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25 Unit Apartment Building Located in PRIME Glendale | Above Glenoaks



T H E  E M P R E S S  L O U I S E

950 N. Louise Street | Glendale, CA 91207

DESIGN BY CRESC

DESIGN BY CRESC

C O N F I D E N T I A L I T Y  &  D I S C L A I M E R
The information contained in the following Marketing Brochure is proprietary and strictly confidential. It is intended to be reviewed only by the party receiving it from Marcus & Millichap 
and should not be made available to any other person or entity without the written consent of Marcus & Millichap. This Marketing Brochure has been prepared to provide summary, 
unverified information to prospective purchasers, and to establish only a preliminary level of interest in the subject property. The information contained herein is not a substitute for a 
thorough due diligence investigation. Marcus & Millichap has not made any investigation, and makes no warranty or representation, with respect to the income or expenses for the 
subject property, the future projected financial performance of the property, the size and square footage of the property and improvements, the presence or absence of contaminating 
substances, PCB’s or asbestos, the compliance with State and Federal regulations, the physical condition of the improvements thereon, or the financial condition or business prospects 
of any tenant, or any tenant’s plans or intentions to continue its occupancy of the subject property. The information contained in this Marketing Brochure has been obtained from sources 
we believe to be reliable; however, Marcus & Millichap has not verified, and will not verify, any of the information contained herein, nor has Marcus & Millichap conducted any 
investigation regarding these matters and makes no warranty or representation whatsoever regarding the accuracy or completeness of the information provided. All potential buyers 
must take appropriate measures to verify all of the information set forth herein. Any rent or income information in this offering memorandum, with the exception of actual, historical rent 
collections, represent good faith projections of potential future rent only, and Marcus & Millichap makes no representations as to whether such rent may actually be attainable. Local, 
state, and federal laws regarding restrictions on rent increases may make these projections impossible, and Buyer and its advisors should conduct their own investigation to determine 
whether such rent increases are legally permitted and reasonably attainable.

N O N - E N D O R S E M E N T  N O T I C E
Marcus & Millichap is not affiliated with, sponsored by, or endorsed by any commercial tenant or lessee identified in this marketing package. 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 Marcus & Millichap, its affiliates or subsidiaries, or any agent, product, 
service, or commercial listing of Marcus & Millichap, and is solely included for the purpose of providing tenant lessee information about this listing to prospective customers.

ANDY C. KAWATRA
First Vice President
National Multi Housing Group
Encino Office

(818) 212-2737  ▪  Andy.Kawatra@marcusmillichap.com ▪ License: CA 01881930

https://www.cresupportcenter.com/
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Executive Summary



O V E R  $ 1  M I L L I O N  I N  
C A P I T A L  I M P R O V E M E N T S

Offering Summary

YEAR ITEM APPROX. COST

2015 Replaced Elevator $70,000

2020 A/C Heater Replaced $85,000

2020 New Planters, Potted Plants, Court Deck $75,000

2021 Boiler Replaced $20,000

2022 Lobby Remodel, Laundry Room, Stair Carpeting $54,000

2023 Roof & Gutters $118,000

2023 Courtyard Paint & Lights $37,000

2024 New Electrical Panels Throughout $100,000

Various Interior Unit Remodel (19 Units) $680,000

Total: $1,239,000
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PRICING

OFFERING PRICE $9,950,000

PRICE/UNIT $398,000

PRICE/SF $286.74

GRM 12.48 9.43

CAP RATE 4.9% 7.3%

Current Market

THE ASSET

Units 25

Year Built 1967

Gross SF 34,700

Lot SF 16,988

APN 5644-015-064

Zoning R1250



Vicinity Map

8 Minute 
Drive

15 Minute 
Drive

801 Brand

Regional Office

700 N. Brand

Corporate Office

MEDIA ROW

GLENDALE STUDIOS
Regional Office

Monterey Island
Condos
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This phenomenal location offers a walk score of 80 out of 

100 demonstrating the high walkability of the area. Tenants 

also have convenient access to the 134, 2, 210 Freeways, 

and downtown Glendale; home to the Galleria, Americana, 

and Brand Blvd. Brand has it all for people who live here, 

work here, and who want to explore here, seven days a 

week 18-hours a day. Meet Me on Brand is the official 

marketing effort of the Glendale Economic Development 

Corporation to promote an 18-Hour Day on Brand 

Boulevard.



Property Overview

Andy C Kawatra of Marcus & Millichap, retained as the exclusive listing 

agent, is pleased to present a truly unique and rare opportunity to purchase a 

twenty-five (25) unit apartment building located in prime Glendale, resting in 

the hills above Glenoaks. Originally constructed in 1969, the property 

features one building with three floors. The property features large and 

spacious units with an average size of 1,388 square feet and a unit mix of 

twenty-one (21) 2 bedroom 2 bathroom units, three (3) 3 bedroom 2 

bathroom units, and one (1) 1 bedroom 1 bathroom non-conforming unit. 

Each unit comes with a storage locker (located in the laundry room), one 

assigned parking space (select units have 2 spaces, and a private 

patio/balcony. Landlord pays electrical utility bill for the for the common AC 

System. Each unit has its own thermostat and coil system. The laundry 

machines are owned.

Seventeen (17) units have been upgraded over the years with laminate/WPC 
flooring and granite countertops. Common area amenities included secured 
parking and on-site coin operated laundry facilities, common A/C Tower with 
Chiller and common boiler.  Units are separately metered for electricity, and do 
not feature gas. The only gas portion of the building is for the boiler. Ownership 
has spent over $1,000,000 on capital improvements. Property is approved for a 
24 unit condominium project (buyer to independently verify).

A savvy investor has an opportunity to  add solar panels to reduce utility 
expenses.  A recent bid shows that solar panels are estimated to cost $59,800, 
with an estimated $17,940 of federal tax credit, and a break even of point of 
approximately 2 years.  This can be fully depreciated over 5 years (buyer to 
independently verify).

FIRST TIME ON MARKET

50+
YEARS



I n v e s t m e n t  H i g h l i g h t s

❖ First Time on Market in over 50 Years!

❖ PRIME Glendale Location | Above Glenoaks

❖ Walk Score of 80 out of 100 | Most Errands Can be Accomplished on Foot

❖ Large Spacious Units | Average Unit Size of 1,388 SF 

❖ 19 Units have been Remodeled 

❖ Professionally Managed Generational Asset 

❖ Over $1,000,000 on Capital Improvements

❖ Potential to Convert NC Unit to Legal ADU

❖ Rental Upside Approx. 35% +/-

❖ Potential 90% Improvement Value for Depreciation (Buyer to Independently Verify)

❖ Potential to Add Solar Panels to Bring Down Utility Expense

❖ New Electrical Panels Through Building (In Progress)
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Interior Gallery
U N I T  1 0 4

8950 N. Louise Street The Empress Louise |



Interior Gallery
U N I T  1 0 7
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Capital Improvements

LOBBY
REMODEL

ELEVATOR
REPLACED

OVER $1 MILLION IN CAPITAL IMPROVEMENTS

ROOF & GUTTERS
NEW

A/C HEATER
REPLACED

UNIT INTERIORS
REMODELED
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Financial Analysis
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PRICING

OFFERING PRICE $9,950,000

PRICE/UNIT $398,000

PRICE/SF $286.74

GRM 12.48 9.43

CAP RATE 4.9% 7.3%

Current Market

THE ASSET

Units 25

Year Built 1967

Gross SF 34,700

Lot SF 16,988

APN 5644-015-064

Zoning GLR4*

MONTHLY RENT SCHEDULE
# of Units Type Avg.Current Current Total Market Market Total

1 1+1 NC $1,695 $1,695 $2,250 $2,250
21 2+2 $2,636 $55,365 $3,500 $73,500
3 3+2 $2,973 $8,920 $3,900 $11,700

Total Scheduled Rent $65,980 $87,450
Laundry & Parking Income $465 $465
Monthly Scheduled Gross Income $66,445 $87,915

ANNUALIZED INCOME Current Market
Gross Potential Rent $797,340 $1,054,980

Less: Vacancy/Deductions 3% ($23,920) 3% ($31,649)
Effective Gross Income $773,420 $1,023,331

ANNUALIZED EXPENSES Current Market
New Real Estate Taxes $107,659 $107,659
Insurance $27,010 $27,010
Utilities $50,168 $50,168
Repairs/Maintenance $12,500 $12,500
Trash $9,838 $9,838
Phone $3,628 $3,628
Fire Protection $2,432 $2,432
Elevator $2,404 $2,404
Landscaping $4,866 $4,866
Reserves & Misc. $5,000 $5,000
Janitorial/Cleaning $7,200 $7,200
On-Site Management $33,600 $33,600
Off-Site Management 3% $23,203 3% $30,700
ESTIMATED EXPENSES $289,508 $297,005
Expenses/Unit $11,580 $11,880
Expenses/SF $8.34 $8.56
% of GOI 37.4% 29.0%

RETURN Current Market
NOI $483,912 $726,326



Rent Roll
Unit # Type Est. SF Current Rent Market Rent Upgrades

1 1+1 NC 800 $1,695 $2,250 Carpet, tile bath and kitchen floors, glazed counters

101 2+2 1,400 $2,600 $3,500 Laminate floor, tile kitchen and bath, Granite counters

102 2+2 1,400 $2,365 $3,500

103 2+2 1,400 $2,800 $3,500 Laminate floors, Granite counters, Tile kitchen and bath

104 2+2 1,375 $2,625 $3,500 WPC floor throughout, Quartz counters

105 3+2 1,600 $2,700 $3,900 Laminate floor , master shower tiled, master shower  renovated

106 2+2 1,400 $2,525 $3,500 Laminate floor, Granite counters, guest shower tiled

107 2+2 1,350 $2,750 $3,500 Laminate floors including bedrooms ,Granite counters, Tile, Scraped Ceiling 

Kitchen and Bath-lights

108 2+2 1,400 $2,450 $3,500 Laminate floor, Granite counters, guest shower tiled

201 2+2 1,400 $2,525 $3,500 Laminate floors, Granite counters, Tile, Scraped Ceiling Kitchen and Bath-

lights

202 2+2 1,400 $2,450 $3,500

203 2+2 1,400 $2,450 $3,500

204 2+2 1,375 $2,450 $3,500 SPC FLOORING LIVINGROOM, KITCHEN, BATH AND HALL

205 3+2 1,600 $2,675 $3,900

206 2+2 1,400 $3,500 $3,500 Vacant - Remodel In Progress

207 2+2 1,350 $2,400 $3,500 Laminate flooring, Granite counters, Tile in kitchen and baths

208 2+2 1,350 $2,750 $3,500 Laminate floors, Granite counters, Tile kitchen and baths

301 2+2 1,400 $2,850 $3,500 WPC flooring including kitchen and bath, quartz counters

302 2+2 1,400 $2,450 $3,500

303 2+2 1,400 $2,575 $3,500 Tile, Granite counters, WPC flooring added (tenant paid 1/2)

304 2+2 1,375 $2,475 $3,500 Laminate flooring, granite counters

305 3+2 1,600 $3,545 $3,900 WPC floor, Quartz,  light kitchen and bath, carpet bed, 

306 2+2 1,400 $3,500 $3,500 Vacant - Remodel In Progress

307 2+2 1,350 $2,475 $3,500 Laminate flooring, Granite counters , Tile in kitchen and baths

308 2+2 1,350 $2,400 $3,500

Totals: 34,675 $65,980 $87,450
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Cash Flow Projection
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Purchase
Purchase Price $9,950,000 

Revenue Assumptions
Income $797,340 
Income Growth 5.00%
Vacancy % 3.00%

Expense Assumptions
Expenses Increase 3.00%
Property Tax 1.08%
Insurance Actual
Utilities Actual
Repairs & Maintenance $500/unit
Trash Actual
Phone Actual
Fire Protection Actual
Elevator Actual
Landscaping Actual
Reserves & Misc. Actual
Janitorial/Cleaning Actual
On-Site Management Actual
Off-Site Management 3.00%

IMPROVEMENTS
Year Incurred Year 1
Solar Panel Addition $59,800 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
REVENUE
Rental & Other Income $797,340 $837,207 $879,067 $923,021 $969,172 $1,017,630 $1,068,512 $1,121,937 $1,178,034 $1,236,936

Gross Income $797,340 $837,207 $879,067 $923,021 $969,172 $1,017,630 $1,068,512 $1,121,937 $1,178,034 $1,236,936
Vacancy Allowance ($23,920) ($25,116) ($26,372) ($27,691) ($29,075) ($30,529) ($32,055) ($33,658) ($35,341) ($37,108)
Effective Gross Income $773,420 $812,091 $852,695 $895,330 $940,097 $987,101 $1,036,457 $1,088,279 $1,142,693 $1,199,828

OPERATING EXPENSE
Property Tax $107,659 $110,889 $114,215 $117,642 $121,171 $124,806 $128,550 $132,407 $136,379 $140,471
Insurance $27,010 $27,820 $28,655 $29,515 $30,400 $31,312 $32,251 $33,219 $34,215 $35,242
Utilities $50,168 $32,721 $33,703 $34,714 $35,755 $36,828 $37,933 $39,071 $40,243 $41,450
Repairs & Maintenance $12,500 $12,875 $13,261 $13,659 $14,069 $14,491 $14,926 $15,373 $15,835 $16,310
Trash $9,838 $10,133 $10,437 $10,750 $11,073 $11,405 $11,747 $12,099 $12,462 $12,836
Phone $3,628 $3,737 $3,849 $3,964 $4,083 $4,206 $4,332 $4,462 $4,596 $4,734
Fire Protection $2,432 $2,505 $2,580 $2,658 $2,737 $2,819 $2,904 $2,991 $3,081 $3,173
Elevator $2,404 $2,476 $2,550 $2,627 $2,706 $2,787 $2,871 $2,957 $3,045 $3,137
Landscaping $4,866 $5,012 $5,162 $5,317 $5,477 $5,641 $5,810 $5,985 $6,164 $6,349
Reserves & Misc. $5,000 $5,150 $5,305 $5,464 $5,628 $5,796 $5,970 $6,149 $6,334 $6,524
Janitorial/Cleaning $7,200 $7,416 $7,638 $7,868 $8,104 $8,347 $8,597 $8,855 $9,121 $9,394
On-Site Management $33,600 $34,608 $35,646 $36,716 $37,817 $38,952 $40,120 $41,324 $42,563 $43,840
Off-Site Management $23,203 $24,363 $25,581 $26,860 $28,203 $29,613 $31,094 $32,648 $34,281 $35,995
Total Expenses $289,508 $279,705 $288,583 $297,752 $307,222 $317,003 $327,105 $337,540 $348,319 $359,455
Operating Expense Ratio 37% 34% 34% 33% 33% 32% 32% 31% 30% 30%

Net Operating Income $483,912 $532,386 $564,112 $597,578 $632,874 $670,099 $709,351 $750,739 $794,374 $840,373

Operating Cap Rate 4.86% 5.35% 5.67% 6.01% 6.36% 6.73% 7.13% 7.55% 7.98% 8.45%

LEASING COSTS & CAPITAL IMPROVEMENTS
Solar Panel Addition $59,800 $0 $0 $0 $0 $0 $0 $0 $0 $0

Income after Improvements $424,112 $532,386 $564,112 $597,578 $632,874 $670,099 $709,351 $750,739 $794,374 $840,373
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Sales Comparables
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PHOTO ADDRESS UNITS BUILT GROSS SF UNIT MIX SALE DATE PRICE PRICE/UNIT PRICE/SF CAP GRM
1 130 W Mountain St 21 1971 27,564 11 - 1+1 5/14/2024 $8,575,000 $408,333 $311.09 3.90% 14.10

Glendale, CA 91202 10 - 2+2

2 456 Myrtle St 18 1989 20,392 18 - 2+2 5/31/2024 $8,280,000 $460,000 $406.04 4.00% 14.50

Glendale, CA 91203

3 451 Hawthorne St 25 1989 23,673 6 - 1+1 6/8/2024 $10,160,000 $406,400 $429.18 4.40% 15.05

Glendale, CA 91204 1 - 1+1.5 TH

18 - 2+2

4 1132 Elm Ave 16 1987 16,738 2 - 1+1 8/6/2024 $7,750,000 $484,375 $463.02 4.31% 15.56

Glendale, CA 91201 10 - 2+2

2 - 2+2.5 TH

2 - 4+3 TH
AVERAGES 20 1984 22,092 $439,777 $402.33 4.15% 14.80

S The Empress Louise Apts 25 1967 34,700 1 - 1+1 NC On Market $9,950,000 $398,000 $286.74 4.9% 12.48

950 N. Louise Street 21 - 2+2

Glendale, CA 91207 3 - 3+2



Sales Comparables
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Sales Comparables
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3

2

4

S

1

SUMMARY PPU PSF CAP GRM
1 130 W Mountain St $408,333 $311 3.90% 14.10
2 456 Myrtle St $460,000 $406 4.00% 14.50
3 451 Hawthorne St $406,400 $429 4.40% 15.05
4 1132 Elm Ave $484,375 $463 4.31% 15.56
S 950 N. Louise Street $398,000 $287 4.9% 12.48



Rent Comparables
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ONE BEDROOM TWO BEDROOM THREE BEDROOM

ADDRESS BUILT TYPE UNIT SF RENT RENT/SF TYPE UNIT SF RENT RENT/SF TYPE UNIT SF RENT RENT/SF
1 1116 San Rafael Ave 1961 1+1 695 $2,250 $3.24

2 125 W Mountain St 1975 1+1 745 $2,250 $3.02

3 943 N Louise St 1962 1+1 650 $2,195 $3.38

4 409 Burchett St 1974 1+1 731 $2,300 $3.15

5 321 E Fairview Ave 1973 1+1 759 $2,500 $3.29

6 1122 Campbell St 1973 2+2.5 1,586 $3,800 $2.40

7 341 N Glenoaks Blvd 2008 2+2 1,110 $3,600 $3.24

8 248 W Loraine St 1982 2+2 1,250 $3,550 $2.84

9 1325 N Central Ave 1935 2+2 1,215 $3,500 $2.88

10 1114 San Rafael Ave 1982 2+2.5 1,248 $3,500 $2.80

11 1137 N Maryland Ave 1980 3+3 1,440 $3,700 $2.57

12 1241 N Central Ave 1988 3+2.5 1,380 $3,750 $2.72

13 423 W Stocker St 1986 3+2 1,475 $4,495 $3.05

14 1333 Valley View Rd 1975 3+3 1,690 $3,950 $2.34

AVERAGES 1975 1 BED 716 $2,299 $3.21 2 BED 1,282 $3,590 $2.83 3 BED 1,496 $3,974 $2.67

S Subject 1967 1+1 NC 800 $1,695 $2.12 2+2 1,358 $2,636 $1.94 3+2 1,600 $2,973 $1.86
950 N. Louise Street
Glendale, CA 91207



Rent Comparables
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1
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9

10
11

12

13

14

Summary 1 BED 2 BED 3 BED
1 1116 San Rafael Ave $2,250 - -
2 321 E Fairview Ave $2,250 - -
3 1122 Campbell St $2,195 - -
4 409 Burchett St $2,300 - -
5 321 E Fairview Ave $2,500 - -
6 1122 Campbell St - $3,800 -
7 341 N Glenoaks Blvd - $3,600 -
8 248 W Loraine St - $3,550 -
9 1325 N Central Ave - $3,500 -

10 1114 San Rafael Ave - $3,500 -
11 1137 N Maryland Ave - - $3,700
12 1241 N Central Ave - - $3,750
13 423 W Stocker St - - $4,495
14 1333 Valley View Rd - - $3,950
S 950 N. Louise Street $1,695 $2,636 $2,973
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Location Overview



As one of its core functions, Glendale provides well-maintained 

streets and a variety of transportation services. The City's historic 

success at attracting employers is partially attributed to the result  of 

its location at the center of four major freeways including the I-5 

Golden State Freeway, SR-2 Glendale Freeway, ST-134 Ventura 

Freeway, and the 210 Foothill Freeway; all provide easy access for 

residents, workers, and customers from around the region. Glendale 

also offers its own bus services, the Beeline, with 13 routes 

connecting customers to Jet Propulsion Laboratory (JPL), the City of 

Burbank, and the Metrolink Stations in both Burbank and Glendale. 

205,000 $81,219 $992,000
Population Avg HH Income Median Home Price

The Location



24950 N. Louise Street

Retail Map
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Downtown LaGlendale

The subject property sits between the major jobs centers of Downtown Los Angeles and Glendale CA. The former, 

with a daytime population of some 207,000 people, is home to a large concentration of firms from the legal, utilities, 

accounting and financial services sectors, as well as many federal, state and local government agencies. The latter, 

on the other hand, has an employer base that skews more toward a mix of firms in arts, design, entertainment, 

sports and media.

SYNERGY

M A J O R  E M P L O Y E R S M A J O R  E M P L O Y E R S

Corporate



Business Districts

Downtown Glendale is home to a variety of unique specialty stores, 

fine dining, movie theaters, night clubs, and three live performance 

theaters: the Alex Theatre, Glendale Center Theatre, and Anteaus 

Theatre. You will also find the nationally known Glendale Galleria and 

Americana at Brand.

Kenneth Village was established in 1923, it is a collection of shops, 

eateries, and services on Kenneth road in northwest Glendale, it’s 

architecture dating back to the 1920s. Because of its old time Mayberry-

esque charm, Kenneth Village is the scenic location for hundreds of 

television shows and commercials.

The South Brand Boulevard Auto Dealers and City staff have been 

working to implement several programs that assist the dealers with 

strengthening and expanding their Glendale Dealerships. Efforts 

include assistance with permitting processes, vehicle storage, 

directional signage, and improvements to the physical aesthetics of the 

South Brand Boulevard area.

Montrose Shopping Park, Glendale’s official Old Town, is located along 

a park-like main street where very quaint shops and restaurants line the 

street. Montrose offers goods and services in a down-home 

atmosphere. It also boasts yearlong activities like the weekly Farmers 

Market, Arts & Crafts Festival, Halloween Spooktacular, Oktoberfest, 

and so much more.

Known for the art deco building at the intersection of E. Chevy Chase 

Drive and S. Adams Street, Adams Square, which also includes Palmer 

Street, is full of charming eateries and service-oriented retail where 

visitors can while away an afternoon. 



Glendale’s  strong fundamentals and strategic 

advantage make it a leading choice for foreign direct 

investment and job creation. There are more than 112 

foreign-owned enterprises that chose Glendale as a 

top place for investment and economic success. 

Glendale’s tech industry stimulates economic growth 

in the region by providing an ample source of jobs and 

high paying salaries. Currently, Glendale is home to 

1,500 tech companies that employ over 20,000 people 

in the City.

9+ 72% 200K+
Colleges & 

Universities Nearby
White Collar 
Employees

Daytime
Population

GLENDALE AT A GLANCE



Several large companies have offices in Glendale including the U.S. headquarters of International House of 

Pancakes. The Los Angeles regional office of California's State Compensation Insurance Fund is in Glendale. 

Americas United Bank was founded in Glendale in 2006 and is still headquartered there. In August 2013, Avery 

Dennison Corp., a label maker for major brands, announced plans to move its headquarters from Pasadena to 

Glendale.  Avery employs about 26,000 people.  Other recognizable firms have expanded within or relocated 

from other parts of Los Angeles including Whole Foods, DreamWorks, Union Bank, Legal Zoom, and Canon.

Major Employers

Subject

&  M A J O R  E M P L O Y E R S



San Fernando Valley
H o m e  o f  I n n o v a t i o n

29

Almost 1.9 million people reside in the San Fernando Valley, 

which includes the submarkets of Chatsworth / Northridge-

Northwest San Fernando Valley; Van Nuys-Northeast San 

Fernando Valley; Woodland Hills; Burbank-Glendale-Pasadena; 

as well as Sherman Oaks-North Hollywood-Encino. The area’s 

population is expected to increase by nearly 45,000 new 

residents through 2021.

AFFLUENT SYNERGY

Key Valley neighborhoods such as Hidden Hills, Calabasas, 

Agoura Hills and Woodland Hills each have average household 

incomes higher than other Los Angeles high-profile communities 

such as Brentwood, Santa Monica and West Los Angeles. 
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