
For More Information Contact: 
Robert J. Castro     CA DRE Lic. #01962756       
ARRIS PROPERTIES, 78365 Highway 111 #220, La Quinta, CA 92253
424 214 9205 Direct  Email: bob@arrisproperties.com
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INDIO COMMERCIAL LOTS FOR SALE

Two Vacant Commercial Zoned Lots  Ready to Build on. 

This presentation is furnished on a confidential basis to the recipient, does not constitute an offer of any securities or investment advisory services. It is intended exclusively for the use of the person to whom it has been 
delivered and it is not to be reproduced or or redistributed to any other person without the prior consent of Robert Castro & Stephen Babcock. For more detailed information please contact Robert Castro to sign a non-
disclosure agreement (NDA), upon signature of the NDA more detailed information will be provided to institutional investors &   qualified high net worth individuals.  Confidential and Proprietary. ©2021 by Robert Castro & 
Stephen Babcock. All Rights Reserved.

Presented by Robert Castro

$536,000



Robert J. Castro     CA DRE Lic. #01962756
ARRIS PROPERTIES | 78365 Highway 111 #220 | La Quinta, CA 92253
424 214 9205 Cell | 760-771-5475 Off | 866 380 3924 Fax | bob@arrisproperties.com

O p p o r t u n i t y  O v e r v i e w

No warranty or representation is made as to the accuracy of the foregoing information. Terms of investment opportunity & availability are subject to change or withdrawal without notice. Robert J. Castro is a licensed California Real 
Estate Broker CA DRE#01962756.  

INDIO COMMERCIAL LOTS
FOR SALE $536,000

APN 611-233-012 

APN 611-233-013 



Robert J. Castro     CA DRE Lic. #01962756
ARRIS PROPERTIES | 78365 Highway 111 #220 | La Quinta, CA 92253
424 214 9205 Cell | 760-771-5475 Off | 866 380 3924 Fax | bob@arrisproperties.com

B U I L D I N G  F L O O R  P L A N  &  
E L E V A T I O N S

No warranty or representation is made as to the accuracy of the foregoing information. Terms of investment opportunity & availability are subject to change or withdrawal without notice. Robert J. Castro is a licensed California Real 
Estate Broker CA DRE#01962756.  

Seller will provide a complete set of working drawing plans and design renderings as shown here for 5,536SF of Net Rentable 
Commercial Office Space. The plans were approved in 2015. Buyer to verify with City of Indio Building Department regarding any 
building code update requirements. Property is zoned Commercial. Seller makes no warranty as to previous approvals.

INDIO COMMERCIAL LOTS
FOR SALE $536,000



L a n d  R e s i d u a l  V a l u e  
C o m m e r c i a l  O f f i c e  R e n t a l

The Land Residual Value 
projection to the right, 
reflects a capital gain of 
approximately 22.62% in 
year 2. The assumption is 
12-18 months start to finish 
design build, plus 6 months 
stabilization to establish the 
value at the end of 24 
months. 

The projection is based 
upon plans for a 5,536 SF 
commercial office building 
the Seller had designed and 
approved in 2015. The DT-
SP zoning allows for up to 4 
stories in overall height and 
city parking across the street 
to supplement development 
of the property.

The property where the 
Starbucks development is 
located was sold in 2018 for 
approximately $24.50 psf. 
The purchase price is 
consistent with the possible 
land use, which may now 
include space with a drive 
thru element.

INDIO COMMERCIAL LOTS
FOR SALE $536,000

Commercial VALUE
Office Lot Size Rentable SF Quantity PER SF 6.5% CAP Value Total Value

Lot 12 - APN 611-230-012 13,200  
Lot 13 - APN 611-230-013 3,300    5,536                 1 378.83 2,097,207$    2,097,207$      
Total Gross Footage Lots 16,500  1

Average Totals 5,536                 1 378.83$       2,097,207$    2,097,207$      

Rental Footage & Rental Income Value CPSF*
Number of Office Suites 8                  Totals
Office Rental Footage 5,536           
Office Rental Income Value NNN 378.83$    2,097,207$  

Rental Income Investor
Lot Valuation @ 25.55%  Rental Income Property 96.82$      536,000$     25.55% 536,000$         
Site Development Cost (2.71)$       (15,000)$     (15,000)$          
Consulting Services Civil Engineer (1.35)$       (7,500)$       (7,500)$            
Permits/Inspection Fees (Sewer,Water..etc.) (0.90)$       (5,000)$       (5,000)$            
Refunds -$          -$            -$                 
CFD Bond Reimbursements -$          -$                 
Residual Land Value for Final Mapped Lot to Seller 91.85$      508,500$     508,500$         
*Cost Per Square Foot

Rentable Square Feet -5,536SF CPSF* Total
CAP Rental Income Value 378.83$    2,097,207$  2,097,207$      
Cost of Sales 4% commission + 1/2% Closing Costs -$          -$            
Finished Lot Cost to Developer (96.82)$     (536,000)$   
Indirect Construction Cost -Architectural..etc. (3.61)$       (20,000)$     
Direct Shell Construction Cost (175.00)$   (968,800)$   
Permits/Inspection Fees (Paid w/Building Permit Fees) (8.00)$       (44,288)$     
Construction Financing Cost (25.51)$     (141,218)$   (1,710,306)$   (1,710,306)$     

Capital Gain Year 2 Stabilized 52% Takeout Finance* 386,901$     22.62% 386,901$         
of Cost

*Approximate Stabilized Appraised Value 

Phase 1

Projected Commercial Office Rental Income CAP Value
Indio Commercial Lots - Highway 111 & Fargo

Projected Developer Gross Capital Gain - Commercial Office Space NNN

82950 Highway 111, Indio, CA 92201 - Lot Residual Value Analysis



R e n t a l  I n c o m e  B r e a k d o w n

The rental income shown in this spread is net income based upon a triple net lease term. All common area expenses including 
property taxes are absorbed by the tenants of the projected commercial office development.

INDIO COMMERCIAL LOTS
FOR SALE $536,000

Land Area Square Footage 16,500      Lot 1 APN 611-233-012  
Number of Office Suites 8               Lot 1 APN 611-233-013 
Average Square Footage Per Suite 692           
Total Rentable Square Footage 5,536        22 Parking Spaces -  15 Spaces onsite
Total Building Square Footage 7,478         7 Parking Spaces offsite in City of Indio Public Lot Behind Applebees

Rental Income Breakdown Number of 
Units Gross SF Net Rentable SF Income PSF Mo.Inc. Per Unit Total Annual  Revenue

First Floor
Suite 101 1 1,192       1,192                2.25$          2,682.00$         32,184.00$                  
Suite 102 1 602          602                   2.25$          1,354.50$         16,254.00$                  
Suite 103 1 574          574                   2.25$          1,291.50$         15,498.00$                  
Suite 104 1 1,092       1,092                2.25$          2,457.00$         29,484.00$                  
Mechanical Room 1 62            
Elevator Lobby 1 224          
Electrical Room 1 165          

Sub Totals 3,911       3,460                7,785.00$         93,420.00$                  

Second Floor
Suite 201 1 471          471                   2.25$          1,059.75$         12,717.00$                  
Suite 202 1 453          453                   2.25$          1,019.25$         12,231.00$                  
Suite 203 1 628          628                   2.25$          1,413.00$         16,956.00$                  
Suite 204 1 524          524                   2.25$          1,179.00$         14,148.00$                  
Elevator Lobby 1 171          
Janitor Room 1 152          
Storage 1 152          
Balcony 1 1,016       

Sub Totals 3,567       2,076                4,671.00$         56,052.00$                  

Totals 7,478       5,536                12,456.00$       149,472.00$                
Average Rental Income Per Square Foot Per Mo. 2.25$          Per Annum 27.00$                         



E x . S u m m a r y  P r o f o r m a  f o r  P r o j e c t e d  
C o m m e r c i a l  O f f i c e  R e n t a l  I n c o m e

The executive summary 
shown to the right is a 
projection of the 
performance of the 
Commercial Office complex 
originally planned for the 
property. The project was 
planned as a 2-story 8 Suite 
Commercial complex. Ex.  
Summary is to demonstrate 
the financial viability of the 
project. Upon stabilization 
at the term of year 2, the 
projection reflects the 
property being leveraged at 
approximately 41.4% of the 
appraised Rental Income 
CAP value. The loan 
proceeds will be used to 
return 65% of the Investor’s 
capital investment for the 
previous 24 month buildout 
period. 

INDIO COMMERCIAL LOTS
FOR SALE $536,000

Gross Scheduled Income 149,472$ Purchase/Asking Price 1,392,808$ Property Type Office Building

Other Income - Improvements - No. of Units 8

Total Vacancy and Credits (7,474) Other - Price Per Unit 175,233$ 

Operating Expenses - Closing Costs - Total  Sq Ft 5,536 

Annual Reserves: $ Finance Points 9,053 Price Per  Sq Ft 253.23$ 

Net Operating Income (NOI) 141,998$ Income per Unit 18,684$ 

MIP Payments $ Total Acquisition Cost 1,401,861$ Expenses per Unit $ 

Annual Reserves: - 
Debt Service: (63,554) 

Mortgage (s) 905,325$ 

Cash Flow Before Taxes 78,445$ 

- Down Payment / Investment 496,536$ 

Cash Flow After Taxes 78,445$ 

% of Asking % of Cost

Rental Growth Rate: 2.00% Down Payment: 496,536$ 35.65% 35.65%

Expense Growth Rate: 1.00% Initial Loan Balance: 905,325$ 65.00% 65.00%

Capitalization Rate (Resale): 6.50%

Marginal Tax Rate: 0.00% Loan Amount Interest Rate Term Payment

Capital Gain Tax Rate: 0.00% 905,325$ 7.02% 30 $5,296

$ 4.50% 20 $0
$ 4.50% 20 $0

Year 1 Year 5 Year 10

Debt Coverage Ratio (DCR) 2.23                 2.42                    2.67                    
Loan-to-Value Ratio (LVR) 41.4% 38.3% 34.7%

Capitalization Rate Based on Cost 10.20% 11.04% 12.18%
Capitalization Rate Based on Resale Price 6.50% 6.50% 6.50%

Gross Rent Multiplier 9.32                 14.62                  14.62                  

5.42% 708,479 910,853 1,133,424 
10.00% 658,306 668,100 671,004 

Cash on Cash Return - Before Taxes 15.80% 18.16% 21.38%
Cash on Cash Return - After Taxes 15.80% 18.16% 21.38%

Internal Rate of Return - Before Taxes 34.40% 24.38%
Internal Rate of Return - After Taxes 34.40% 24.38%

29.18% 17.64%
29.18% 17.64%

Loan InformationAssumptions

Income Taxes: Benefit (Expense)  @ 0%

Financial Measurements Projected Cash Flow Before Taxes

Arris Properties
0
-

Property Overview

Indio Commercial Lots

82-950 Highway 111
Indio, CA 92201

Income, Expenses & Cash Flow

The information, calculations and data presented in this report are believed to be accurate but are not guaranteed.  The information contained in this report shall not be considered as a substitution for legal, 
accounting or other professional advice.  Please seek proper legal and tax advice as appropriate before making investments.

Modified Internal Rate of Return - Before Taxes
Modified Internal Rate of Return - After Taxes

Net Present Value (NPV) - B/ Taxes
Net Present Value (NPV) - A/Taxes

Disclaimer: All information presented is believed to be accurate.

$0

$20,000

$40,000

$60,000

$80,000

$100,000

$120,000

1 2 3 4 5 6 7 8 9 10



Robert J. Castro     CA DRE Lic. #01962756
ARRIS PROPERTIES | 78365 Highway 111 #220 | La Quinta, CA 92253
424 214 9205 Cell | 760 771 5475 Off | 866 380 3924 Fax | bob@arrisproperties.com

L e g a l  D i s c l a i m e r

LEGAL DISCLAIMER TO PROSPECTIVE BUYERS

This presentation is furnished on a confidential basis to qualified 
Buyers, (“recipient”) and does not constitute an offer or investment 
advisory services. By accepting the presentation, recipient agrees to 
keep confidential the information contained herein, is intended 
exclusively for the use of the recipient and is not to be redistributed 
to any other person without prior consent. Statements in this 
presentation are made as of the date hereof unless stated otherwise, 
and neither the delivery of this presentation at any time, shall 
under any circumstances create an implication that the information 
contained herein is correct. 
 

The information contained in this presentation may not be 
provided to persons who are not directly involved in the Buyer’s 
decision regarding the investment offered hereby. Prospective 
Buyers should not construe the contents of this presentation or any 
supplemental literature as legal, business or tax advice. Prospective 
Buyer should consult its own advisors concerning this opportunity.

Certain statements in this presentation are estimates with respect to 
the Development’s anticipated future operating performance and 
there is no guarantee the estimates of income and value will be 
achieved.

Certain information contained in this presentation constitutes 
“forward-looking statements,” which can be identified by the use 
of forward-looking terminology, such as “may,” “will,” “seek,” 
“should,” “expect,” “anticipate,” “project,” “estimate,” “intend,” 
“continue,” “believe” or the negatives thereof, or other variations 

thereof or comparable terminology. These statements are not 
guarantees of future performance and are subject to certain risks, 
uncertainties and other factors, many of which may or may 

not be beyond the control or expectation of the Buyer and are 
difficult to predict. Due to these various risks and uncertainties, 
including those set forth under “risk factors,” actual events or 
results or the actual performance of the Development of the 
property being offered, may differ materially from those reflected 
or contemplated in such forward-looking statements. Potential 
Buyers are cautioned not to place undue reliance on these forward-
looking statements. 

No warranty or representation is made as to the accuracy of the foregoing information. Terms of investment opportunity & availability are subject to change or withdrawal without notice. Robert J. Castro is a licensed California Real 
Estate Broker CA DRE#01962756.  

INDIO COMMERCIAL LOTS
FOR SALE $536,000


