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COMMERCIAL / VALUE-ADD 
REDEVELOPMENT OPPORTUNITY

The information contained herein has been carefully compiled from sources we consider reliable, and while not guaranteed as to completeness or accuracy, we believe it to be correct as of this date. The proforma revenues and expenses set forth in 
this brochure do not constitute a representation, warranty, or guaranty of any of the numbers set forth herein or of any economic value attributable to the property or income that may be derived therefrom. Independent estimates and proforma revenues 
and expenses should be developed before any decision is made on where to invest in the property.

8856 Rosecrans Ave., Downey, CA 90242

130 Pine Avenue, Suite 203
Long Beach, CA 90802

www.BLVDreic.com

Tom Chichester
Partner & Co-Founder

tom@blvdreic.com
(714) 318-3955

R.E. License No 01915137

E X C L U S I V E  L I S T I N G  A G E N T S : 

Nick D’Argenzio, MRED
Partner & Co-Founder

nick@blvdreic.com
(818) 281-7893

R.E. License No 01434304

INTERSECTIONINTERSECTION
(56,613 VPD)(56,613 VPD)



PROJECT OVERVIEW

INVESTMENT HIGHLIGHTS
- Value-add / redevelopment opportunity - The current site allows for a multitude of uses including: utilizing the existing business/industrial park 

as an owner/user, value-add opportunity through renovations and bringing rents up to market, and/or full redevelopment into commercial retail QSR/
fast food use, etc. 

- The Subject Property features well below market rents - The current rents at the property average $0.70 PSF MG - Market rents are 
approximately 400% higher ($2.00 PSF NNN), allowing for significant upside for the new Owner

- Ideally located at busy intersection of Rosecrans Avenue and Lakewood Boulevard with over 56,613 vehicles passing by daily

- Top retail intersection surrounded by other national retailers including Walmart, El Super, Food 4 Less, Walgreens, Chase Bank, McDonald’s, 
Wendy’s, El Pollo Loco, Carl’s Jr., Taco Bell, etc. 

- Dense / Infill Los Angeles (Downey) Location - There are approx. 800,000 residents living within a 5-mile radius of the property, making this 
a  highly desirable location for most national retailers/tenants

LAND USE SUMMARY
Current Zoning:  (M-1), Includes drive-thru restaurant with CUP. See following pages for specific uses. 

General Plan:   Commercial General (GC)

Source: Costar 2023 1 Mile 3 Miles 5 Miles

Population 36,767 292,018 797,165

Average HHI $90,747 $86,233 $88,260

Daytime Employees 5,666 85,170 219,976

PROPERTY SPECIFICATIONS
Address:  8856 Rosecrans Avenue, Downey, CA
Building Size:  21,032 SF
Land Area:  0.89 Acres (38,716 SF)
Year Built:  1976
APN:   6268-001-014

Traffic Counts:  Rosecrans Avenue: 25,303 VPD

     Lakewood Boulevard: 31,310 VPD

     Total Intersection: 56,613 VPD

DEMOGRAPHICS



AERIAL
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CURRENT PROPERTY / AS-IS (BUSINESS / AUTO PARK)
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CURRENT USE / BUSINESS PARK / RENT ROLL

The above information has been obtained from sources we believe to be reliable, however we do not take responsibility for its correctness. 10/13/23

RENT ROLL
8856 Rosecrans - Downey<, CA

8856-A 3,154 $1,850 $0.59 $6,308 $2.00 Mod. Gross MTM

8856-A2 1,100 $400 $0.36 $2,200 $2.00 Mod. Gross MTM

8856-C 1,280 $800 $0.63 $2,560 $2.00 Mod. Gross MTM

8856-D 2,752 $1,450 $0.53 $5,504 $2.00 Mod. Gross MTM

8856-E 1,088 $800 $0.74 $2,176 $2.00 Mod. Gross MTM

8860-A 1,932 $1,225 $0.63 $1,664 $2.00 Mod. Gross MTM

8860-B 2,174 $1,100 $0.51 $1,664 $2.00 Mod. Gross MTM

8860-C-D 2,240 $1,150 $0.51 $1,664 $2.00 Mod. Gross MTM

8860-E/Cell Tower 864 $2,993 - $2,993 - Gross +/-9 Yrs

8860-F 3,136 $1,750 $0.56 $1,664 $2.00 Mod. Gross MTM

8860-G 1,312 $1,150 $0.88 $1,664 $2.00 Mod. Gross MTM

Occupied 21,032 $14,668 $0.70 $30,059 $2.00
Occupied 0 $0 $0

Total 21,032 $14,668 $0.70 $30,059 $2.00
for Modified Gross Leases, Tenants pay electrical.

None

None

None

None

None

None

None

None

None

Lease 
Expiration Options

None

None

Current 
Monthly 

Rent

Current 
Base
$/SF

CAM Recovery 
Type

Market
Monthly 

Rent

Market
Base

$/SF (NNN)
Suite Size 

(SF)



CURRENT USE / BUSINESS PARK / TRANSACTION SUMMARY

The above information has been obtained from sources we believe to be reliable, however we cannot accept responsibility for its correctness.

Estimated Operating Information
In-Place Proforma*

Gross Scheduled Rent $176,020 $360,711
Plus Recapture $0 $43,670

Tot. Gross Scheduled Income $176,020 $404,381
Less Vacancy (Rent) $0 0% $0 0%
Less Vacancy (NNN) $0 0% $0 0%

Effective Gross Income $176,020 $404,381
Less Expenses ($43,670) ($43,670)

Net Operating Income $132,350 $360,711

Estimated Operating Expenses
Taxes (current, prior to re-assessment) $15,520 $15,520
Insurance $19,750 $19,750
Trash $7,200 $7,200
Water $1,200 $1,200
Electricity by tenant by tenant
Total $43,670 $43,670

*Includes all rents at $2.00 PSF NNN.



CURRENT USE (INDUSTRIAL / FLEX) - LEASE COMPARABLES

Leased Sign Date: Sep 2023
Address: 9700-9720 Washburn Rd, Downey, CA

SFLeased: 1,500
Rent/SF/Yr: $21.00

Services: IG
Lease Term: 2 Years

Use: Industrial

Leased Sign Date: Aug 2023
Address: 8734 Cleta St, Downey, CA

SFLeased: 1,514
Rent/SF/Yr: $23.88

Services: NNN
Lease Term: 3 Years

Use: Flex

Leased Sign Date: Feb 2023
Address: 7700 Imperial Hwy, Downey, CA

SFLeased: 1,696
Rent/SF/Yr: $24.60

Services: MG
Lease Term: 3 Years

Use: Industrial

Leased Sign Date: Jul 2022
Address: 9634 Washburn Rd, Downey, CA

SFLeased: 2,080
Rent/SF/Yr: $18.60

Services: MG
Lease Term: 2 Years

Use: Industrial

Leased Sign Date: Apr 2022
Address: 9700-9720 Washburn Rd, Downey, CA

SFLeased: 1,500
Rent/SF/Yr: $18.96

Services: IG
Lease Term: 2 Years

Use: Industrial

Leased Sign Date: Jun 2020
Address: 9016-8018 2nd St, Downey, CA

SFLeased: 865
Rent/SF/Yr: $27.72

Services: +UTIL
Lease Term: 2 Years

Use: Flex



REDEVELOPMENT - SALE / LEASE COMPARABLES - STNL FAST FOOD/QSR -  LA COUNTY

Starbucks - Inglewood (12 miles away)
Sale Date: 5/2023

Sale Price: $5,100,000
Cap Rate: 3.75%

Annual Rent (NOI): $191,250
Monthly Rent: $15,938

Year Built: 2021

7-Eleven - Lynwood (4.5 miles away)
Sale Date: 12/2022

Sale Price: $5,300,000
Cap Rate: 4.43%

Annual Rent (NOI): $234,790
Monthly Rent: $19,566

Year Built: 2022

Raising Canes - Alhambra (12 miles away)
Sale Date: 10/2022

Sale Price: $8,266,667
Cap Rate: 3.75%

Annual Rent (NOI): $310,000
Monthly Rent: $25,833

Year Built: 2022

Raising Canes - Carson, CA (8 miles away)
Sale Date: 8/2022

Sale Price: $8,485,000
Cap Rate: 4.12%

Annual Rent (NOI): $349,582
Monthly Rent: $29,132

Year Built: 2021

Chick-fil-A - Downey (Less than 1 mile away)
Sale Date: 5/2022

Sale Price: $7,225,000
Cap Rate: 3.60%

Annual Rent (NOI): $260,100
Monthly Rent: $21,675

Year Built: 2021

Taco Bell - Inglewood (12.5 miles away)
Sale Date: 5/2022

Sale Price: $5,650,000
Cap Rate: 3.5%

Annual Rent (NOI): $197,750
Monthly Rent: $16,479

Year Built: 2022/23

7-Eleven - Gardena (10.5 miles away)
Sale Date: 4/2022

Sale Price: $6,900,000
Cap Rate: 3.96%

Annual Rent (NOI): $273,240
Monthly Rent: $22,770

Year Built: 2022

Chick-fil-a - Carson (8 miles away) 
Sale Date: 2/2022

Sale Price: $9,900,000
Cap Rate: 3.54%

Annual Rent (NOI): $350,460
Monthly Rent: $29,205

Year Built: 2021

Raising Canes - Whittier (7 miles away)
Sale Date: 12/21

Sale Price: $6,950,000
Cap Rate: 4.10%

Annual Rent (NOI): $284,950
Monthly Rent: $23,746

Year Built: 2022

Starbucks - Redondo Beach (12 miles away)
Sale Date: 12/2021

Sale Price: $7,175,000
Cap Rate: 3.69%

Annual Rent (NOI): $264,756
Monthly Rent: $22,063

Year Built: 2021

Shake Shack - Woodland Hills (30 miles away)
Sale Date: 10/2021

Sale Price: $7,650,000
Cap Rate: 4.10%

Annual Rent (NOI): $313,650
Monthly Rent: $26,138

Year Built: 2020

7-Eleven - Lomita (13 miles away)
Sale Date: 8/2021

Sale Price: $5,600,000
Cap Rate: 3.93%

Annual Rent (NOI): $220,080
Monthly Rent: $18,340

Year Built: 2021



DOWNEY ZONING - MANUFACTURING ZONES

MANUFACTURING ZONES

The intent and purpose of these Manufacturing Zone regulations is to:

1. Provide appropriately located areas consistent with the General Plan for a broad range of manufacturing and service uses;

2. Strengthen the City’s economic base, and provide employment opportunities close to home for residents of the City and surrounding communities;

3. Promote the creation of vibrant and attractive manufacturing districts desirable to professionals working in the high-tech and biomedical fields, while also minimizing 
the impact of manufacturing uses on adjacent, commercial and neighborhood-oriented residential districts.

Purpose of the M-1 Zone. The M-1 Zone is intended to provide an orderly development and grouping together of light manufacturing uses and appropriate biomedical 
uses that facilitate the growth of businesses during all stages of the business cycle in harmony with each other and the rest of the community. The provisions of this 
zone are designed to ensure that such uses will be protected from inharmonious uses and to minimize the undesirable effects of heavy traffic or other operating 
characteristics.

MANUFACTURING ZONES USE REGULATIONS

1. Table 9.3.9 identifies the uses permitted in each Manufacturing Zone. If a use is not specifically listed on the table then said use shall be deemed as Not Permitted.

2. Uses that require a Conditional Use Permit are subject to the review requirements and conditions contained in Section 9824.

3. The “notes and exceptions” column of Table 9.3.9 indicates more precisely the use regulations for specific uses or operating characteristics. The notes and 
exceptions must be reviewed in conjunction with the other information for the class of use.

4. Certain permitted uses and uses requiring a Conditional Use Permit may be subject to special conditions regarding location, operation, or the design of the use. 
The sections of this article governing these uses are identified in the “notes and exceptions” column of Table 9.3.9.

SEE NEXT FEW PAGES, FOR USE REGULATIONS...



DOWNEY ZONING - MANUFACTURING ZONES



DOWNEY ZONING - MANUFACTURING ZONES



AREA OVERVIEW

DOWNEY  (CITY)
Downey is a city located in southeast corner of Los Angeles County. Located 13 mi southeast of downtown Los Angeles the city is best known as the birthplace 
of the Apollo space program and is the hometown of Richard and Karen Carpenter. Stretching 12.5 square miles, the city had a total population  of  111,772  with  
a  projected  growth  of  over  3%  within  the  next  5  years.  As  the  home  to  the  world’s  oldest  McDonald’s  restaurant  and  the  site  of  the  first  Taco  Bell,  
Downey is a city famed for its long standing businesses and has even been rated in the top 25% of “100 Best Cities To Do Business in California” by California 
Business Magazine. 

Downey is also home to multiple successful retail shopping malls  and  centers  with  the  largest  being  the  Stonewood  Center. Housing over 170 shops including 
Macy’s, JC Penney’s, Sears, and Kohls, the Stonewood Center is a popular  place  for  residents  and  visitors  to  visit  and  shop.  Retail  can  be  also  found  at  
Downey  Landing  Center,  The  West Firestone retail district, The Crossroads, and Downey’s main downtown area. 

Downey’s  retail  market  is  projected  to  grow  as  statistics  prove great opportunity for new and upcoming tenants. As the population and city continue to expand, 
research for the area exhibits a retail opportunity of $92.1 million for 2022. 

Downey’s location is positioned perfectly between the exciting attractions of Los Angeles and Orange County. Both residence and visitors can enjoy the museums, 
attractions, and energy of downtown Los Angeles as well as the sporting events,  theme  parks,  and  laid  back  lifestyles  of  Orange  County. Located just 18 miles 
f rom the ocean and 30 miles f rom the mountains, the city of Downey is an ideal place for residence  who  want  to  still  enjoy  the  intimacy  of  a  smaller  city while 
enjoying the attractions of Southern California.

Downey  is  a  unique  community  in  the  heart  of  Southern  California  that  combines  the  best  of  both  large  and  small.  A  prospering  community  with  a  
small-town  atmosphere  allows residents and businesses to enjoy the intimate feeling of a town while taking advantage of the big business opportunities of a city. 
Downey is a place of history, community involvement, and opportunity.

LOS ANGELES  (COUNTY)
Los Angeles County is the most heavily populated county in the country with approximately 10 million residents including 1 million that live in unincorporated areas 
within the county. The metropolis, formed by the six neighboring counties of Los Angeles, Ventura, Kern, San Bernardino, Riverside, and Orange is home to over 
19.3 million residents. Los Angeles County is also home to one of the most educated labor pools in the nation with a labor force of more than 4.7 million, 2 million of 
which are college graduates. Los Angeles County is home to the second most populated city in the US, Los Angeles, whose total population is only second to New 
York City. According to the United States Conference of Mayors, Los Angeles County boasts a GDP among the twenty largest in the world with projected continued 
economic growth.

Los Angeles County is served by one of the largest f reeway networks in the country. The county’s extensive f reeway network facilitates the movement of people 
and f reight throughout the region, the state, and the nation. Los Angeles is also home to an international airport (LAX), which remains the third busiest airport in the 
country and the sixth busiest in the world. As one of the top 20 most visited cities globally, Los Angeles attracts millions of international and domestic visitors annually 
ranking tourism and hospitality among the top industries in the county aiding in its bustling economy. Los Angeles County is an elite region of the US whose continued 
economic growth is greatly due to its diversified economy, ample tourism, and abundant and well-trained workforce.
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