
417 N. Madison Avenue  ::  Pasadena, CA 

ARCHITECURAL RENDERING

35  Proposed Units 



DISCLOSURE & CONFIDENTIALITY AGREEMENT

This is a confidential Memorandum intended solely for your limited use

and benefit in determining whether you desire to express further

interest in the acquisition of the Property.

This Memorandum contains selected information pertaining to the

Property and does not purport to be a representation of the state of affairs

of the Property or the owner of the Property (the “Owner”), to be all-

inclusive or to contain all or part of the information which prospective

investors may require to evaluate a purchase of real property. All

financial projections and information are provided for general reference

purposes only and are based on assumptions relating to the general

economy, market conditions, competition and other factors beyond the

control of the Owner and Glenbrook Advisors, Inc. Therefore, all

projections, assumptions and other information provided and made

herein are subject to material variation. All references to acreages,

square footages, and other measurements are approximations. Additional

information and an opportunity to inspect the Property will be made

available to interested and qualified prospective purchasers. In this

Memorandum, certain documents, including finanicials and other

materials, are described in summary form. These summaries do not

purport to be complete nor necessarily accurate descriptions of the full

agreements referenced. Interested parties are expected to review all such

summaries and other documents of whatever nature independently and

not rely on the contents of this Memorandum in any manner.

Neither the Owner or Glenbrook Advisors, Inc, nor any of their

respective directors, officers, Affiliates or representatives make any

representation or warranty, expressed or implied, as to the accuracy

or completeness of this Memorandum or any of its contents, and no

legal commitment or obligation shall arise by reason of your receipt of

this Memorandum or use of its contents; and you are to rely solely on

your investigations and inspections of the Property in evaluating a

possible purchase of the real property.

The Owner expressly reserves the right, at its sole discretion,

to reject any or all expressions of interest or offers to purchase the

Property, and/or to terminate discussions with any entity at any time

with or without notice which may arise as a result of review of this

Memorandum. The Owner shall have no legal commitment or

obligation to any entity reviewing this Memorandum or making an

offer to purchase the Property unless and until written agreement(s)

for the purchase of the Property have been fully executed, delivered

and approved by the Owner and any conditions to the Owner’s

obligations therein have been satisfied or waived.

By receipt of this Memorandum, you agree that this Memorandum and its

contents are of a confidential nature, that you will hold and treat it in the

strictest confidence and that you will not disclose this Memorandum or

any of its contents to any other entity without the prior written

authorization of the Owner or Glenbrook Advisors, Inc. You also agree

that you will not use this Memorandum or any of its contents in any

manner detrimental to the interest of the Owner or Glenbrook Advisors.

© 2017 Glenbrook Advisors, Inc. The information contained in this document has been obtained from sources believed reliable. While Glenbrook Advisors, Inc. does not

doubt its accuracy, Glenbrook Advisors, Inc. has not verified it and makes no guarantee, warranty or representation about it. It is your responsibility to independently confirm

its accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example only and do not represent the current or future performance of the

property. The value of this transaction to you depends on tax and other factors which should be evaluated by your tax, financial and legal advisors. You and your advisors

should conduct a careful, independent investigation of the property to determine to your satisfaction the suitability of the property for your needs. Photos herein are the

property of their respective owners and use of these images without the express written consent of the owner is prohibited. Glenbrook Advisors and the Glenbrook Advisors

logo are service marks of Glenbrook Advisors, Inc. and/or its affiliated or related companies in the United States and other countries. All other marks displayed on this

document are the property of their respective owners.
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THE OFFERING

Madison Avenue development project is well positioned in terms of

location, product design, minimal competition for newly constructed, above

standard apartment buildings, a sincere need for rentals in the area, and a

potential upside for market rent increases over the next decade.

The subject property is surrounded by a varied mixture of older bungalow

style single family dwellings, custom single family dwellings to the north,

west and south, older 1970's style apartment buildings, older condominium

buildings, many of which were converted from apartment buildings built in

the 1960's and 1970's, commercial strip centers, and light industrial.

The City of Pasadena acknowledges there is a shortage of rental

housing and it is estimated there is a sincere need for 3,000 to 4,000

additional rental units over the next 7 to 10 years.

There are a very limited number of recent apartment sales in the area 

and, especially, new construction of 20+ apartment units. Based on 

online publications, as well as conversations with local brokers, hedge 

fund operations and developers, a prevailing cap rate of 3.25% to 3.85% 

appears to be a reasonable assumption. This is further supported by the 

comparable sales noted below which are within the immediate 

neighborhood north of the 210 freeway and within ~3 blocks of the 

subject.
In terms of development, the projected 35 apartment units, with an

estimated 1100sf to 1300sf and 2br/2ba and 3br/2ba floor plans, appears

to be the prototypical and ideal size/configuration for the community.
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FINANCIAL OVERVIEW
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*Tenant will pay an additional $80,000 in rent which carries through renewal

terms.

Offering Price $6,000,000

Estimated Cap Rate 4.25%

Gross Revenue

Vacancy Rate 3%

Net Rent

Operating  Expense

NOI

$1,333,500

$40,005

$1,293,495

$400,983

$892,512

Stabilized Value $21,000,000

Building Size 42,000 Square Feet

Parcel Size +/- 0.722 Acres (31,488 SF)

Parking Subterranean - 74 Spaces

Post Acquisition Costs Costs $9,850,000

Term Cash at closing

Closing 2 weeks after final entitlements

Final Entitlements April 2017

Closing May 2017

Construction Wood Frame

BASIC CONCEPT / PROJECT SUMMARY

FIRST FLOOR UNIT TYPES

1100SF gross 1 STORY [12]

1119SF gross 1 STORY [1]

1184SF gross 1 STORY [4]

SECOND FLOOR UNIT TYPES

1559SF gross 2 STORY [7]

1559SF gross 2 STORY [2]

1559SF gross 2 STORY [2]

1119SF gross 1 STORY [5]

1184SF gross 1 STORY [2]

TOTAL UNITS                     [35]
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INVESTMENT HIGHLIGHTS

+ The opportunity to acquire fee interest in an entitled property to build

a 35 unit multi-family property located in the Garden District of Pasadena

California.

+ Soaring home prices channel rising demand toward apartments. An

improving labor market and the high cost of single-family housing

generated surging demand for rentals, bringing vacancy to a new cycle

low.

REPRESENTATIVE PHOTO

+ Investors seek out vintage complexes as valuations in the core rise.

Following several years of sizable appreciation in asset values, investors

are becoming more tactical. The sharp increase in new apartment supply

at the high end of the market has refocused participants on Class B and C

offerings with upside potential through renovation.

+ Advancing faster than any other market, Los Angeles advanced to the

top spot in the National Multifamily Index with strong rental demand and

limited development restraining vacancy.

+ Declining vacancy will trigger a 5.4 percent rise in the average effective

rent during 2017. The average effective rent advanced 5.0 percent in the

previous four quarters.

+ A slower pace of development and steady job growth will contract the

vacancy rate 30 basis points to 2.6 percent. In the prior year, vacancy fell

10 basis points.
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ACTUAL MADISON GROVE

ELEVATIONS
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ACTUAL MADISON GROVE

ELEVATIONS
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LOCATOR MAP
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REGIONAL MAP



MARKET OVERVIEW

Los Angeles MSA

An upswing of development, spurred by the renovation of downtown Los

Angeles, produced the largest supply injection in more than two decades.

However, an improving labor market and the high cost of single-family

housing generated surging demand for rentals, bringing vacancy to a new

cycle low. While development will remain elevated, construction is declining

outside of the urban core submarkets in the Greater Downtown Los Angeles

area, spurring broad declines in vacancy.

Several markets with favorable supply-and-demand balances and high

rankings in other performance gauges made large moves to ascend to

the top spots in the 2017 National Multifamily Index (NMI). Los Angeles

advanced from one place outside the top 10 last year to claim the

highest position in 2017 behind a forecast of further tightening in

vacancy and minimal supply growth.
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