by the nearby L.A. River and its on-going revitalization.

L O S  A N G E L E S
Frogtown



Elysian Valley Riverfront Campus

3 stories, mixed use (40 live/work units)

2750 Casitas

Proposed 419 Apartment 
Building, 35 reserved for 
low-income

River Lofts

Marsh St
Nature Park

Frogtown Brewery

LA River Kayaks

Whole Foods 
Market 365

The Left Blank

Modernica Props

*TEMPORARY DEFERRAL

A temporary deferral of inclusion in taxable income 

for capital gains reinvested into an Opportunity 

Fund.

*STEP UP IN BASIS

The basis is increased by 10% if the investment in the 

Opportunity Fund is held by the taxpayer for at least 

5 years and by an additional 5% if held for at least 7 

years, thereby excluding up to 15%

*PERMANENT EXCLUSION

A permanent exclusion from taxable income of 

capital gains from the sale or exchange of an 

investment in an Opportunity Fund if the investment 

is held for at least 10 years.

Opportunity

ZONE

Salazar
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Frogtown itself features all the best Los Angeles has to offer – a neighborhood

spanning a wide array of Angelenos, its own neighborhood eateries (Wax Paper,

Spoke Bicycle Café, Salazar, and Frogtown Brewery, to name a few), excellent

schools, famous bike paths, walkability, art, industry, and a number of events,

including the L.A. River Boat Race, Frogtown Art Walk, Halloween Festival, and

Elysian Valley Slow Ride. Frogtown will only continue to blossom as the city of Los

Angeles embarks on its $1.3 billion revitalization plan for the L.A. River and will be

positioned as the marquee neighborhood on an all-new riverfront



LOCAT ION

LOCATION DEVELOPMENT DESCRIPTION

1 1901 W. Blake Avenue 52 Units | 5 Very Low Income | Above 58- Car Subterranean Parking

2 2908-2914 Allesandro Street 112 Units Above Ground Floor Retail

3 2410-2412 Eads Street Small Live/Work Development | 8 Residential Units Above Ground-Floor Coffee Shop

4 LA River Bridge Connecting Frogtown with Taylor Yard

5 3022 N. Coolidge Street 30 Small Lot Homes - Each Featuring Two-bedroom Floor Plans, Garages, and Private Balconies
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FI NANCIAL  ANALYSIS
2 8 0 5  G L E N V I E W  A VE N U E

13

PRICING

OFFERING PRICE $925,000

PRICE/UNIT $231,250

PRICE/SF $517.05

GRM 15.11 11.17

CAP RATE 3.93% 6.27%

Current Market

THE ASSET

Units 4

Year Built 1926

Gross SF 1,789

Lot SF 5,010

APN 5437-031-013

MONTHLY RENT SCHEDULE

# of Units Type Avg.Current Current Total Avg. Market Market Total

1 2+1 Craftsman $1,600 $1,600 $2,600 $2,600

1 1+1 Cottage $1,850 $1,850 $2,300 $2,300

1 Studio $800 $800 $1,000 $1,000

1 Studio $850 $850 $1,000 $1,000

Monthly Scheduled Gross Income $5,100 $6,900

ANNUALIZED INCOME Current Market

Scheduled Gross Income $61,200 $82,800

Gross Operating Income $61,200 $82,800

ANNUALIZED EXPENSES Current Market

Property Tax $10,322 $10,322

Insurance $1,681 $1,681

Utilities $8,007 $8,007

Repairs & Maintenance $4,837 $4,837

Total Expenses $24,847 $24,847

Expenses/Unit $6,212 $6,212

Expenses/SF $13.89 $13.89

% of SGI 40.60% 30.01%

RETURN Current Market

NOI $36,353 $57,953



RENT  ROLL
2 8 0 5  G L E N V I E W  A V E N U E

Unit # Type Current Rent Market Rent

1 2+1 Craftsman $1,600 $2,600

2 1+1 Cottage $1,850 $2,300

3 Studio $800 $1,000

4 Studio $850 $1,000

Totals: $5,100 $6,900



2 8 0 5  G L E N V I E W  A V E N U ERENT  COM PARABLES

ADDRESS BUILT TYPE UNIT SF RENT RENT/SF TYPE UNIT SF RENT RENT/SF

1 2378 Allesandro St 1921 1 bd/1 ba 332 $1,000 $3.01

Los Angeles, CA 90039

2 3136 Perlita Avenue 1962 1 bd/1 ba 793 $1,600 $2.02

Los Angeles, CA 90039

3 3201 Hollydale Dr 2018 1 bd/1 ba 500 $2,250 $4.50

Los Angeles, CA 90039

4 3151 Perlita Avenue #1/2 1937 2 bd/1 ba 700 $2,100 $3.00

Los Angeles, CA 90039

5 3015 Petite Ct 1933 2 bd/1 ba 950 $3,250 $3.42

Los Angeles, CA 90039

AVERAGES 1954 $1,617 $3.18 $2,675 $3.21

S Subject Property 1926 1 bd/1 ba Current $1,850 2 bd/1 ba Current $1,600

2805 Glenview Ave Pro Forma $2,300 Pro Forma $2,600

Los Angeles, CA 90039

1 BED 2 BED
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1 2378 Allesandro St

2 3136 Perlita Avenue

3 3201 Hollydale Dr

4 3151 Perlita Avenue #1/2

5 3015 Petite Ct

S 2805 Glenview Ave



ANTONY ELLIOTT
CA BRE: 02012290 

(650) 291-8519
tony.elliott@compass.com

DANNY MISHEVSKI
CA BRE: 02036175

(310) 854-2319
danny.m@kw.com

Los  Angeles
2805

GLENVIEW CA,  90039
Avenue

All materials and information received or derived from Keller Williams & Compass 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 Keller Williams & Compass 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. Keller Williams & Compass will not investigate or verify any such matters or conduct due

diligence for a party unless otherwise agreed in writing.

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. Keller Williams & Compass makes no warranties and/or

representations regarding the veracity, completeness, or relevance of any financial data or assumptions. Keller

Williams & Compass 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 Keller Williams & Compass in compliance with all applicable fair housing and equal

opportunity laws.


