
Buena Vista Avenue
Investment Property - BRRRR

2659 Buena Vista Ave, Lemon Grove, CA 91945
Multi-Family  ·  2 Units  ·  2,000 Sq.Ft.

Great opportunity for investors - minimal rehab needed to get $280/mo cash flow and 12% COC!

$ 450,000 Purchase Price  ·  $ 750,000 ARV
$ 69,900 Cash Needed  ·  $ 282/mo Cash Flow  ·  7.9% Cap Rate  ·  12.2% COC

Prepared by:

My Properties LLC
1234 Main Street
New York, NY 12345

www.mypropertiesllc.com
investors@mypropertiesllc.com
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Property Description

ADDRESS

2659 Buena Vista Ave
Lemon Grove, CA 91945

DESCRIPTION

Property Type: Multi-Family
Year Built: 1979
Parking: Private Lot
Lot Size: 8,672 sq.ft.
Zoning: Multi-Family
MLS Number: 44896320

UNIT INFORMATION

Total Units/Spaces: 2 
Total Square Footage: 2,000

UNITS & RENT ROLL

1 Unit - Residential (Top Unit)
3 Beds / 2 Baths / 1,000 Sq.Ft.
Gross Rent: $ 2,250 Per Month

1 Unit - Residential (Bottom Unit)
3 Beds / 2 Baths / 1,000 Sq.Ft.
Gross Rent: $ 2,300 Per Month
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Purchase & Rehab Analysis

PURCHASE & REHAB

Purchase Price: $ 450,000
Rehab Costs: + $ 32,725
Amount Financed: - $ 415,225

Down Payment: = $ 67,500
Purchase Costs: + $ 2,400

Total Cash Needed: = $ 69,900

After Repair Value: $ 750,000
ARV Per Square Foot: $ 375
Price Per Square Foot: $ 225
Price Per Unit: $ 225,000

FINANCING (PURCHASE)

Loan Type: Interest-Only
Interest Rate: 9.5%
Financing Of: Price (85%), Rehab (100%)
Loan Amount: $ 423,530
LTC / LTV: 86% / 55.4%

Loan Payment: $ 3,353 Per Month

PURCHASE COSTS

Home Inspection: $ 400
Loan Points: $ 8,305 (Financed)
Closing Costs: $ 2,000

Total: $ 10,705

ASSUMPTIONS & PROJECTIONS

Holding Period: 5 Months
Rehab Cost Overrun: 10%
Vacancy Rate: 5%
Appreciation: 3% Per Year
Income Increase: 2% Per Year
Expense Increase: 2% Per Year
Selling Costs: 3% of Sales Price
Depreciation Period: 27.5 Years
Land Value: $ 150,000

HOLDING COSTS

Loan Payments: $ 16,765
Property Taxes: $ 1,771
Insurance: $ 313
Common Utilities: $ 375
Landscaping: $ 250

Total: $ 19,474
Total Per Month: $ 3,895
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Rehab Costs

Exterior Stucco Repair: $ 1,750
New North/East Side Fence: $ 2,800
Unit 1 - New Windows: $ 1,800
Unit 1 - Master Bath Shower: $ 2,500
Unit 2 - Stairwell Repair: $ 2,200
Unit 1/2 - Full Interior Paint: $ 3,500
Unit 1/2 - New Carpet: $ 5,000
Unit 1/2 - New Fixtures: $ 1,500
Unit 1/2 - New Appliances: $ 3,600
Unit 1/2 - New Water Heaters: $ 4,000
Landscaping: $ 350
Trash Removal: $ 750
Cost Overrun (10%): $ 2,975

Total: $ 32,725
Total Per Square Foot: $ 16.4
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Refinance Analysis & Returns

REFINANCE

New Loan Amount: $ 487,500
Refinance Costs: - $ 2,250
Loan Repayment: - $ 423,530
Holding Costs: - $ 19,474

Refinance Cash Out: = $ 42,247

Invested Cash: $ 69,900
Refinance Cash Out: - $ 42,247

Total Cash Invested: = $ 27,653

FINANCING (REFINANCE)

Loan Type: Amortizing, 30 Year
Interest Rate: 5.25%
Financing Of: ARV (65%)
Loan Amount: $ 488,500
LTV: 65%

Loan Payment: $ 2,698 Per Month
$ 32,370 Per Year

RETURNS & RATIOS  (Year 1, After Refinance)

Cap Rate (Purchase/Market): 7.9% / 4.8%
Cash on Cash Return: 12.2%
Return on Equity: 1.2%
Return on Investment: 880.3%
Internal Rate of Return: 880.3%

Rent to Value: 1%
Gross Rent Multiplier: 8.24
Equity Multiple: 9.8
Break Even Ratio: 88.8%
Debt Coverage Ratio: 1.1
Debt Yield: 7.3%

REFINANCE COSTS

Appraisal: $ 750
Lender Fees: $ 1,000 (Financed)
Closing Costs: $ 1,500

Total: $ 3,250
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Cash Flow (Year 1, After Refinance)

Monthly Yearly
CASH FLOW

Gross Rent: $ 4,550 $ 54,600
Vacancy (5%): - $ 228 $ 2,730
Other Income: + $ 0 $ 0

Operating Income: = $ 4,322 $ 51,870
Operating Expenses (31.1%): - $ 1,342 $ 16,110

Net Operating Income: = $ 2,980 $ 35,760
Loan Payments: - $ 2,698 $ 32,370

Cash Flow: = $ 282 $ 3,390
Cash Flow Per Unit: $ 141 $ 1,695

Monthly Yearly
OTHER INCOME

Total: $ 0 $ 0

Monthly Yearly
OPERATING EXPENSES

Property Taxes: $ 354 $ 4,250
Insurance: $ 63 $ 750
Property Management: $ 346 $ 4,150
Maintenance: $ 364 $ 4,368
Capital Reserves: $ 91 $ 1,092
Common Utilities: $ 75 $ 900
Landscaping: $ 50 $ 600

Total: $ 1,342 $ 16,110
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Buy & Hold Projections

APPRECIATION INCOME INCREASE EXPENSE INCREASES SELLING COSTS

3% Per Year 2% Per Year 2% Per Year 3% of Price

Year 1 Year 3 Year 5 Year 10 Year 20 Year 30

RENTAL INCOME
Gross Rent: $ 54,600 $ 56,806 $ 59,101 $ 65,252 $ 79,542 $ 96,961
Vacancy: - $ 2,730 - $ 2,840 - $ 2,955 - $ 3,263 - $ 3,977 - $ 4,848
Vacancy Rate: 5% 5% 5% 5% 5% 5%

Other Income: + $ 0 + $ 0 + $ 0 + $ 0 + $ 0 + $ 0

Operating Income: = $ 51,870 = $ 53,966 = $ 56,146 = $ 61,989 = $ 75,565 = $ 92,113
Income Increase: 2% 2% 2% 2% 2% 2%

OPERATING EXPENSES
Property Taxes: $ 4,250 $ 4,422 $ 4,600 $ 5,079 $ 6,191 $ 7,547
Insurance: + $ 750 + $ 780 + $ 812 + $ 896 + $ 1,093 + $ 1,332
Property Management: + $ 4,150 + $ 4,317 + $ 4,492 + $ 4,959 + $ 6,045 + $ 7,369
Maintenance: + $ 4,368 + $ 4,544 + $ 4,728 + $ 5,220 + $ 6,363 + $ 7,757
Capital Reserves: + $ 1,092 + $ 1,136 + $ 1,182 + $ 1,305 + $ 1,591 + $ 1,939
Common Utilities: + $ 900 + $ 936 + $ 974 + $ 1,076 + $ 1,311 + $ 1,598
Landscaping: + $ 600 + $ 624 + $ 649 + $ 717 + $ 874 + $ 1,066

Operating Expenses: = $ 16,110 = $ 16,759 = $ 17,437 = $ 19,252 = $ 23,468 = $ 28,608
Expense Increase: 2% 2% 2% 2% 2% 2%

CASH FLOW
Operating Income: $ 51,870 $ 53,966 $ 56,146 $ 61,989 $ 75,565 $ 92,113
Operating Expenses: - $ 16,110 - $ 16,759 - $ 17,437 - $ 19,252 - $ 23,468 - $ 28,608
Expense Ratio: 31.1% 31.1% 31.1% 31.1% 31.1% 31.1%

Net Operating Income: = $ 35,760 = $ 37,207 = $ 38,709 = $ 42,737 = $ 52,097 = $ 63,505
Loan Payments: - $ 32,370 - $ 32,370 - $ 32,370 - $ 32,370 - $ 32,370 - $ 32,370

Cash Flow: = $ 3,390 = $ 4,837 = $ 6,339 = $ 10,367 = $ 19,727 = $ 31,135
Cash Flow Per Unit: $ 1,695 $ 2,419 $ 3,170 $ 5,184 $ 9,864 $ 15,568

TAX BENEFITS & DEDUCTIONS
Operating Expenses: $ 16,110 $ 16,759 $ 17,437 $ 19,252 $ 23,468 $ 28,608
Loan Interest: + $ 25,482 + $ 24,721 + $ 23,876 + $ 21,333 + $ 13,734 + $ 902
Depreciation: + $ 12,186 + $ 12,186 + $ 12,186 + $ 12,186 + $ 12,186 + $ 0

Total Deductions: = $ 53,778 = $ 53,667 = $ 53,500 = $ 52,771 = $ 49,388 = $ 29,510

EQUITY ACCUMULATION
Property Value: $ 772,500 $ 819,545 $ 869,456 $ 1,007,937 $ 1,354,583 $ 1,820,447
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Year 1 Year 3 Year 5 Year 10 Year 20 Year 30

Appreciation: 3% 3% 3% 3% 3% 3%

Loan Balance: - $ 481,612 - $ 466,704 - $ 450,150 - $ 400,317 - $ 251,419 - $ 0
LTV Ratio: 62.3% 56.9% 51.8% 39.7% 18.6% -

Total Equity: = $ 290,888 = $ 352,841 = $ 419,306 = $ 607,620 = $ 1,103,164 = $ 1,820,447

SALE ANALYSIS
Equity: $ 290,888 $ 352,841 $ 419,306 $ 607,620 $ 1,103,164 $ 1,820,447
Selling Costs (3%): - $ 23,175 - $ 24,586 - $ 26,084 - $ 30,238 - $ 40,637 - $ 54,613

Sale Proceeds: = $ 267,713 = $ 328,254 = $ 393,222 = $ 577,382 = $ 1,062,527 = $ 1,765,834
Cumulative Cash Flow: + $ 3,390 + $ 12,332 + $ 24,250 + $ 67,867 + $ 221,483 + $ 479,631
Total Cash Invested: - $ 27,653 - $ 27,653 - $ 27,653 - $ 27,653 - $ 27,653 - $ 27,653

Total Profit: = $ 243,450 = $ 312,933 = $ 389,819 = $ 617,596 = $ 1,256,357 = $ 2,217,812

INVESTMENT RETURNS
Cap Rate (Purchase Price): 7.9% 8.3% 8.6% 9.5% 11.6% 14.1%
Cap Rate (Market Value): 4.6% 4.5% 4.5% 4.2% 3.8% 3.5%
Cash on Cash Return: 12.3% 17.5% 22.9% 37.5% 71.3% 112.6%
Return on Equity: 1.2% 1.4% 1.5% 1.7% 1.8% 1.7%
Return on Investment: 880.4% 1,131.6% 1,409.7% 2,233.4% 4,543.3% 8,020.1%
Internal Rate of Return: 880.4% 135.6% 77% 42.7% 28.6% 25.2%

FINANCIAL RATIOS
Rent to Value: 0.6% 0.6% 0.6% 0.5% 0.5% 0.4%
Gross Rent Multiplier: 14.15 14.43 14.71 15.45 17.03 18.78 
Equity Multiple: 9.8 12.32 15.1 23.33 46.43 81.2 
Break Even Ratio: 88.8% 86.5% 84.3% 79.1% 70.2% 62.9%
Debt Coverage Ratio: 1.1 1.15 1.2 1.32 1.61 1.96 
Debt Yield: 7.4% 8% 8.6% 10.7% 20.7% -
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Cash Flow Over Time

Operating Income Operating Expenses Cash Flow

Equity Over Time

Property Value Loan Balance Total Equity
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Recent Comparable Sales

Average Sale Price

$ 932,300 ($ 516/sq.ft.)
$ 750,000  -  $ 1,175,000

$ 417/sq.ft.  -  $ 558/sq.ft.

Estimated Property ARV Based on 
Average Price/Sq.Ft.

$ 1,031,400

Property Distance Similarity Type Beds Baths Sq.Ft. Sale Price Sale Date

2659 Buena Vista Ave
Lemon Grove, CA 91945

0 mi 100% Multi-Family
Built 1979

6 4 2,000 - -

A 7505-07 Mount Vernon St
Lemon Grove, CA 91945

0.23 mi 98.5% Multi-Family
Built 2000

6 4 1,847 $ 1,000,000
$ 541.42/sq.ft.

05/20/2025
Today

B 2723 Tish Ct
Spring Valley, CA 91977

1.2 mi 97.0% Multi-Family
Built 1973

6 4 2,106 $ 1,175,000
$ 557.93/sq.ft.

12/09/2024
162 Days Ago

C 2251-2253 Tyler Ct
Spring Valley, CA 91977

1.33 mi 86.1% Multi-Family
Built 1967

6 2 1,967 $ 820,000
$ 416.88/sq.ft.

11/25/2024
176 Days Ago

D 47 Helm
San Diego, CA 92114

1.22 mi 83.3% Multi-Family
Built 1953

6 2 1,530 $ 750,000
$ 490.20/sq.ft.

03/13/2025
68 Days Ago

E 8618-20 Valencia St
Spring Valley, CA 91977

1.18 mi 81.6% Multi-Family
Built 1990

5 3 1,650 $ 899,000
$ 544.85/sq.ft.

02/27/2025
82 Days Ago

F 7001-03 Mt Vernon St
Lemon Grove, CA 91945

0.79 mi 77.4% Multi-Family
Built 1960

5 2 1,750 $ 950,000
$ 542.86/sq.ft.

02/11/2025
98 Days Ago
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Recent Comparable Rental Listings

Average Listed Rent

$ 2,710 ($ 3.25/sq.ft.)
$ 2,300  -  $ 2,950

$ 2.96/sq.ft.  -  $ 3.68/sq.ft.

Estimated Property Rent Based on 
Average Rent/Sq.Ft.

$ 6,490

Property Distance Similarity Type Beds Baths Sq.Ft. Listed Rent Last Seen

2659 Buena Vista Ave
Lemon Grove, CA 91945

0 mi 100% Multi-Family
Built 1979

6 4 2,000 - -

A 8128 Dodie St
San Diego, CA 92114

1.13 mi 96.2% Multi-Family
Built 1954

2 1 625 $ 2,300
$ 3.68/sq.ft.

05/20/2025
Today

B 7160 Pearson St Unit B
La Mesa, CA 91941

1.11 mi 96.2% Multi-Family 3 1 900 $ 2,950
$ 3.28/sq.ft.

01/27/2025
113 Days Ago

C 1391 Skyline Dr
Lemon Grove, CA 91945

1.18 mi 96.0% Multi-Family
Built 1955

2 1 912 $ 2,700
$ 2.96/sq.ft.

01/28/2025
112 Days Ago

D 4035 Violet St Unit Newb
La Mesa, CA 91941

1.29 mi 95.5% Multi-Family 2 1 900 $ 2,895
$ 3.22/sq.ft.

10/31/2024
201 Days Ago

E 4035 Violet St
La Mesa, CA 91941

1.29 mi 95.5% Multi-Family 2 1 900 $ 2,895
$ 3.22/sq.ft.

10/29/2024
203 Days Ago

F 7738 Mt Vernon St Unit 2
Lemon Grove, CA 91945

0.24 mi 67.5% Condo 2 1 800 $ 2,495
$ 3.12/sq.ft.

10/09/2024
223 Days Ago
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Property Photos
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Report Created with DealCheck

DealCheck makes it easy to analyze rental properties, BRRRR’s, flips, wholesale and multi-family buildings, estimate 
cash flow, profit and investment returns, and find the best real estate deals in seconds.

See how fast you can find and analyze investment properties with DealCheck. Try it free at https://dealcheck.io.

Disclaimer

This Report is provided solely for general business information purposes. No advisory, fiduciary or other 
relationship is created by any acceptance or use of this Report.

The inclusion of this Report with any other materials does not constitute an endorsement by DealCheck of any third 
party or any third party’s products or services. The projected valuation, financial and investment return information, 
conclusions and other information contained in this Report are based upon tested methodologies for accuracy. 
However, such information and conclusions are not definitive forecasts, appraisals or opinions of valuations. All 
such information and conclusions are stated in terms of probability of likelihood based on market factors and 
information submitted to DealCheck, and such information and conclusions are not guaranteed by DealCheck and 
should not be construed as a certified appraisal or valuation, or investment advice.

DealCheck uses or has used public and/or confidential data and assumptions provided to DealCheck by third 
parties, and DealCheck has not independently verified the data and assumptions used in these analyses or data 
sets. Attributes for properties may be inaccurate because county assessor and property data records do not always 
include recent additions and/or modifications to property structures. Changes in the underlying data or operating 
assumptions, or any loss of access to any one or more sources will clearly impact the analyses, information and 
conclusions set forth in this Report.

DATA SOURCES

Comparable sales information and property data is collected from county records and other public sources.

Comparable rental listings data provided by © RentCast, 2020-2025. Use is subject to RentCast's Terms of Use.
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