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CONFIDENTIALITY & DISCLAIMER

The material contained in this Investment Offering Brochure is furnished solely for the purpose of considering the Sale of 
this Property and is not to be used for any other purpose. This information should not, under any circumstances, be dis-
closed to any third party without the written consent of Graystone Capital Advisors, Inc. (“GCA”), or used for any purpose 
whatsoever other than to evaluate the possible Sale of the Property.  The Memorandum contains select information that 
proprietary to GCA and/or is subject to third party license agreements, however the information contained within does 
not purport to be all-inclusive or contain all or part of the information which prospective investor may require to evaluate 
a Sale of the Property.  The information contained in this Memorandum has been obtained from sources believed to be 
reliable but has not been verified for accuracy, completeness, or fitness for any purpose.  All information is presented 
“as is” without representation or warranty of any kind.  Such information includes estimates based on forward-looking 
assumptions related to the general economy, market conditions, competition and other factors which are subject to 
uncertainty and may not represent the current or future performance of the Property.  GCA disclaim any, and all liability 
for representations or warranties expressed or implied, contained in or omitted from this Memorandum or any other 
written or oral communication transmitted or made available to the recipient. The recipient shall be entitled to rely solely 
on those representations and warranties that may be made to it in any final, fully executed and delivered Real Estate 

Representation Agreement between it and GCA.

The information contained herein is subject to change without notice, and the recipient of these materials shall not 
look to GCA nor any of its officers, employees, representatives, independent contractors or affiliates, for the accuracy 
or completeness thereof. Recipients of this Memorandum and are advised and encouraged to consult with an attorney, 
CPA, 1031 Exchange Accommodator and any other appropriate professionals regarding the prospective sale of any real 

estate. 

NON-ENDORSEMENT NOTICE 

GCA 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 spon-
sorship or endorsement by, said corporation of GCA, its affiliates or subsidiaries, or any agent, product, service, or com-

mercial listing of GCA, and is solely included for the purpose of providing market information to real estate ownership. 
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Graystone Capital Advisors is pleased to present a rare opportunity to purchase the fee-simple interest in 17739-17741 Grand Ave, Lake Elsinore, CA 92530 (Riverside County unincorporated).  
The subject property is a ±3,200 SF two-story mixed-use asset, featuring two ±800 SF retail units on the first floor and two ±800 SF 2 Bed-1 Bath apartments. The property’s large ±0.20 
AC lot allows for ample separate retail and residential parking, as well as a large shared backyard for its residents. This property represents a terrific value-add opportunity for a potential 
investor who can lease unoccupied retail units while enjoying the immediate cash flow from the fully occupied residential units. The subject property benefits from it’s close proximity 
(walking distance) to Lake Elsinore, a major tourist destination for Southern California offering boat launches, campgrounds, fishing and parks with swimming beaches as well as strong 
average household incomes (±70,000- ±87,000 within a 1-5 mile radius). 

The property sits in Lakeland Village,  a small community in an unincorporated section of Riverside County and is located between the cities of Lake Elsinore and Wildomar. In recent years, 
the County of Riverside adopted ordinances to permit commercial cannabis activities within unincorporated areas of Riverside. Under the adopted regulations, 17739-17741 Grand Ave 
potentially qualifies for multiple uses, including retail, distribution, or cannabis micro-business. The property’s potential cannabis uses make it perfect for investors looking for tenants that 
pay a premium on rent or an operator interested in opening a business in an area with long-term upside potential.

INVESTMENT OVERVIEW
Investment Summary
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INVESTMENT OVERVIEW
Market Overview | Inland Empire

The Inland Empire is one of the largest logistics hubs in the United States due to its proximity to the ports in Los Angeles and Long 
Beach and its relatively affordable land. Housing is also affordable by Southern California standards and many residents commute 
west and south to job nodes Los Angeles, Orange County, and San Diego. The metropolitan area comprises two counties—Riverside 
and San Bernardino— and the most developed areas are in one of the 52 incorporated cities.

The coronavirus recovery has been intermittent, but a sharp decline in new coronavirus cases has allowed the state to ease 
restrictions in 2021. One of the industries most impacted by the pandemic is tourism, but tourism is a relatively small industry 
outside of Palm Springs, Big Bear, and Temecula. 

The pre-pandemic unemployment was under 4%. Job growth in the logistics sector has accelerated as a result of the pandemic, as 
consumers increased online spending. Payrolls grew by more than 15% from May 2020 to May 2021. Amazon is a major employer 
in the Inland Empire, and third-party logistics companies have been growing over the past year. Many retailers have distribution 
facilities in the Inland Empire, as well. 

The Inland Empire’s population grew by 0.3% in 2020 per the state’s department of finance and population growth has averaged 
about 1% similar growth since 2010. While the growth rate is above the national average, the metropolitan area had population 
growth rates of around 3% in the 1980s, 1990s, and early 2000s. The structural change in population growth has had a maturation 
in employment sectors (e.g. a smaller proportion of construction and real estate workers and a larger proportion of health care 
workers).

In recent years, the County of Riverside adopted ordinances to permit 
commercial cannabis activities within unincorporated areas of Riverside. 
Under the adopted regulations, 17739-17741 Grand Ave potentially qualifies 
for multiple uses, including retail, distribution, or cannabis micro-business. 
The property's potential cannabis uses make it perfect for investors looking 
for tenants that pay a premium on rent or an operator interested in opening 
a business in an area with long-term upside potential. 

See link for more information from the County of Riverside on cannabis 
businesses below. Buyer to verify that the property qualifies for their 
intended use. 

https://planning.rctlma.org/Cannabis

Potential Cannabis Use
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INVESTMENT OVERVIEW
Demographics

DEMOGRAPHICS     1 MILE 3 MILE 5 MILE

POPULATION:

2010 Census 4,650 25,479 74,011

2020 Estimate 5,014 30,246 87,489

2025 Projection 5,232 31,997 92,497

2019 Population by Race:

2020 White Alone 4.321 25,847 72,866

2020 Black Alone 160 1,429 4,456

2020 American Indian/Alaska Native Alone 147 680 1,874

2020 Asian Alone 146 983 4,221

2020 Pacific Islander Alone 24 146 425

2020 Hispanic 2,468 17,009 45,752

Households:

2010 Census 1,493 7,647 21,971

2020 Estimate 1,611 9,237 26,096

2025 Projection 1,680 9,786 27,581

Growth 2010 - 2020 -0.2% 1.1% 1.1%

Growth 2020 - 2025 0.9% 1.2% 1.1%

2020 Avg Household Income $69,843 $72,057 $86,744

1-MILE

3-MILE

5-M I L E
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INVESTMENT OVERVIEW
Property Highlights

• Mixed-use Property Near Major Tourist 
Destination *Potential Cannabis Use*

• Corner Location with Frontage and Excellent 
Visibility Along Grand Avenue (Main thoroughfare 
on Lake Elsinore's West Side )

• Separate Retail/Residential parking 

• Large Fenced Backyard and Parking areas

• Conveniently Located Near Highway 290/610 
Loop

LAKE  ELSINORE

GRAND AVENUE 14,800 VPD
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PROPERTY PRICING
Financial Analysis

PROPERTY SUMMARY

Property Name: Lake Elsinore Mixed-Use

Property Address: 17739-17741 Grand Avenue, Lake Elsinore, CA
APN: 383-125-004; 383-125-005
GLA 3,200

Lot Size 0.18 AC / 7,840 SF

Year Built 1920

Occupancy 50.00%

Purchase Price $1,000,000 

CAP Rate (Current) 1.51%

CAP Rate (Proforma) 6.41%

Building Price Per Square Foot  $312.50

Lot Price Per Lot Square Foot $127.55

INCOME & EXPENSES

CURRENT PRO-FORMA

Gross Potential Income $80,220 $86,400 

Vacancy Factor 59.84% ($48,000) 6.00% ($5,184)

Effective Gross Income $32,220 $81,216 

Total Expenses 53.07% ($17,099) 21.05% ($17,099)

Net Operating Income $15,121 $64,117 

RENT ROLL
Current Pro Forma

Unit Type Tenant Unit GLA GLA % Lease End Monthly Rent Monthly Rent/SF Annual Rent Monthly Rent Monthly Rent/SF Annual Rent Lease Type

Retail Vacant 800 25.00% - $2,000.00 - $24,000 $2,000 $2.50 $24,000 Gross
Vacant 800 25.00% - $2,000.00 - $24,000 $2,000 $2.50 $24,000 Gross

Apartment 1-Bed/1-Bath + Den 800 25.00% MTM $1,100.00 $1.38 $13,200 $1,600 $2.00 $19,200
1-Bed/1-Bath + Den 800 25.00% MTM $1,585.00 $1.98 $19,020 $1,600 $2.00 $19,200

Total/Averages 3,200 $2,685 $0.84 $32,220 $7,200 $2.25 $86,400

ANNUALIZED EXPENSES
EXPENSE PER SF

REAL ESTATE TAXES $13,999 $4.37

INSURANCE $1,600 $0.50

CAM $1,500 $0.47

TOTAL EXPENSES $17,099 $5.34

EXPENSES AS % OF EGI 53.07%

EXPENSES AS % OF PRO FORMA EGI 21.05%



Graystone Capital Advisors is a full-service brokerage company that focuses on aligning ourselves with our clients to build long-term investment strategies. In addition to 
advisory services, Graystone Capital Advisors also assists their clients in the acquisition, disposition, and leasing of Commercial Real Estate. Our specialty ranges from 
retail, office and industrial properties to multifamily and mixed use.   

With nearly 45 years of experience in the industry, Graystone Capital Advisors has a unique advantage in providing our clients with extensive experience combined with a 
culture of utilizing the latest technologies that are available in Commercial Real Estate. The combination of experience and the utilization of technologies gives us the ability 
to provide efficiency, transparency, and accountability for our clients in a real-time environment. 

The information contained herein has been obtained from sources we deem reliable. We cannot assume responsibility for its accuracy.
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