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922 L Street
Sanger, CA 93657

Address

320-172-07
APN

Six Single-Story Buildings
Number of Buildings

6
Total Units

4,140
Square Footage

0.43 Acres
Lot Area

1959
Year Built

R3
Zoning

View on
Google Maps

L S tr e e t  Apar tmen t s

https://maps.app.goo.gl/g81sBqVHihADRMs36


Investment SummaryInvestment Summary

LIMITED EXPENSE RISK
Tenants pay for 100% of their utilities — sewer, water, and trash included — an uncommon arrangement that shields ownership from 
expense creep and keeps the operating expense load exceptionally low.

RECENT IMPROVEMENTS
Ownership has recently completed extensive updates, including but not limited to: brand-new AC mini-splits, updated interiors with new 
fixtures and finishes, new electrical panels, and new appliances. As a result, a buyer's exposure to near-term capital expenditures has been 
significantly reduced.

DESIREABLE PROPERTY LAYOUT
Each unit is its own standalone building, with space between neighboring units. Tenants find this layout desirable — it offers more privacy 
and less noise with no shared walls — which supports premium rents.

$950,000
PRICE

7.37%
CAP RATE

$158,333
PRICE PER UNIT

$

9.31
GRM

Property HighlightsProperty Highlights
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Rent RollRent Roll

UNIT TYPE

2 Bed 1 Bath

2 Bed 1 Bath

2 Bed 1 Bath

2 Bed 1 Bath

2 Bed 1 Bath

2 Bed 1 Bath

922 A

922 B

922 C

928 A

928 B

928 C

Property Total

CURRENT RENT

 $1,400

$1,400

$1,400

$1,400

$1,400

$1,500

$8,500

MARKET RENT

$1,500

$1,500

$1,500

$1,500

$1,500

$1,500

$9,000

UNIT                               SF

 690

690

730

690

730

730



INCOME
Potential Gross Income

Vacancy 

Effective Rental Income

EXPENSES
Repairs, Maintenance, Turnover

Utilities - Tenants Fully Responsible

Insurance

Admin, Legal

Pest Control and Landscaping

Property Taxes (1.21641% of Value)

Sanger Landscape Tax

Reserves

Total Expenses

% of ERI

Per Unit

NET OPERATING INCOME

CAP RATE 

CURRENT RENT

5.0%

 Per Unit 

$750

$0

$1,000

$167

$600

$1,926

$5

$200

$4,447 

$102,000

($5,100)

$96,900

 

Annual

$4,500

$0

$5,000

$1,000

$3,600

$11,553 

$29 

$1,200 

$26,882 

27.7%

$4,480

$70,018

7.37%

The information in this document is being provided in good faith using data from sources deemed reliable, and in no way do we verify or guarantee the ultimate accuracy of information contained herein, including without limitation: values of properties; square footage; zoning
or land use; any condition of title; land borders or boundaries. You understand that this document contains abbreviated or summary versions of key facts or data and are not intended to be comprehensive or all-inclusive lists of information. No warranty or representation,
expressed or implied, is made by the agent, the broker of record, or our company as to the accuracy of the information contained herein or any other written or oral communication.

Cash FlowCash Flow

MARKET RENT PROFORMA

5.0%

 Per Unit 

$750

$0

$1,000

$167

$600

$1,926

$5

$200

$4,447 

$108,000

($5,400)

$102,600

Annual

$4,500

$0

$5,000

$1,000

$3,600

$11,553

$29

$1,200 

$26,882 

26.2%

$4,480

$75,718

7.97%



Rent ComparablesRent Comparables

ADDRESS

1530 Edgar Ave

1240 J St

331 Morton Ave

Market Average

UNIT TYPE

2 Bed 1 Bath

2 Bed 1 Bath

2 Bed 1 Bath

UNIT SIZE (SF)

720

720

710

RENT

$1,395

$1,350

$1,350

$1,378

RENT PSF

$1.94

$1.88

$1.95

DISTANCE FROM
SUBJECT PROPERTY

1 Mile

0.5 Miles

1 Mile

YEAR BUILT

1968

1930

1940

2 Bedroom | 1 Bath Rent Comps in Sanger

CITY

Sanger

Sanger

Sanger



GRM

15.7

8.28

13.21

9.43

9.31

11.32

SF

11,432

3,976

3,936

5,338

5,242

4,140

CITY

Kingsburg

Fresno

Fresno

Lemoore

Sanger

Sanger

ADDRESS

1426 Church Street

2452 9th St

850 Pine Ave

1178 Beverly Dr

1240 J St

922 L St

  Market Averages Excluding Subject

CAP RATE

3.98%

7.87%

3.40%

5.33%

7.39%

5.15%

Sale ComparablesSale Comparables

UNITS

15

6

8

6

6

6

YEAR BUILT

1971

1963

1937

1976

1930

1959

PRICE PSF

$192

$201

$235

$180

$181

$229

$198

SALE PRICE

$2,200,000

$800,000

$925,000

$960,000

$950,000

$950,000

SALE DATE

04/16/2026

05/29/2026

04/24/2026

06/22/2026

07/13/2026

Subject

PRICE PER UNIT

$146,667

$133,333

$115,625

$160,000

$158,333

$158,333

$150,500



LocationLocation

University of the Pacific

4

NAVY DR

Jensen Avenue

Walmart
Supercenter

Sanger High
School

Rotary Ball
Park

Madison
Elementary

Greenwood
Park

Washington Academic
Middle School

Subject PropertySubject Property

Lincoln
Park

Academy Avenue

Pitman
Farms

Hart
Cooley

Western Grain
& Milling

Sanger Cold
Storage

Fresno Fab
Tech

Faller
Park

Sanger Academy
Charter



Sanger, CASanger, CA

Sanger is a growing Fresno County community of approximately 28,000 residents, 
offering a small-town environment within the broader Fresno metropolitan area. Rooted 
in agriculture since the early 1900s, the city has steadily diversified into food processing, 
manufacturing, and distribution, aided by its location at the crossroads of Highways 99 
and 180.

Situated about 13 miles southeast of Fresno, Sanger gives residents easy access to one of 
the Central Valley's largest employment hubs (population over 930,000), spanning
 healthcare, education, government, agriculture, food processing, logistics, and retail — 
while retaining a lower cost of living and family-oriented character. 
Fresno Yosemite International Airport is roughly 12 miles away.

Sanger's affordability, steady residential growth (hundreds of new homes recently added, 
with more master-planned subdivisions underway), and young demographics — 
a median age near 32, a large under-18 population, and roughly 84% family households 
— support strong ongoing demand for rental housing.

Sanger also serves as a gateway to the Sierra Nevada foothills, with Kings Canyon and 
Sequoia National Parks about 40 miles east and Pine Flat Lake nearby. Together, 
these fundamentals — affordability, employment access, and quality of life — position 
Sanger as an attractive, growth-driven multifamily investment market.

CITY OVERVIEW

DEMOGRAPHICS - WITHIN 2 MILE RADIUS OF PROPERTY

28,304
POPULATION

8,349
TOTAL HOUSEHOLDS

$109,745
2031 PROJECTED AVERAGE HOUSEHOLD INCOME

*ESRI 2026

$97,452
2025 AVERAGE HOUSEHOLD INCOME



Any information provided with this Offering Memorandum shall be considered strictly confidential at all times.  As an express condition
of you receiving and reviewing this Offering Memorandum you agree to treat its contents confidential and to ensure that anyone you
provide this information, in whole or in part, agrees to keep the contents strictly confidential as well.  We reserve the right to issue
you a recall notice, in which case you agree to return this information to us and to recover and transmit any copies you have furnished
to other parties, including prospective purchasers. 

You also understand that the information in this Offering Memorandum is being provided in good faith and largely using information
provided by our client or public resources, and that in no way do we verify or guarantee the ultimate accuracy of information
contained herein, including without limitation: values of properties; square footage; zoning or land use; actual versus projected NOI
figures; the strength or intentions of any tenant; any condition of title; area tenants or tenant mixes; comparable sales; land borders
or boundaries; the existence or absence of any hazardous materials or substances; the topography or suitability of land for construction
or expansion; and/or the coverage, duties or limitations imposed by any CC&Rs, DDAs, REAs or otherwise. 

You and your client’s due diligence (once in escrow) is the opportunity you have to complete a final verification of any information
you determine is necessary for vetting the property or properties and you may not rely on information in this Offering Memorandum. 

You also understand that this Offering Memorandum contains abbreviated or summary versions of key facts or data and are not
intended to be comprehensive or all-inclusive list of information.  No warranty or representation, expressed or implied, is made by
the owner, the agent, the broker of record or our company  as to the accuracy of the information contained herein or any other
written or oral communications.   

We expressly disclaim any liability connected with the information or other communications made in the course of listing, negotiating,
escrow, closing or post-closing.  

This Offering Memorandum is subject to modification, rescission, termination or withdrawal, with or without notice. It is not deemed
to be an offer to sell any property. The property owner  or owners shall have no legal commitment or obligation to any interested
party reviewing this Offering Memorandum to accept an offer or respond to an offer.  

DISCLAIMER AND DISCLOSURE AGREEMENT
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