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V A L U E - A D D  O P P O R T U N I T Y :  
R E N T A L  U P S I D E  &  P R O V E N  A D U

P O T E N T I A L
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14623 ROXTON AVE IS A RARE SOUTH BAY TRIPLEX THAT BLENDS IMMEDIATE RENTAL
INCOME WITH A CLEAR PATH FOR VALUE-ADD GROWTH — AN ACCESSIBLE, LOW-
BARRIER ENTRY POINT INTO ONE OF LA COUNTY’S STRONGEST RENTAL MARKETS.

A D U  P O T E N T I A L  A L R E A D Y
I N  P L A C E

C A S H - F L O W  S T A B I L I T Y

C L E A R  V A L U E - A D D  P A T H

C E N T R A L L Y  L O C A T E D
A S S E T
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SIGNIFICANT RENTAL UPSIDE

LOW PRICE PER UNIT

VALUE-ADD ADU STORY

The inclusion of a garage studio and secondary unit functions as a proven ADU

model, demonstrating how the lot can be optimized for maximum utility. With these

structures already producing income, future investors can further enhance returns

by upgrading interiors, modernizing finishes, or repositioning the units to appeal to

higher-paying tenants. This flexibility adds another layer of growth potential,

blending immediate returns with scalable improvements.

The property’s front 3-bedroom/1-bath unit currently rents for $2,360 per

month, well below its market potential of $3,100 — representing more than

30% rental upside. This built-in gap provides investors with a direct and

achievable path to increasing cash flow without requiring structural changes. By

capturing market rents, owners can immediately improve NOI and elevate the

property’s overall valuation, creating a clear and quantifiable growth strategy.

At just $333,333 per unit, 14623 Roxton Ave presents one of the most

affordable entry points into Los Angeles multifamily ownership. Properties

at this price level are increasingly rare in centrally located submarkets like

Gardena, where rental demand remains strong due to proximity to major

employment hubs and transportation corridors. This cost basis allows

investors to step into the LA market at a fraction of the price typically seen

in the South Bay or Westside, positioning them for long-term appreciation.

MANAGEABLE EXPENSES

Operating efficiency is another strength of this property. Pro forma financials project

expenses at under 30% of Effective Gross Income, a healthy ratio that ensures more

revenue flows directly to the bottom line. This efficiency, rare in small multifamily

assets, supports higher NOI margins and makes the property especially appealing for

investors who prioritize predictable and sustainable cash flow.

FINANCING FLEXIBILITY

With bank financing assumptions projecting a DSCR of 1.20+, investors have a viable

path to leverage while maintaining positive cash flow. The manageable debt service

structure allows for stable returns in the short term, while rental growth and potential

repositioning offer significant upside in the long term. This financing flexibility makes

the property accessible for both small-scale investors and those looking to expand

their LA multifamily portfolio.

MULTIPLE STREAMS OF RENTAL INCOME

The property consists of three distinct rental units — a front single-family

residence, a two-bedroom unit, and a garage studio — providing diverse

income streams from one investment. This balanced unit mix caters to a

broad tenant base, from families seeking space to individuals preferring

efficient layouts, thereby reducing vacancy risk. Investors benefit from

stable occupancy while maximizing monthly revenue potential across

multiple tenant profiles.
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P R O P E R T Y  H I G H L I G H T S  +  O V E R V I E W
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1952
YEAR BUILT

3
UNITS

2,600
BLDG SQFT

5,233
LOT SQFT

GAR1
ZONING

(1) - 3+1, (1) - 2+2, 
(1) - Studio

U N I T  M I X
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1 4 6 2 3  R o x t o n  A v e  i s  a  t h r e e - u n i t  m u l t i f a m i l y  p r o p e r t y  i n  G a r d e n a
o f f e r i n g  i m m e d i a t e  i n c o m e  a n d  m e a s u r a b l e  r e n t a l  u p s i d e .  T h e  p r o p e r t y
c o n s i s t s  o f  a  3 - B e d / 1 - B a t h  f r o n t  h o u s e ,  a  2 - B e d / 2 - B a t h  m i d d l e  u n i t ,  a n d  a
5 0 0  S F  g a r a g e  s t u d i o ,  c r e a t i n g  m u l t i p l e  s t r e a m s  o f  i n c o m e  w i t h i n  o n e
i n v e s t m e n t .  P r i c e d  a t  $ 1 , 0 0 0 , 0 0 0  ( $ 3 3 3 K  p e r  u n i t ) ,  t h i s  1 9 5 2  c o n s t r u c t i o n
d e l i v e r s  a n  a c c e s s i b l e  e n t r y  p o i n t  i n t o  t h e  S o u t h  B a y  r e n t a l  m a r k e t .

T h e  f r o n t  3 - B e d  u n i t  p r e s e n t s  o v e r  3 0 %  r e n t a l  u p s i d e ,  o f f e r i n g  i n v e s t o r s  a
d i r e c t  p a t h  t o  i n c r e a s i n g  N O I  a n d  l o n g - t e r m  p r o p e r t y  v a l u e .  C u r r e n t  r e n t s
g e n e r a t e  a  5 . 0 2 %  c a p  r a t e ,  w i t h  p r o  f o r m a  p r o j e c t i o n s  a t  5 . 8 2 %  o n c e
a d j u s t m e n t s  a r e  m a d e .  E x p e n s e s  r e m a i n  e f f i c i e n t ,  w i t h  p r o  f o r m a  o p e r a t i n g
c o s t s  u n d e r  3 0 %  o f  E G I ,  s u p p o r t i n g  s t r o n g e r  m a r g i n s  t h a n  m a n y
c o m p a r a b l e  a s s e t s .

T h e  i n c l u s i o n  o f  a  g a r a g e  s t u d i o  a n d  t h e  s e c o n d  u n i t  d e m o n s t r a t e s  t h e
p r o p e r t y ’ s  A D U  p o t e n t i a l  a l r e a d y  i n  p l a c e .  I n v e s t o r s  c a n  f u r t h e r  u n l o c k
v a l u e  t h r o u g h  i n t e r i o r  u p g r a d e s  o r  s t r a t e g i c  r e p o s i t i o n i n g  o f  t h e  u n i t s  t o
c a p t u r e  h i g h e r  m a r k e t  r e n t s .  F i n a n c i n g  a s s u m p t i o n s  p r o j e c t  a  D S C R  o f
1 . 2 0 + ,  p r o v i d i n g  l e v e r a g e  w h i l e  m a i n t a i n i n g  p o s i t i v e  c a s h  f l o w .

P o s i t i o n e d  i n  G a r d e n a ’ s  9 0 2 4 9  z i p  c o d e ,  t h e  p r o p e r t y  o f f e r s  e x c e l l e n t
c o n n e c t i v i t y  w i t h  q u i c k  a c c e s s  t o  t h e  1 1 0 ,  1 0 5 ,  a n d  4 0 5  F r e e w a y s ,  a n d  i s
j u s t  1 5  m i n u t e s  f r o m  L A X .  T e n a n t s  b e n e f i t  f r o m  p r o x i m i t y  t o  e m p l o y m e n t
c e n t e r s  i n  T o r r a n c e ,  E l  S e g u n d o ,  a n d  D o w n t o w n  L o s  A n g e l e s ,  a s  w e l l  a s
G a r d e n a ’ s  v i b r a n t  r e s t a u r a n t  s c e n e  k n o w n  f o r  i t s  J a p a n e s e  c u i s i n e  a n d
n e i g h b o r h o o d  a m e n i t i e s .

1 4 6 2 3  R o x t o n  A v e  c o m b i n e s  i m m e d i a t e  i n c o m e ,  p r o v e n  A D U
f u n c t i o n a l i t y ,  a n d  s i g n i f i c a n t  r e n t a l  u p s i d e ,  m a k i n g  i t  a  r a r e  S o u t h  B a y
i n v e s t m e n t  o p p o r t u n i t y  a t  a n  a t t a i n a b l e  p r i c e  p o i n t .
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F I N A N C I A L  O V E R V I E W
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Price PPU PPSF
Current Pro Forma

Cap Rate GRM Cap Rate GRM

$1,000,000 $333,333 $384.62 5.02% 12.90 5.82% 11.57

Zip Code 90249

APN 4064-008-018

Zoning GAR1

Rent Control No

Number of Units 3

Year Built 1952

Building SF 2,600

Lot Size SF 5,233

Unit Mix (1) - 3+1, (1) - 2+2,
(1) - Studio

Type Unit Count Avg SF
Current Pro Forma

Monthly Avg
Rent

Total Monthly
Rent Market Rent Total Monthly Rent

Studio 1 500 $1,500.00 $1,500.00 $1,500 $1,500

2+2 1 1052 $2,600.00 $2,600.00 $2,600 $2,600

3+1 1 1091 $2,360.00 $2,360.00 $3,100 $3,100

Total 3 2643 $6,460.00 $6,460.00 $7,200.00

Annual Total $77,520.00 $86,400.00

UNIT MIX & SCHEDULED INCOMEPROPERTY

VALUE SUMMARY
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ANNUALIZED OPERATING SUMMARY

Current Pro Forma

Income

Scheduled Gross Rent $77,520 $86,400

Vacancy Reserve 5% -$3,876 -$4,320

Net Rental Income $73,644 $82,080

Parking Income $0.00 Total $0 $0

Laundry Income $0.00 Total $0 $0

Scep $0.00 Total $0 $0

Pet Fee's $0.00 Total $0 $0

RUB's Income $0.00 Total $0 $0

Other Income $0.00 Total $0 $0

Effective Gross Income
(EGI) $73,644 $82,080
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ANNUALIZED OPERATING SUMMARY

Expenses Estimates Per Unit Per Unit

Real Estate Taxes * 1.25% % of Purchase
Price $4,166.67 $12,500 $4,166.67 $12,500

Insurance $1,000 Per Unit $1,000.00 $3,000 $1,000.00 $3,000

Management Fee's 5.00% X GOI $1,292.00 $3,876 $1,440.00 $4,320

Administrative $200 Per Unit $200.00 $600 $200.00 $600

Repairs & Maintenance $500 Per Unit $500.00 $1,500 $500.00 $1,500

Utilities

Electric $100 Per Unit $100.00 $300 $100.00 $300

Gas $50 Per Unit $50.00 $150 $50.00 $150

Sewer/Water $150 Per Unit $150.00 $450 $150.00 $450

Trash $50 Per Unit $50.00 $150 $50.00 $150

Contract Services $150 Per Unit $150.00 $450 $150.00 $450

Turnover $50 Per Unit $50.00 $150 $50.00 $150

Reserves $100 Per Unit $100.00 $300 $100.00 $300

Total Expenses $23,426.00 $23,870.00

Per Unit $7,808.67 $7,956.67

Per SF $9.01 $9.18

% of EGI 31.81% 29.08%

* RE Tax adjusted

Net Operating Income $50,218.00 $58,210.00
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Loan Amount $582,000.00 

Down Payment $418,000.00

Interest Rate 6.00%

Maturity Date 5

Amortization Period 30

Interest Only (Years) 0

Annual Debt Service (Amortizing) $41,872.61

Monthly Payment $3,489.38 

DCR 1.20

PROPOSED FINANCING
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Unit # Unit Type Estimated SF Current Rent Current Rent PSF Market Rent Market Rent PSF Status Upside %

Front 3+1 1091 $2,360.00 $2.16  $ 3,100.00  $ 2.84 Occupied 31.36%

Middle 2+2 1052 $2,600.00 $2.47  $ 2,600.00  $ 2.47 Occupied 0.00%

Garage Studio 500 $1,500.00 $3.00  $ 1,500.00  $ 3.00 Occupied 0.00%

Totals   2,643 $6,460.00 $7.63 $7,200.00 $8.31 

Averages   881 $2,153.33 $2.54 $2,400.00 $2.77 10.45%

RENT ROLL
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A  P R O F I T A B L E
C O L L A B O R A T I O N
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I S  D E D I C A T E D  T O  H E L P I N G  M U L T I F A M I L Y  O W N E R S  A N D  I N V E S T O R S
N A V I G A T E  T H E  D Y N A M I C  G R E A T E R  L O S  A N G E L E S  R E A L  E S T A T E  L A N D S C A P E .
F R O M  E V E R - C H A N G I N G  R E G U L A T I O N S  T O  E V O L V I N G  T E N A N T  D E M A N D S ,  W E

R E C O G N I Z E  T H E  C H A L L E N G E S  T H A T  C A N  H I N D E R  Y O U R  S U C C E S S  I N  T H I S
C O M P E T I T I V E  M A R K E T .  A S  Y O U R  T R U S T E D  P A R T N E R ,  W E  O F F E R

P E R S O N A L I Z E D  S O L U T I O N S  A N D  S T R A T E G I C  I N S I G H T S  T O  E N H A N C E  Y O U R
I N V E S T M E N T  R E T U R N S  W H I L E  M I N I M I Z I N G  R I S K S .  

O U R  D E E P  K N O W L E D G E  O F  T H E  M A R K E T ,  P R O F O U N D  E X P E R T I S E  I N  T H E
I N D U S T R Y ,  A N D  U N W A V E R I N G  C O M M I T M E N T  T O  C L I E N T  S A T I S F A C T I O N  H A S

H E L P E D  U S  C L O S E  O V E R  $ 3 0 0 M  I N  D E A L S  O V E R  T H E  L A S T  6  Y E A R S .  T H E S E
V A L U E S  P R O V I D E  T H E  G R O U N D W O R K  F O R  F U T U R E  S U C C E S S  A N D  S U S T A I N E D

P R O S P E R I T Y  I N  Y O U R  M U L T I F A M I L Y  I N V E S T M E N T S .  

L E T  U S  H E L P  Y O U  U N L O C K  T H E  F U L L  P O T E N T I A L  O F  Y O U R  P O R T F O L I O  A N D
A C H I E V E  Y O U R  L O N G - T E R M  F I N A N C I A L  O B J E C T I V E S .
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1040
APARTMENTS

VALUATED

$300M
PROPERTY VALUE 

SOLD

96%
LIST/SALES

RATIO

R E CO RD
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This Offering Memorandum contains select information pertaining to the business and affairs located at 14623 Roxton Ave (“Property”). It has been prepared by Lyon Stahl and The Group CRE. This Offering Memorandum may
not be all-inclusive or contain all of the information a prospective purchaser may desire. The information contained in this Offering Memorandum is confidential and furnished solely for the purpose of a review by a
prospective purchaser of the Property. It is not to be used for any other purpose or made available to any other person without the written consent of Seller or Lyon Stahl and The Group CRE. The material and information in
the Offering Memorandum is unverified. Lyon Stahl and The Group CRE has not made any investigation, and makes no warranty or representation, with respect to square footage, income and expenses, the future financial
performance of the property, future rent, and real estate value market conditions, the condition or financial prospects of any tenant, or the tenants’ plans or intentions to continue to occupy space at the property. All
prospective purchasers should conduct their own thorough due diligence investigation of each of these areas with the assistance of their accounting, construction, and legal professionals, and seek expert opinions
regarding volatile market conditions given the unpredictable changes resulting from the continuing COVID-19 pandemic. The information is based in part upon information supplied by the Owner Seller and in part upon
financial information obtained from sources the Owner deems reliable. Owner, nor their officers, employees, or real estate agents makes any representation or warranty, express or implied, as to the accuracy or
completeness of this Offering Memorandum, or any of its contents, and no legal liability is assumed or shall be implied with respect thereto. Prospective purchasers should make their own projections and form their own
conclusions without reliance upon the material contained herein and conduct their own due diligence.
 
By acknowledging your receipt of this Offering Memorandum for the Property, you agree: 1. The Offering Memorandum and its contents are confidential; 2. You will hold it and treat it in the strictest of confidence; and 3. You
will not, directly or indirectly, disclose or permit anyone else to disclose this Offering Memorandum or its contents in any fashion or manner detrimental to the interest of the Seller. 

Lyon Stahl and The Group CRE is not affiliated with, sponsored by, or endorsed by any commercial tenant or lessee in the Offering Memorandum. The presence of any corporation’s logo or name is not intended to
indicate or imply affiliation with, or sponsorship or endorsement by, said corporation of Lyon Stahl and The Group CRE. 

Owner and Lyon Stahl and The Group CRE expressly reserve the right, at their sole discretion, to reject any and all expressions of interest or offers to purchase the Property and to terminate discussions with any person or
entity reviewing this Offering Memorandum or making an offer to purchase the Property unless and until a written agreement for the purchase and sale of the Property has been fully executed and delivered. 

If you wish not to pursue negotiations leading to the acquisition of the Property or in the future you discontinue such negotiations, then you agree to purge all materials relating to this Property including this Offering
Memorandum. 

A prospective purchaser’s sole and exclusive rights with respect to this prospective transaction, the Property, or information provided herein or in connection with the sale of the Property shall be limited to those
expressly provided in an executed Purchase Agreement and shall be subject to the terms thereof. In no event shall a prospective purchaser have any other claims against Seller or Lyon Stahl and The Group CRE or any
of their affiliates or any of their respective officers, Directors, shareholders, owners, employees, or agents for any damages, liability, or causes of action relating to this solicitation process or the marketing or sale of the
Property. 

This Offering Memorandum shall not be deemed to represent the state of affairs of the Property or constitute an indication that there has been no change in the state of affairs of the Property since the date this Offering
Memorandum.
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Founder
916.996.4421
taylor@thegroupcre.com
License: 02060040

TAYLOR AVAKIAN

Exclusive listing by
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