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Brice W. Head, MBA

JUST REDUCED to $1,995,000 | \  Senior Vice President
- | (310) 344 8218

brice.head@cbre.com
Lic #: 01330706

10809 Palms Boulevard CBRE

Los Angeles, CA 90034

4-Unit Multi Family OPPORTUNITY



OFFERING SUMMARY

Very well-maintained, very well-located 4-unit investment, in the heart of West LA's Palms
submarket. Townhouse-style, 2-story, 2 Bed/1.5 Bath units above an on-grade concrete parking
structure. Units are almost 900 sq. ft. each.

All units have a dedicated, separate, large storage room, as well. On-site laundry facilities and a
communal patio area in the rear. Intercom entry and electronically-accessed parking. All units
have 2 parking spaces. Roof is newer. An above average rental option that will command a top-
of-the-market rent - especially with some updating as units turnover.

Long-term, local ownership has not been aggressive, admittedly. Current rents are $2,100-$2,400
each - proforma rents of over $3,250 each could be within reach. 40% unrealized upside. The
units' spacious, split layouts are ideal for a work-at-home renter or families.

This property provides both steady income and future growth potential in a prime West LA
location.
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PROPERTY OVERVIEW

Property Address: 10809 Palms Blvd, Los Angeles, CA 90034
No. of Units: 4

Year Built: 1987

Square Footage: 3,408

Lot Size: 4,599

Construction Type: Woodframe/Stucco
Zoning: LAR3

Roof Type: Pitched Composite
Parking Type: 2 Tandem per parking structure
APN: 4254-023-008

Unit Mix: (4) 2 Bed/1.5 Bath Townhome Style
Price: $ 1,995,000

Down Payment: $ 625,000

Loan Amount: $ 1,370,000

Price/ Unit : $ 498,750

Price / Sq. Foot: $ 585.39







PROPERTY PHOTOS
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INCOME AND EXPENSES

SCHEDULED

INCOME
Scheduled Gross Income: $ 110,400
Laundry Income: $ 1,200
Total Scheduled Gross Income: $ 111,600
Vacancy Rate (3%): $3,312
Efecive Operatingncome: 108288
EXPENSES
Property Taxes (NEW): $ 25,237
Property Insurance: $ 3,000
Utilities & Trash: $ 5,500
Off-Site Mgmt. Fee: =
Repairs & Maintenance: $ 4,416
Landscaping/Cleaning: $ 2,400
Reserves/License/Permits: $ 2,000
Total Expenses: $ 42,553

PROFORMA

INCOME
Scheduled Gross Income: $ 156,000
Laundry Income: $ 1,200
Total Scheduled Gross Income: $ 157,200
Vacancy Rate (3%): $ 4,680
Efecve Operatg hcome:  $15250
EXPENSES
Property Taxes (NEW): $ 25,237
Property Insurance: $ 3,000
Utilities & Trash: $ 5,500
Off-Site Mgmt. Fee: $ 6,101
Repairs & Maintenance: $ 6,240
Landscaping: $ 2,400
Reserves/License/Permits: $ 2,000
Total Expenses: $ 50,478

10809 Palms Boulevard
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SCHEDULED RENT ROLL

Bedrooms Bathrooms Square Footage Rental Amount
A 2 15 852 $2,400
B 2 1.5 852 $2,300
C 2 15 852 $2,100
D 2 15 852 $2,400

TOTAL $9,200

PROFORMA RENT ROLL
Bedrooms Bathrooms Square Footage Rental Amount
A 2 1.5 852 $ 3,250
B 2 15 852 $ 3,250
C 2 1.5 852 $ 3,250
D 2 15 852 $ 3,250

TOTAL $ 13,000
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RENT COMPARABLES

Rental Amount

#Bed

#Bath

SQFT

Parking

In-Unit W/D?

A/C?

10809 Palms Boulevard

1,000

No

No

No

3647 Vinton Ave, Los Angeles, CA 90034

Rental Amount

#Bed

#Bath

SQFT

Parking

In-Unit W/D?

A/C?

$3,300

1,000

No

No

No

Rental Amount

#Bed

#Bath

SQFT

Parking

In-Unit W/D?

A/C?

1,050

Yes

No

No




RENT COMPARABLES

3727 Watseka Ave, Los Angeles, CA 90034

Rental Amount

#Bed

#Bath

SQFT

Parking

In-Unit W/D?

A/C?

10809 Palms Boulevard

$3,395

N/A

2 Spots

No

Yes

Rental Amount

#Bed

#Bath

SQFT

Parking

In-Unit W/D?

A/C?

$3,495

1,000

No

Yes

Yes

Rental Amount

#Bed

#Bath

SQFT

Parking

In-Unit W/D?

A/C?

1,050

$150 premium

Yes

Yes




RENT COMPARABLES
Y

3637 Glendon Ave, Los Angeles, CA 90034 3677 Mentone Ave, Los Angeles, CA 90034 3317 Bagley Ave, Los Angeles, CA 90034
Rental Amount $3,300 Rental Amount $4,199 Rental Amount $3,095
#Bed 2 #Bed 2 #Bed 2
#Bath 2 #Bath 2.5 #Bath 2
SQFT 1,000 SQFT 1,500 SQFT N/A
Parking No Parking Attached Parking Tandem
In-Unit W/D? Yes In-Unit W/D? Yes In-Unit W/D? No
A/C? No A/C? Yes A/C? No

10809 Palms Boulevard




Address Rental Amount #Bed

3755 Delmas Ter, Los Angeles, CA 90034

3647 Vinton Ave, Los Angeles, CA 90034

3619 Cardiff Ave, Los Angeles, CA 90034

3727 Watseka Ave, Los Angeles, CA 90034

5843 1/2 Ernest Ave, Los Angeles, CA 90034

3622 Keystone Ave, Los Angeles, CA 90034

3637 Glendon Ave, Los Angeles, CA 90034

3677 Mentone Ave, Los Angeles, CA 90034

3317 Bagley Ave, Los Angeles, CA 90034

SQFT

Parking

$150 premium

Tandem

In-Unit W/D

A/C
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SALES COMPARABLES

10603 Palms Blvd, Los 4244 Jackson Ave, 3822 Bentley Ave, Culver 1819 Camden Ave, Los

Angeles, CA 90034 Culver City, CA 90232 City, CA 90232 Angeles, CA 90025
Sale Date - Sale Date 5/1/2024 Sale Date 9/13/2024 Sale Date 10/20/2023 Sale Date 2/5/2025
Purchase Price $2,079,000 Purchase Price $2,360,000 Purchase Price $2,333,500 Purchase Price $2,282,000 Purchase Price $2,200,000
Unit Count 4 Unit Count 5 Unit Count 4 Unit Count 4 Unit Count 4
Square Footage 4,860 Square Footage 4,860 Square Footage 4,617 Square Footage 3,598 Square Footage 4,883
Lot Size 8,60 Lot Size 8,660 Lot Size 6,783 Lot Size 7,184 Lot Size 5,146
Year Built 1987 Year Built 1915 Year Built 1966 Year Built 1990 Year Built 1965
Price Per Unit $519,750 Price Per Unit $472,000 Price Per Unit $583,375 Price Per Unit $570,500 Price Per Unit $550,000
Price Per SF $610.04 Price Per SF $485.60 Price Per SF $505.41 Price Per SF $634.24 Price Per SF $450.54
Status Subject Status Sold Status Sold Status Sold Status Sold

Property

10809 Palms Boulevard




Address Sale Date

Purchase
Price

Unit
Count

Ne[VEI( : Year : .
Lot Size - Price Per Unit
Footage Built

Price Per SF

Status

10603 Palms Blvd, Los Angeles,

CA 90034 2/t

4244 Jackson Ave, Culver City,

CA 90232 9/13/24

3822 Bentley Ave, Culver City,
CA 90232

10/20/23

1819 Camden Ave, Los

Angeles, CA 90025 2/5/25

$2,360,000

$2,333,500

$2,282,000

$2,200,000

$472,000

$583,375

$570,500

$550,000

$485.60

$505.41

$634.24

$450.54




et bivdg

R(‘JC\\CC‘;& & ; Uy
<2)\~-\b i ‘ :;; (2
? S e Blvd = foy
\x@\\\(‘ WP 2 =S
NG RHEEL # =
W G S 20th Century Fox Studios Satury o, 3
S & e Q
o ® Q e’i Lot , o
f’r/ —. ()/;(_ v"‘é B f VEF YWO O W | A“”'d‘"rj;”o S _;-:.'?
/;}‘7// 3 (rl/) .%/ '@3 ® 18th St { =4
) \,% m/c/ )C/% ’({; "’;? «
A\ a A g
) 1819 Camden Ave, Los Angeles, CA 10603 Palms Blvd, Los Angeles, CA i
90025 90034 S
¥ %)
. Sale Date Purchase Price -\ Sale Date Purchase Price
Bl 2/5/2025 $2,200,000 —ikx* 5/1/2024 $2,360,000 RISt
Price Per Unit Price Per SF i Price Per Unit Price Per SF :
$550,000 $450.54 ganta Monica Fwy L $472,000 $485.60 )
>anta Monica FaY ey p,
£
= 2,
- 2% &%
. 2% O 27
b A DX A ©
10808 Palms Boulevard, Los : Culver City
- Angeles, CA 90034
Z
9;/3 o ° @
S 2 Airport
2
]
o) & y e N
@ -y , 4244 Jackson Ave, Culver City, CA
N $ § 90232
W @ &
o N 3 e Sale Date Purchase Price
e N 9.(;7 9/13/2024 $2,333,500
3822 Bentley Ave, Culver City, CA % b Price Per Unit  Price Per SF
90232 27 $583,375 $505.41
B Sale Date Purchase Price b;: & 2
i 10/20/2023 $2,282,000 x o
Price Per Unit Price Per SF gﬁt’ =
$570,500 $634.24 ) O
.
7
&) Marina Fwy

Venice Beach

59
22
o \'T‘Q

¢!

v

{0

-leHJQ,_

Alf@



MARKET OVERVIEW

The property at 10809 Palms Boulevard is located in the highly sought-after Palms submarket of West Los Angeles, a prime area that continues to
attract renters due to its proximity to major employment hubs, excellent transportation access, and vibrant lifestyle amenities. The Palms area has
consistently experienced strong rental demand, driven by its central location between Culver City, Westwood, and Santa Monica, making it ideal
for both professionals and families. With major employers like Apple, Amazon Studios, Sony P|ctures, and UCLA just a short dlstance away the

area offers an appealin c ' ute for enters,_whlch dlrectly supports stea rentaI growth
com AT ¥,

r 1 "rs 'Fhe a,[gz!s transﬂ-fne?tdly nature, with the Culver-e ity Expo Line
~ Station only 0.5 mlfes froﬁ;s the property further enhances its attractlweness for renters;\ﬂto value ease of access to downtown LA and the beach
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Burbank

Hawthorne

NORTHROP GRUMMAN

Health Services

LOS ANGELES COUNTY

Compton

MAJOR EMPLOYERS

The area around 10809 Palms Blvd is home to major employers in

education, healthcare, aerospace, and technology. Key employers

include USC, Cedars-Sinai Medical Center, LA County Health Services,

Northrop Grumman, Amazon Studios, and Sony Pictures. With strong

access to transportation and employment centers, this location benefits

from a diverse job market and economic stability.

Employer Industry Employees Distance
g;'l\g;'g (OJSSSUthem Education 24,600 116 mi
Cedars-Sinai Medical Center Healthcare 12,000 5.0 mi
g el Government 11,800 11.9 mi
Department
Los Angeles County
Department of Health Government/Healthcare 10,000 11.9 mi
Services
Northrop Grumman Aerospace & Defense 10,000 12.9 mi
Loyola Marymount University Education 7,200 7.0 mi
Snap Inc. Technology 5,000 3.5 mi
Sony Pictures Entertainment Entertainment 3,500 1.3 mi
Hulu Entertainment/Technology 1,400 4.7 mi

e

CBRE



EDUCATIONAL ANCHORS

The vibrant educational landscape surrounding the property in the West
Los Angeles area significantly enhances its appeal to residents and
businesses alike. Santa Monica College's Bundy Campus, part of a
réhowned institution with over 30,000 students, offers diverse programs
and serves as a feeder to toguniversities. West Los Angeles College,
enrolling.approximately 9,300 studenté, pravides a,range of associate
degrees and certificates; ineluding a notable bach'elo‘r'?p‘r‘ogram in;Dental
Hygiene. Yeshiva University High Schoal, a distinguishéd private insfitution,
contributes to the area's academic excellence. The University of California,
Les"Angeles (UCLA), a top-ranked researchuniversity, further solidifies the
regien's status'as.an educational hub.,This concenteation of esteemed
institutions foster‘s namic environment, attracting\a\diverse and .
educated populationfend serving as a catalyst for economic growth and

cultural vibrancy.

4w

4Name Address Distance
Santa Menica College 3171 S Bundy Dr, Los Angeles, CA o
1 1.9 miles &
Bundy Campus 90066
e 9000 Overland Ave, Culver City, “ Lz
2 West Los Angeles College CA 90230 2.1 miles
Yeshiva University High 9760 W Pico Blvd, Los Angeles, ;
: School /ﬁ CA 90035 4
; University of Cafforia, Los Los Angeles, CA 90095 3.6 miles
Angeles

WESTWOOD

MAR VISTA

CULVER
GARDEN

lls

SOUTH
ROBERTSON

LADERA
HEIGHTS

CBRE



Brice W. Head, MBA
Senior Vice President
(310) 344 8218
brice.head@cbre.com
Lic #: 01330706

310 344 8218 | CBRE.COM
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