
MARCUS & MILLICHAP | THE NEEMA GROUP | 1

THE ORLEANS APARTMENTS
LOS ANGELES, CA 90004

130 N ALEXANDRIA AVE, LOS ANGELES, CA 90004

OFFERING MEMORANDUM

A 54-UNIT INVESTMENT OPPORTUNITY IN PRIME KOREATOWN | 54 ONE-BEDROOMS WITH 57 SUBTERRANEAN 
PARKING SPACES | 21% RENTAL UPSIDE 

THE ORLEANS APARTMENTS
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CONFIDENTIALITY AND DISCLAIMER

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.

NON-ENDORSEMENT NOTICE

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.

SPECIAL COVID-19 NOTICE

All potential buyers are strongly advised to take advantage of their opportunities and obligations to conduct 
thorough due diligence and seek expert opinions as they may deem necessary, especially given the unpredictable 
changes resulting from the continuing COVID-19 pandemic. Marcus & Millichap has not been retained to 
perform, and cannot conduct, due diligence on behalf of any prospective purchaser. Marcus & Millichap’s 
principal expertise is in marketing investment properties and acting as intermediaries between buyers and 
sellers. Marcus & Millichap and its investment professionals cannot and will not act as lawyers, accountants, 
contractors, or engineers. All potential buyers are admonished and advised to engage other professionals 
on legal issues, tax, regulatory, financial, and accounting matters, and for questions involving the property’s 
physical condition or financial outlook. Projections and pro forma financial statements are not guarantees and, 
given the potential volatility created by COVID-19, all potential buyers should be comfortable with and rely solely 
on their own projections, analyses, and decision-making.

ALL PROPERTY SHOWINGS ARE BY APPOINTMENT ONLY. 

EXCLUSIVELY LISTED BY

NEEMA AHADIAN
Senior Managing Director of Investments

CA BRE License #01346750
TEL: 310.909.5444 

Neema@MarcusMillichap.com

THE ORLEANS APARTMENTS
130 N ALEXANDRIA AVE, LOS ANGELES, CA 90004
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THE ORLEANS APARTMENTS
LOS ANGELES, CA 90004

INVESTMENT HIGHLIGHTS
§

The Neema Group of Marcus & Millichap is pleased to present The 
Orleans Apartments, a 54-unit investment opportunity in prime 

Koreatown just east of Normandie Ave and south of Beverly Blvd

§
The subject property features an ideal unit mix of 54 one-bedrooms 

with 57 subterranean parking spaces; four units will be delivered vacant 
at the close of escrow

§
This is a value-add opportunity with 21% rental upside achievable as 
units turn; units are well-maintained but can be enhanced to capture 
premium rents with a renovation program including luxury vinyl plank 

flooring, stainless steel appliances, custom cabinetry and countertops, 
smoothed ceilings and light fixtures, and HVAC; exterior upgrades 

could include paint and common area upgrades; third floor units have 
balconies and all appliances are electric

§
At the asking price, the property is being offered at $292 PSF and 

$194,444 per unit

§
There are two laundry rooms on the third and fourth floors, each with 

three washers and three dryers leased with Wash

§
Rare opportunity to acquire a sizeable asset with substantial upside 

located in one of the strongest rental submarkets in all of Los Angeles 
with continued rent growth year-over-year

§
High Walk Score of 87, close proximity to schools, employment, and 
transit options, this central location makes it convenient for residents 

to commute throughout the city to nearby neighborhoods such as 
Downtown LA, East Hollywood, Hollywood, Westlake, and Mid-City, 

among others

§
Koreatown is one of the densest neighborhoods in Los Angeles, 

with about 120,000 people. With an estimated $1 billion invested in 
the development of Koreatown since the early 2000s and various 
development projects taking place, Koreatown remains one of the 

highly coveted submarkets in all of Los Angeles
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PROPERTY 
SUMMARY
PROPERTY INFORMATION

PROPERTY NAME: THE ORLEANS APARTMENTS

ADDRESS:
130 N Alexandria Ave
Los Angeles, CA 90004

NUMBER OF UNITS: 54

APPROX. GROSS SF: 36,012

APPROX. LOT SIZE: 24,001 SF

YEAR BUILT: 1971

PARCEL NUMBER: 5518-012-036

PROPERTY TYPE: Multi-Family

UNIT MIX: (54) 1+1

PRICING INFORMATION

SALE PRICE: $10.500,000

PRICE PER UNIT $194,444

PRICE PER SF: $291.57

CURRENT CAP RATE: 4.76%

CURRENT GRM: 10.98

MARKET CAP RATE: 6.97%

MARKET GRM: 8.67
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THE ORLEANS APARTMENTS
LOS ANGELES, CA 90004

VALUE-ADD
RENOVATION STRATEGY
Koreatown is one of the 
most desirable rental 
markets in Los Angeles

POTENTIAL UNIT INTERIOR UPGRADES

•	 Wide Plank Wood Laminate Flooring
•	 Quartz Kitchen and Bathroom Countertops
•	 Stainless Steel Appliances
•	 Recessed Lighting
•	 Tiled Kitchen and Bathroom Flooring
•	 Tiled Kitchen Backsplash
•	 Modern Bathroom Pedestal Sink and Mirror
•	 Modern Ceiling Fan Installation
•	 Brushed Fixtures
•	 Base Molding

POTENTIAL COMMON AREA UPGRADES

•	 New Exterior Paint Scheme
•	 Modern Exterior Lighting Fixtures
•	 Modern Address Numberings
•	 Modernized Billiards Room, Fitness Center, and 

Resident Lounge
•	 Landscaping Upgrades
•	 Enhanced Controlled Access Entry with New Call 

Box, Lighting, and Upgraded Mailboxes

This is a value-add opportunity with 

40% rental upside achievable as units 

turn; units are well-maintained but can 

be enhanced to capture premium rents 

with a renovation program including 

luxury vinyl plank flooring, stainless 

steel appliances, custom cabinetry and 

countertops, smoothed ceilings and light 

fixtures, and HVAC; exterior upgrades 

could include paint and common area 

upgrades; third floor units have balconies 

and all appliances are electric.
EXISTING KITCHEN

POTENTIAL KITCHEN UPGRADE

EXISTING EXTERIOR

POTENTIAL EXTERIOR UPGRADE
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THE ORLEANS APARTMENTS
130 N ALEXANDRIA AVE, LOS ANGELES, CA 90004
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THE ORLEANS APARTMENTS
LOS ANGELES, CA 90004

THE ORLEANS APARTMENTS
130 N ALEXANDRIA AVE, LOS ANGELES, CA 90004
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THE ORLEANS APARTMENTS
LOS ANGELES, CA 90004RENT ROLL

NO. OF 
UNITS

UNIT 
NO.

UNIT 
TYPE

CURRENT 
RENTS

MOVE-IN 
DATE

NOTES

1 101 1+1 $1,792 6/21/2021

2 102 1+1 $1,151 5/7/1996

3 103 1+1 $1,412 7/12/2015

4 104 1+1 $1,736 5/25/2021

5 105 1+1 $1,507 11/3/2015

6 106 1+1 $1,691 9/24/2018

7 107 1+1 $1,109 1/15/1997

8 108 1+1 $0 1/25/1988 On-Site Manager

9 109 1+1 $1,850 On-Site Manager

10 110 1+1 $1,850 8/1/2025

11 111 1+1 $1,324 5/6/2014

12 112 1+1 $1,490 2/7/2017

13 113 1+1 $1,986 1/1/2024

14 114 1+1 $1,900 11/15/2025

15 115 1+1 $1,167 11/12/1991

16 116 1+1 $1,495 7/1/2016

17 117 1+1 $1,850

18 118 1+1 $1,395 12/2/2015

19 201 1+1 $1,933 1/16/2024

20 202 1+1 $1,172 4/4/1988

21 203 1+1 $1,091 11/8/1998

22 204 1+1 $1,931 5/1/2022

23 205 1+1 $1,750 10/1/2025

24 206 1+1 $1,906 7/1/2023

25 207 1+1 $1,787 1/5/2021

26 208 1+1 $1,339 2/1/2007

27 209 1+1 $1,800 7/18/2025

28 210 1+1 $1,850 Vacant

29 211 1+1 $1,195

30 212 1+1 $1,850 Vacant

NO. OF 
UNITS

UNIT 
NO.

UNIT 
TYPE

CURRENT 
RENTS

MOVE-IN DATE NOTES

31 213 1+1 $1,226 11/12/2000

32 214 1+1 $1,887 10/18/2021

33 215 1+1 $1,271 3/10/2010

34 216 1+1 $1,235 8/1/2012

35 217 1+1 $1,164 11/16/1992

36 218 1+1 $1,291 3/1/2014

37 301 1+1 $1,235 7/8/2011

38 302 1+1 $1,271 9/15/2011

39 303 1+1 $1,271 2/1/2012

40 304 1+1 $1,682 7/1/2019

41 305 1+1 $1,164 7/1/1993

42 306 1+1 $1,165 3/30/1995

43 307 1+1 $1,236 11/1/2011

44 308 1+1 $1,219 5/5/2006

45 309 1+1 $1,324 7/3/2014

46 310 1+1 $1,326 11/1/2006

47 311 1+1 $1,800 10/1/2025

48 312 1+1 $1,061 6/15/1998

49 313 1+1 $2,013 4/20/2024

50 314 1+1 $1,681 9/11/2021

51 315 1+1 $1,042 9/3/1998

52 316 1+1 $1,308 1/1/2011

53 317 1+1 $1,271 4/1/2010

54 318 1+1 $1,270 5/26/2003

$78,722
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FINANCIAL ANALYSIS
ANNUALIZED OPERATING DATA     CURRENT RENTS MARKET RENTS

Scheduled Gross Income: $956,279 $1,210,415 

Less Vacancy Rate Reserve: ($47,814) 5.0% ($60,521) 5.0%

Gross Operating Income: $908,465 $1,149,894 

Less Expenses:Less Expenses: ($408,547)($408,547) 42.7%42.7% ($418,204)($418,204) 34.6%34.6%

Net Operating Income: $499,918 $731,690 

Reserves: ($10,800) ($10,800)

Less Debt Service: ($408,829) ($408,829)

Pre-Tax Cash Flow: $80,289 1.7% $312,061 6.6%

Plus Principal Reduction: $74,998 $74,998 

Total Return Before Taxes: $155,288 3.3% $387,060 8.2%

ESTIMATED ANNUALIZED EXPENSES   CURRENT RENTS MARKET RENTS

Taxes Rate: 1.20% $124,950 $124,950

Insurance $55,632 $55,632

Utilities $77,987 $77,987

Waste Removal $26,348 $26,348

Repairs & Maintenance $40,500 $40,500

Management $36,339 $45,996

On-Site Manager $27,000 $27,000

Elevator $2,640 $2,640

Landscaping & Cleaning $3,748 $3,748

Pest Control $821 $821

Fire & Safety $1,500 $1,500

License & Fees $6,003 $6,003

Direct Assessment $5,079 $5,079

Total Expenses: $408,547 $418,204

Per Net Sq. Ft.: $11.34 $11.61

Per Unit: $7,566 $7,745

SUMMARY
Price: $10,500,000

Down Payment: 45% $4,725,000

Number of Units: 54

Cost per Legal Unit: $194,444 

Current GRM: 10.98

Market GRM: 8.67

Current CAP: 4.76%

Market CAP: 6.97%

Approx. Age: 1971

Approx. Lot Size: 24,001

Approx. Gross SF: 36,012

Cost per Net GSF: $291.57 

NEW POTENTIAL FINANCING 
New First Loan: $5,775,000

Interest Rate: 5.85%

Amortization: 30

Monthly Payment: $34,069.09 

DCR: 1.22

This information has been secured from sources we believe to be
reliable, but we make no representations or warranties, expressed or implied 
as to the accuracy of the information. References to square footage or age 
are approximate. Buyer must verify the information and bears all risk for any 
inaccuracy.

SCHEDULED INCOME CURRENT RENTS MARKET RENTS

No. of Units Unit Type  Unit SF 
Avg. Monthly

Rent/Unit
Monthly
Income

Monthly 
Rent/Unit

Monthly 
Income

54 1+1 $1,458 $78,722 $1,850 $99,900

Total Scheduled Rent: $78,722 $99,900

Laundry $968 $968

Monthly Scheduled Gross Income: $79,690 $100,868

Annual Scheduled Gross Income: $956,279 $1,210,415
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THE ORLEANS APARTMENTS
LOS ANGELES, CA 90004

111 S WESTMORELAND AVE
LOS ANGELES, CA 90006

SALE PRICE $10,500,000

YEAR BUILT 1970

NO. OF UNITS 62

PRICE PER UNIT $169,355

PRICE PER SF $189

ACTUAL CAP RATE -

GRM -

SALE DATE 5/19/2025

5757 LA MIRADA AVE
LOS ANGELES, CA 90038

SALE PRICE $3,950,000

YEAR BUILT 1954

NO. OF UNITS 20

PRICE PER UNIT $197,500

PRICE PER SF $276

ACTUAL CAP RATE 5.40%

GRM 10.81

SALE DATE 6/5/2025

SALE COMPARABLES 

130 N ALEXANDRIA AVE
LOS ANGELES, CA 90004

SALE PRICE $10,500,000

YEAR BUILT 1971

NO. OF UNITS 54

PRICE PER UNIT $194,444

PRICE PER SF $291.57

ACTUAL CAP RATE 4.76%

GRM 10.98

SALE DATE For Sale 

860 S KINGSLEY DR
LOS ANGELES, CA 90005

SALE PRICE $5,000,000

YEAR BUILT 1966

NO. OF UNITS 30

PRICE PER UNIT $166,667

PRICE PER SF $206

ACTUAL CAP RATE -

GRM -

SALE DATE 3/3/2025
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6454 LEXINGTON AVE
LOS ANGELES, CA 90038

SALE PRICE $3,600,000

YEAR BUILT 1956

NO. OF UNITS 21

PRICE PER UNIT $171,429

PRICE PER SF $211

ACTUAL CAP RATE 4.24%

GRM 11.76

SALE DATE 2/28/2025

SALE COMPARABLES

501 S KINGSLEY DR
LOS ANGELES, CA 90038

SALE PRICE $4,025,000

YEAR BUILT $1,956

NO. OF UNITS $22

PRICE PER UNIT $182,955

PRICE PER SF $357

ACTUAL CAP RATE $0

GRM $12

SALE DATE 7/16/2024

1819 S OXFORD AVE
LOS ANGELES, CA 90006

SALE PRICE $4,620,000

YEAR BUILT 1961

NO. OF UNITS 24

PRICE PER UNIT $192,500

PRICE PER SF $254

ACTUAL CAP RATE

GRM

SALE DATE 7/16/2024
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THE ORLEANS APARTMENTS
LOS ANGELES, CA 90004

Koreatown
Where Creativity Meets Culture, 
A True Urban Experience.
The Orleans Apartments are located within walking distance to prime 
Koreatown, one of the trendiest neighborhoods in Los Angeles. Boasting 
its walkable proximity to the Vermont/Beverly metro stop as well as a 10 
minute drive to the heart of Downtown Los Angeles, the subject property 
is provided with great transit options to experience the best the Greater 
Los Angeles area has to offer. Located in a premier pedestrian location, 
the asset benefits from easy access to employers, major studios, financial 
firms, entertainment and historic attractions.

Koreatown has seen a tremendous revitalization over the last decade. An 
influx of capital dedicated to the revitalization of Koreatown has attracted 
a new resident base of young urban dwellers. This new, hip client base 
has brought new restaurants, night clubs, and retail opportunities, making 
Koreatown one of the more desirable submarkets in the greater Los 
Angeles area.

In the past decade, Koreatown has experienced significant gentrification 
and development, specifically along Wilshire Boulevard. Most notable is the 
Vermont, a 462-unit luxury apartment with over 30,000 SF of retail and 600 
covered parking spaces.

Additionally, residents are given convenient access to the Red and Purple 
Metro lines. The Red line offers service from the North Hollywood Arts 
district all the way to Union Station in Downtown LA. The purple line is 
currently undergoing an extension and once completed, will offer service to 
the current terminus at Wilshire/Western will extend westward for about nine 
miles and add seven new stations providing easy access to the Westside.
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Vermont/
Wilshire

Wilshire/ Western

THE ORLEANS APARTMENTS
130 N ALEXANDRIA AVE, LOS ANGELES, CA 90004
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THE ORLEANS APARTMENTS
LOS ANGELES, CA 90004

TRANSPORTATION

1 1st St. & Normandie (CW)

2 Normandie & 2nd St. (CW)

3 Normandie / Beverly

4 Vermont / Beverly Station

5 Wilshire / Normandie Station

SCHOOLS

1 Cahuenga Elementary School

2 Brawerman Elementary School - East

3 Pilgrim School

4 Wilshire Park Elementary

5 Alexandria Elementary School

RETAIL

1 Vons

2 7-Eleven

3 Ralphs

4 H K Market

5 JONS International Marketplace #01

6 California Market

7 H Mart City Center

8 Target

MISCELLANEOUS

1 Shatto Recreation Center

2 Lemon Grove Recreation Center

1

2

3
4

5

1

2

3

4

5

1

2

3

4

5

1

2

6

7

8

NEARBY 
RETAIL & 
AMENITIES

THE ORLEANS APARTMENTS
130 N ALEXANDRIA AVE, LOS ANGELES, CA 90004
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THE ORLEANS APARTMENTS
130 N ALEXANDRIA AVE, LOS ANGELES, CA 90004

1

2

3

4

5

6

7

8

9

10

THE STAR 
6061 Sunset Blvd

500,000 SF Office Tower 
Proposed Development

SUNSET & WILCOX 
6450 W Sunset Blvd

443,000 SF Office Tower 
Proposed Development

PALLADIAM RESIDENCES 
6215 Sunset Blvd

731-Unit Multifamily Project 
Proposed Development

1350 N WESTERN AVE 
1350 N Western Ave

251-Unit Apartment Development 
Proposed Project

ENLIGHTENMENT PLAZA
316 N Juanita Ave

387-Unit Residential Development 
Delivered in 2025

SUNWEST
5525 W Sunset Blvd

412-Unit Multifamily Project 
Proposed Development

SANTA MONICA & VERMONT
1021 N Vermont Ave

185-Unit Apartment Community 
Completed in 2025

1350 N WESTERN AVE
1350 N Western Ave

251-Unit Apartment Development 
Propject Proposed

5420 SUNSET 
5420 W Sunset Blvd 

735-Unit Residential Project 
Anchored by 60,000 SF Whole 

Foods (Coming Soon)

ECHELON STUDIOS 
5601 Santa Monica Blvd

Mixed-Used Development 600,000 
+ SF Office, Studio & Retail

1 10

4

6

3

2

109

8

5

nearby development
ACTIVE & PLANNED  PROJECTS DRIVING HOLLYWOOD GROWTH
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THE ORLEANS APARTMENTS
LOS ANGELES, CA 90004

Hollywood affords a vibrant mix of activities and entertainment for all types of residents. 
Highly rated restaurants include Katsuya, Cleo, and Musso & Frank Grill (opened in 
1919). For the younger cohort, Hollywood also offers an endless amount of bars, chic 
lounges, and exclusive dance clubs to enjoy. National retailers and original boutiques 
that line Hollywood Boulevard offer the latest fashions. On Sundays, The Hollywood 
Farmers Market provides fresh produce and prepared foods. Runyon Canyon Park 
offers some of Los Angeles’ best views and hikes. Residents have affordable public 

transportation options provided by the Metro Red Line and several bus lines.

Voted Forbes’ Hippest Neighborhood and built around a city reservoir, 
Silver Lake is well known for its trendy restaurants, nightlife, and avant 
garde Modernist architecture. Since the end of 1990’s the area has 
also been the center of LA’s indie and alternative music scene. Silver 
Lake has long been a preferred community, but approximately 15 years 
ago when gentrification began in earnest, home values and rents have 

sharply increased.

HOLLYWOOD

Long celebrated for its art deco architectural heritage and immigrant community, 
today Koreatown has emerged as one of Los Angeles’ most fashionable areas. 
As the densest part of Los Angeles, new residents flock to this neighborhood 
just west of Downtown to enjoy walkable amenities, fabulous restaurants, and 
recently opened boutique hotels like the Line and Normandie. The Metro Purple 
Line traversing Wilshire Boulevard in the heart of Koreatown will further attract new 
residents. Thanks to Korean and Latino immigrants, the area is dotted with highly 

rated ethnic eateries.

KOREATOWN

The Downtown submarket of Los Angeles includes its central business district, 
which contains the nation’s third largest employment pool. Additionally, this 
submarket features many major sports facilities, sightseeing opportunities, 
skyscrapers, and large multinational corporations. Downtown is also the hub 
of the city’s freeway network and Metro rapid-transit system. LA Live is one of 
downtown’s most innovative developments featuring sports and music venues, 

nightclubs, restaurants, a bowling alley, a museum, and movie theaters.

DOWNTOWN LA

SILVER 
LAKE

THE ORLEANS APARTMENTS
130 N ALEXANDRIA AVE, LOS ANGELES, CA 90004
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O F F E R I N G  M E M O R A N D U M

EXCLUSIVELY LISTED BY

NEEMA AHADIAN
Senior Managing Director of Investments

CA BRE License #01346750
TEL: 310.909.5444 

Neema@MarcusMillichap.com

THE ORLEANS APARTMENTS
130 N ALEXANDRIA AVE, LOS ANGELES, CA 90004


