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A 10 Unit Multi-Family Investment Opportunity In 
Hancock Park

332-342 N332-342 Northorth S Sycamoreycamore
A 10 UNIT ART DECO TROPHY PROPERTY IN HANCOCK PARK

• All 2 Bedroom Townhouse Units • Fireplaces • Balconies • Individual Washer & Dryer in Each Unit •
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All materials and information received or derived from KW Commercial its directors, officers, agents, advisors, affiliates and/or any 

third party sources are provided without representation or warranty as to completeness , veracity, or accuracy, condition of the 

property, compliance or lack of compliance with applicable governmental requirements, developability or suitability, financial per-

formance of the property, projected financial performance of the property for any party’s intended use or any and all other matters. 

Neither KW Commercial its directors, officers, agents, advisors, or affiliates makes any representation or warranty, express or im-

plied, as to accuracy or completeness of the any materials or information provided, derived, or received. Materials and information 

from any source, whether written or verbal, that may be furnished for review are not a substitute for a party’s active conduct of its 

own due diligence to determine these and other matters of significance to such party. KW Commercial will not investigate or verify 

any such matters or conduct due diligence for a party unless otherwise agreed in writing. 

EACH PARTY SHALL CONDUCT ITS OWN INDEPENDENT INVESTIGATION AND DUE DILIGENCE 

Any party contemplating or under contract or in escrow for a transaction is urged to verify all information and to conduct their 

own inspections and investigations including through appropriate third party independent professionals selected by such party. All 

financial data should be verified by the party including by obtaining and reading applicable documents and reports and consult-

ing appropriate independent professionals. KW Commercial makes no warranties and/or representations regarding the veracity, 

completeness, or relevance of any financial data or assumptions. KW Commercial does not serve as a financial advisor to any party 

regarding any proposed transaction. All data and assumptions regarding financial performance, including that used for financial 

modeling purposes, may differ from actual data or performance. Any estimates of market rents and/or projected rents that may 

be provided to a party do not necessarily mean that rents can be established at or increased to that level. Parties must evaluate 

any applicable contractual and governmental limitations as well as market conditions, vacancy factors and other issues in order to 

determine rents from or for the property. Legal questions should be discussed by the party with an attorney. Tax questions should 

be discussed by the party with a certified public accountant or tax attorney. Title questions should be discussed by the party with a 

title officer or attorney. Questions regarding the condition of the property and whether the property complies with applicable gov-

ernmental requirements should be discussed by the party with appropriate engineers, architects, contractors, other consultants and 

governmental agencies. All properties and services are marketed by Studio City in compliance with all applicable fair housing and 

equal opportunity laws. We obtained the information above from sources we believe to be reliable. However, we have not verified its 

accuracy and make no guarantee, warranty or representation about it. It is submitted subject to the possibility of errors, omissions, 

change of price, rental or other conditions, prior sale, lease or financing, or withdrawal without notice. We include projections, opin-

ions, assumptions or estimates for example only, and they may not represent current or future performance of the property. You and 

your tax and legal advisors should conduct your own investigation of the property and transaction

CONFIDENTIALITY & DISCLAIMER

EXCLUSIVE LISTING AGENTS:

RICH JOHNS
Multifamily Advisor
KW Commercial
DRE Lic. #01432215 
T 818.432.1575
richjohns@kw.com

PAVIT SINGH
Investment Advisor 
KW Commercial
DRE Lic. #01332811
T 310.923.4868
pavits@kw.com
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ART DECO  
MASTERPIECE

A UNIQUE

332-336 North Sycamore Avenue, a 10-Unit Art Deco designed multifamily 
Courtyard, built in 1937, is located on Hancock Park’s most sought-after 
street – Sycamore Avenue. The unit composition includes Eight (8) Town-
homes and Two (2) Penthouses encompassing a total of 15,460 SF of 
improvements. The offering is situated on two separate parcels with a 
combined 15,628 SF of land. The buildings face each other creating a 
tranquil courtyard atmosphere.

This property is in the Sycamore Avenue-Citrus Avenue North Multi-
Family Residential Historic District and is listed in the Los Angeles Historic 
Resources Inventory.  Built in 1937 by Los Angeles-based builder J.W. Pixley, 
this project was designed by noted architect Rapahael A. Nicolais.

This iconic courtyard property features four structures (two apartment 
structures and two carport structures in the rear). It is situated on two 
separate parcels totalling 15,628 square feet on arguably the best street 
in the Hancock Park within the heart of LA culture. The apartment homes 
feature a near classic 1930s design with eight (8) units consisting of two-
bedroom one and one half-bath townhomes and two (2) extremely large 
penthouses. The offering has the potential to be stewarded into a world-
class asset that any astute investor would be proud to tuck into their 
portfolio. The offering provides an opportunity for outstanding long term 
income growth and unparalleled capital preservation.

Raphael A. Nicolais
Born in Italy and raised in Canada, Nicolais was active in the 
Hancock Park and Los Feliz areas in the 1920s and 1930s. His 
styles ranged from Spanish Colonial Revival to modern Art Deco.  
His notable works in Hancock Park include 318 N. Sycamore 
Avenue, 341 N. Orange Drive, and 110 S. Orange Drive.  In 
addition, he also designed the G.M. Guild residence on 2039 
North Hobart Boulevard and the C.W. Cole residence on 2002 
North Oxford Avenue  in Los Feliz

110 S. Orange Drive

C.W. Cole Residence
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BEST IN CLASS LOCATION
Hancock Park is a rare urban oasis within a strong and stable 
affluent neighborhood which was originally conceived of in the 
1920’s by George Allan Hancock with oil profits earned from 
drilling in the area which now is occupied by LA County Museum 
of Art. Architects such as Paul Williams, A.C. Chisholm and 
John Austin were hired to design homes for many of the city’s 
pioneering families.
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CLASSIC RETREATS IMMERSED 
IN HISTORY 
The apartment community offers an uncommon take on 
the history of Los Angeles and a design philosophy that 
prioritizes abundance of spaces to rest, work, create and 
imagine.

ALL TWO-BEDROOM 
APARTMENT HOMES
Ten (10) over-sized apartment homes on two separate 
parcels averaging +/- 1,550 SF each and feature original 
character and charm of the era. The unit composition is 
comprised of eight (8) 2 bedroom | 1.5 bathroom and two (2) 
very large penthouses. The penthouses each have a rooftop 
deck/patio area which measure approximately 300 sf.

The interiors feature original hardwood flooring, crown and 
base moldings. The bathrooms retain their character with 
period tiles on the floors and bath areas. Each apartment 
also has a fireplace, adding coziness and warmth to these 
already charming units.

All units feature direct central courtyard access, as well as 
wall unit air conditioning and in unit washer/dryer.
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THE OPPORTUNITY: 332-336 North Sycamore Avenue is a 10-unit 
multifamily investment opportunity located on the finest street in 
Hancock Park.  This premier street and neighborhood are known to 
many as a “destination location” – meaning property rarely trades on 
Sycamore Avenue.  The area is known for very strong rents, low-density 
and extremely low vacancy rates.  As a frame of reference, the average 
home value in the 90036 zip-code exceeds $2,017,000.

ICONIC COURTYARD ARCHITECTURE:  This property, artfully 
designed by Raphael Nicolais, is an inspiring courtyard apartment 
community has the potential to be preserved and carefully enhanced.

APARTMENT HOMES: Ten over-sized apartment homes averaging 
approx. 1,550 SF each, with eight (8) comprised as 2-bedroom 
apartment homes in a two-story townhouse format and two (2) in 
a penthouse design. There are a total of four (4) structures: two 
apartment buildings and two carports.

All units feature direct central courtyard access and come replete with 
authentic and original oak hardwood flooring which complements a 
synergy of 1930’s elegance and glamor.

HISTORICAL DESIGNATION / MILLS ACT:  Current ownership is 
awaiting a historical designation status from the Historical Landmarks 
and Records Commission (HLRC) advisory body. This would establish 
the property as a local historical landmark and would provide 
ownership with substantial and immediate property tax benefits via the 
Mills Act.

INVESTMENT

HIGHLIGHTS
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OUTSTANDING LOCATION: Sycamore Avenue, located in Hancock Park 
is considered the area’s finest street. An outstanding array of services is 
provided within easy access to La Brea Avenue just 1 block west and Melrose 
Avenue directly to the north. The offering has a Walk Score of 89 out of 100 
and is deemed “Very Walkable”.  This affluent neighborhood is considered an 
extremely stable area known for strong and stable rents and low vacancy rates.

PARKING SPACES (12): Parking is provided for a total of 12 vehicles - offered 
with 10 carports and 2 open air parking spaces. 

ACCESS TO SERVICES:  Residents benefit from outstanding access to retail, 
entertainment, and cultural venues within the immediate area as the subject 
property is within 6.6 miles of DTLA, 1.3 miles into Hollywood proper and just 3.1 
miles west into Beverly Hills.

LACK OF HOUSING AFFORDABILITY: There is a significant affordability 
gap to homeownership as the median home price in the 90036 zip-code is 
approximately $2,017,000 with a typical monthly mortgage payment being 3 
times more than the average rents in the area.

STRONG EMPLOYMENT: The area is a part of the Los Angeles MSA, 
which trails only the New York MSA in terms of its employment pool size. 
The immediate area is home to nearly 14,300 businesses and over 103,000 
employees.  Area employment is by far the largest sector in the Wilshire Center 
area, comprising over 52 percent of all positions. Among service providers, 
professional services account for the majority, with roughly 10,000 workers 
employed in these fields, many catering to the needs of the entertainment 
industry. Finance, insurance, and real estate make up another dominant sector 
in area employing nearly 7,800 people. The retail service trade employs 
approximately 6,200 workers, accounting for nearly 14 percent of the work 
force. The majority of the local adult working population (54 percent) is 
employed in white collar occupations which will support continued demand for 
rentals.
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CAPITAL PRESERVATION AND 
GROWTH OPPORTUNITY AT ITS BEST

NUMBER OF 
STRUCTURES

4

YEAR BUILT
1937

UNIT COMPOSITION
ALL 2 Bedroom 

Townhouses

VERY LARGE UNITS
Averaging +/-1,550 SF each

LOT SIZE
15,628 SF

PARKING
12 Spaces
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332 & 336 North Sycamore Avenue
Los Angeles, CA 90036

BUILDING DATA
Units 10

Year Built 1937

Lot Sq Ft 15,628

Bldg Gross Sq Ft 15,460

Parking 12 Vehicles

ESTIMATED ANNUALIZED EXPENSES
New Property Taxes $73,780

Water & Power $14,868

Property Insurance $25,509

Trash Collection $7,620

Repairs & Maintenance $7,800

Landscaping $4,800

Rent Registration $1,066

Property Management (4% of SGI) $18,051 

Total Estimated Expenses $153,493.62 

SOURCE OF INCOME CURRENT RENT
MARKET RENT 
Post Renovation

# of Units Unit Type Rent/SF Avg. Rent Total Rent/SF Avg. Rent Total

2 2 BD | 1.5 BA Townhome w/ Roof Top Terrace $2.41 $3,847 $7,693 $3.42 $5,300 $10,600

8 2 BD | 1.5 BA Townhome $2.48 $3,734 $29,868 $3.06 $4,750 $38,000

Total Monthly Income $37,561 $48,600

Annual SCEP/RSO Collections $528 $538

Total Annual Income $451,266 $583,728

EST. ANNUALIZED OPERATING DATA CURRENT MARKET
Scheduled Gross Income $451,266 $583,728 

Less Vacancy 2.0% ($9,025) 2.0% ($11,675)

Gross Operating Income $442,240 $572,053 

Less Expenses -34% ($153,494) -26% ($153,494)

Net Operating Income $288,747 $418,560 

NOTATIONS:

Repairs, Supplies & Maintenance: Estimated at a proforma expense of $650/unit/year post renovation, less certain CapX expenditures if any.

Landscaping Services: Proforma expense of $400/mo. 

Utilities:  DWP estimated at 1,239/mo per unit. Separately metered for gas and electricity. There is no common area Gas expense.

Trash Expense:  $635 / mo

Insurance: Estimated at $1.65 per SF per Year

Rental Registration: Proforma expense of $8.89/u/mo.

Real Estate Taxes: Taxes have been underwritten based upon a tax rate of 1.19%

CapX Notations:  Certain one time or CapX related items are excluded.

Market/Projected and/or Estimated Rents:  Any estimates of market rents and/or projected rents do not necessarily mean that rents can be 
established at or increased to that level and are subject to many factors. The Pro Forma rents used are post renovation and modernization 
of the unit interior and common areas.

FINANCIAL INDICATORS

Offering Price $6,200,000

Current CAP 4.7%

Market CAP 6.8%

Current GRM 13.7

Market GRM 10.6

Cost Per SF $401

Cost Per Unit $620,000

Cash on Cash Return 4.7%

Expenses Per Unit $15,349

Expenses Per Sq Ft $9.93

FINANCIAL SUMMARY 
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UNIT UNIT TYPE Approx                              
Square Foot

Rent / SF
Current

Current Rent 
As-Is

Rent / SF
Market

Market Rent                                
Post Renovation

332 2 BD | 1.5 BA Townhome 1,546 $2.36 $3,642.08 $3.07 $4,750

332 1/2 2 BD | 1.5 BA Townhome 1,546 $2.23 $3,442.40 $3.07 $4,750

334 2 BD | 1.5 BA Townhome 1,546 $2.52 $3,895.00 $3.07 $4,750

334 1/2 2 BD | 1.5 BA Townhome w/ Roof Top Terrace 1,546 $2.38 $3,676.36 $3.43 $5,300

336 2 BD | 1.5 BA Townhome 1,546 $2.52 $3,895.00 $3.07 $4,750

338 2 BD | 1.5 BA Townhome 1,546 $2.52 $3,895.00 $3.07 $4,750

338 1/2 2 BD | 1.5 BA Townhome w/ Roof Top Terrace 1,546 $2.60 $4,017.00 $3.43 $5,300

340 2 BD | 1.5 BA Townhome 1,546 $1.99 $3,069.77 $3.07 $4,750

340 1/2 2 BD | 1.5 BA Townhome 1,546 $2.53 $3,914.00 $3.07 $4,750

342 2 BD | 1.5 BA Townhome 1,546 $2.66 $4,114.85 $3.07 $4,750

$2.42 $37,561.46 $3.14 $48,600

*Lease-up - Any estimates of market rents and/or projected rents do not necessarily mean that rents can be established at or increased to that level and are subject to many factors. 
The Pro Forma rents used are post renovation and modernization of the unit interiors and common areas.	

332 & 336 North Sycamore Avenue
Los Angeles, CA 90036RENT ROLL
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MARKET
OVERVIEW
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HOLLYWOOD

332-336
NORTH SYCAMORE 

THE CENTER OF

LA

BEVERLY HILLS WEST HOLLYWOOD

KOREATOWN HANCOCK PARK

MIRACLE MILE DOWNTOWN LA
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332 North Sycamore Avenue is ideally located in the heart of Los Angeles 
at the junction of North La Brea Avenue between Santa Monica Blvd. and 
Beverly Blvd. This address provides unparalleled access to the abundance 
of neighborhoods that make up the city of Los Angeles. Located less 
than 1.5 miles from the future Wilshire/La Brea Purple Line Metro Station, 
residents will enjoy immediate access to Koreatown and Downtown Los 
Angeles via the Purple Line.

TRANSIT-ORIENTED LOCATION
As the Purple Line continues its expansion westward, residents will also 
have subway transit to Century City and Westwood/West LA from this 
vibrant location. Moreover, 332 N Sycamore is located about one mile from 
the 101-freeway, providing residents with immediate accesst o Southern 
California’s vast freeway system.

332-336
NORTH SYCAMORE 

WALK SCORE: 89
“VERY WALKABLE” 

TRANSIT SCORE: 54
“GOOD TRANSIT” 

BIKE SCORE: 69
“BIKABLE” 
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Hancock Park residents and visitors enjoy 
a dynamic quality of life with unlimited 
entertainment venues, world class beaches, 
luxury hospitality settings, dining hot 
spots and upscale shopping venues. Mid-
City is supported by a diverse, thriving 
local economy, full of established media 
companies and financial services offering 
high-paying jobs.

RETAIL AMENITIES
Residents at 332-336 North Sycamore will be able to experience 
The Grove, Los Angeles’ premier upscale retail and entertainment 
complex, located less than one and one half (1.5) miles from their 
home. Whether dining at the numerous restaurants, delighting in 
the adjacent Farmer’s Market, enjoying a romantic date night at 
Pacific Theatres, or appreciating the endless calendar of events, 
residents are truly spoiled by being proximate to this lifestyle 
destination complete with broad plazas and intimate courtyards.

In addition to The Grove, residents will benefit from a centralized 
location with immediate access to West 3rd Street, a well-favored 
and walkable dining and hopping district. The vast menu of dining 
options

are highlighted by Joan’s on Third, Son of a Gun, El Carmen, 
The Little Door (and Little Next Door), Mercado, and Doughboy’s 
Café. With contemporary beauty stores such as Aesop, Benefit 
Cosmetics, Glamour Beauty Center, and hair salons including 
Drybar and Clark Nova Salon, residents will enjoy LA’s dynamic 
urban culture at their fingertips. Not to mention the endless 
fashion stores like Elaine Kim, M. Cohen Designs, Mom’s the Word, 
and Wardrobe Department for women and men’s stores including 
Lot, Stock and Barrel and Wittmore. Lastly, the redevelopment of 
La Brea Avenue between Beverly Boulevard and West 6th Street 
has introduced an eclectic variety of stores and dining options 
including Sugarfish, Sycamore Kitchen, and Republique.

unparalleledunparalleled
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N
 Sycam

ore Ave

Willoughby Ave

Tartine

Sightglass Coffee

Just One Eye

Pause Hollywood

Gigi’s

Supervinyl

Designers Essex House

Retrospecs & Co

This Stylish Street in Hollywood  
Is Becoming L.A.’s  

NEW CITY CENTER
Tartine Sycamore
Tartine started with the mission, “Bring 
bread with an old-soul into the lives of our 
friends in California.” The bakery is known 
for its rustic breads and elegant pastries.

Just One Eye
Just One Eye is a space where creative 
minds come together to create, “a world 
where fashion and art collide.” They offer a 
curated selection of both established and 
emerging designers in the worlds of luxury 
fashion, fine jewelry, art, furniture, and décor.

Pause West Hollywood
Pause is a wellness studio that was created 
to facilitate mental regeneration and 
physical recovery. Pause’s services include 
flotation therapy, contrast therapy, ice baths, 
cryotherapy and more to optimize health 
and enhance performance. 

Photo credit: restaurantjump.com

Photo credit: Just One Eye

Photo credit: pausestudio.com
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Sightglass Coffee
The San Francisco coffee roaster opened 
its Hollywood location at the beginning of 
the pandemic, but it quickly morphed into 
a gourmet grocery/takeout filled with fresh 
produce, wines, cheeses, and homemade 
pastries and sandwiches.

Supervinyl
Supervinyl, founded by Barry Perlman, the 
co-founder of Lucky Brand jeans, is a record 
store that not only carries a curated collection 
of classic and rare albums, but also a selection 
of turntables, speakers and audio equipment. 

Gigi’s
Gigi’s is an upscale French restaurant that 
offers the gorgeous art deco interiors of a 
New York

Photo credit: Los Angeles Magazine

Photo credit: Just One Eye

Photo credit: la.eater.com
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Close to
THE GROVE and 
West 3rd Street
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The Sycamore Village neighborhood that was formerly an industrial 
area is being transformed with new creative office projects. In one of 
the latests of these projects, the CIM Group expanded its Hollywood 
presence with a new 8-story mixed use property. This state-of-the-art 
office building features 45,000+ square feet of office space above 7,452 
square feet of ground-floor retail space and a 5-level parking structure. 
926 Sycamore is located across the street from another new CIM Group 
project where SiriusXM is leasing office space.

Photo credit: LoopNet

926 Sycamore Avenue
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MARKET 
COMPARABLES

MARKET 
COMPARABLES
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RENT 
COMPARABLES 

1) 

2) 

3) 

4)

5)

6)

7)

8)

127 S Sycamore Ave

366 N Sycamore Ave

412 N Sycamore Ave

326 N Sycamore Ave

320 N Sycamore Ave

115 N Sycamore Ave

5550 W 6th Street

351 S Detroit Street #4

332-336 North Sycamore Ave
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RENT COMPARABLES

2 BEDROOM / 1 BATH 2 BEDROOM / 1.5 BATH 2 BEDROOM / 2 BATH

Property Units Year Built Owner/Manager Rent Rent

332 N Sycamore Ave
Los Angeles, CA 90036 10 1937 Private Owner

Owner Managed

1
127 S Sycamore Ave
Los Angeles, CA 90036 

4 1926 Private Owner
Owner Managed $3,399

2 366 N Sycamore Ave
Los Angeles, CA 90036 5 1928 Private Owner

Owner Managed $3,605 $5,150

3 412 N Sycamore Ave
Los Angeles, CA 90036 2 1923 Private Owner

Owner Managed $4,650

4 326 N Sycamore Ave 
Los Angeles, CA 90036 4 1928 Private Owner

Owner Managed $4,500

5 320 N Sycamore Ave
Los Angeles, CA 90036 4 1928 Private Owner

Owner Managed $4,500

6 115 N Sycamore Ave
Los Angeles, CA 90036 4 1927 Private Owner

Owner Managed $4,500

7 5550 W 6th Street
Los Angeles, CA 90036 3 1928 Private Owner

Owner Managed $4,825

8 351 S Detroit Street #4
Los Angeles, CA 90036 4 1925 Private Owner

Owner Managed $5,995

AVERAGE: $3,502 4,650 $5,661

HIGH: $3,605 $4,650 $5,995

LOW: $3,399 $4,650 $4,500
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EXCLUSIVE LISTING AGENTS:

RICH JOHNS
Multifamily Advisor
KW Commercial
DRE Lic. #01432215 
T 818.432.1575
richjohns@kw.com

PAVIT SINGH
Investment Advisor 
KW Commercial
DRE Lic. #01332811
T 310.923.4868
pavits@kw.com


