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PROPERTY HIGHLIGHTS 
• Opportunity Zone investment opportunity!  Ideally suited for development with a 10 

year hold as rental property with sales of individual condos as the exit strategy   
• Opportunity Zone benefits include immediate deferral of capital gain tax, discounts on 

capital gain tax of 10% to 15% if held for 5-7 years, tax free treatment on all 
appreciation if held for 10+ years   

• 1.8 acre development site approved for 8 units consisting of four 2 unit complexes 
• Grading plans approved by City of San Juan Capistrano and permits ready to pull 
• Building plans approved by City of San Juan Capistrano and permits ready to pull 
• Subdivision Improvement Agreement (SIA) approved by the City of San Juan Capistrano 
• Large 3 bedroom townhouse units of approximately 1,554 square feet 
• Each unit features attached 2 car garages with direct access into the unit 
• Each unit has its own backyard 
• Excellent location in Orange County California near the Mission in downtown San Juan 

Capistrano and less than 4 miles to the beaches in Dana Point 
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DISCLAIMER 
 
This property brochure has been prepared to provide summary information to prospective 
purchasers, partners and/or lenders.  The material contained herein is confidential and the 
recipient agrees to keep all material contained herein confidential.  The information is 
furnished solely for the purpose of considering investment in the property described herein 
and is not to be copied or used for any purpose or made available to any other person 
without the express written consent of PFW Partners LLC.  The information contained herein 
is not a substitute for a complete and thorough Due Diligence investigation.  The information 
contained in this package has been obtained from sources we believe to be reliable, however 
PFW Partners, LLC and its agents have not verified nor made any investigations as to the 
accuracy of any information.  PFW Partners LLC makes no warranty or representation 
whatsoever with regard to the accuracy or completeness of the information, income or 
expenses for the subject property, the square footage of the improvements, future 
performance of the properties, the presence or absence of contaminating materials, asbestos, 
PCB’s or molds and funguses or the compliance with State and Federal Laws.  Any pro formas, 
projections, estimates and assumptions used are for example only and do not necessarily 
represent the future success or performance of the properties or real estate market. 
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(source – Google Earth) 
 

PROPERTY DESCRIPTION 
 
A rare investment opportunity to develop an 8 unit condominium multi-residential project 
ready for development to start immediately.  The existing ownership group, PFW Partners 
LLC, has successfully guided this project through the permitting process with the City of San 
Juan Capistrano, creating immediate value for development in one of the few Opportunity 
Zones located in Southern Orange County, California.  The project provides a unique ability for 
future asset management with options for the ownership group to take full advantage of the 
Opportunity Zone benefits by developing the units from the ground up, generating rental 
income from the units during a 5 to 7 to 10 year hold period and then selling the condos as 
individual units at any time during the ownership hold period.  This offers an owner a unique 
ability to manage its cash flow and liquidity throughout the ownership hold period.   
 
The 8 unit project will consist of 4 duplexes, each with 2 units that offer 3 bedrooms, 3 baths, 
interior laundry, 2 car attached garage, individual large deck and a patio leading to the 
backyard.  The property is located within minutes of I5 access and is within walking distance 
to the historic Mission San Juan Capistrano and Downtown San Juan Capistrano.    
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PROPOSED DEVELOPMENT 

Number of Units:     8 

Unit Mix:      (8) 3BR/2.5BA  

Parcel Numbers:     649-271-69, 70, 71, 72, 73 & 74 

Total project development size:   1.8 acres 

Unit square footage:     1,554 square feet 

Total square footage:     12,432 square feet 
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Note:  images above are artist renderings only and are not to imply the project will consist of 
everything as drawn.   

  



DEVELOPMENT OPPORTUNITY – OPPORTUNITY ZONE 
DON JUAN VILLAS - 8 CONDOMINIUM UNITS 

SAN JUAN CAPISTRANO, CA 92675 

PFW PARTNERS LLC – 30251 Golden Lantern Suite E122 – Laguna Niguel CA  92677 6 

949-456-9577 or 949-433-3333 for more information 

AERIALS 

Downtown
Mission San Juan
Capistrano

Pacific Ocean

Subject

Subject

Mark
Polygonal Line

Mark
Line

Mark
Line

Mark
Polygonal Line



DEVELOPMENT OPPORTUNITY – OPPORTUNITY ZONE 
DON JUAN VILLAS - 8 CONDOMINIUM UNITS 

SAN JUAN CAPISTRANO, CA 92675 

PFW PARTNERS LLC – 30251 Golden Lantern Suite E122 – Laguna Niguel CA  92677 7 

949-456-9577 or 949-433-3333 for more information 

(Source:  Google Earth) 

OPPORTUNITY ZONE MAP  

San Juan Capistrano CA - Census Tract 06059042312 

(Source:  https://www.cims.cdfifund.gov/preparation/?config=config_nmtc.xml) 

https://www.cims.cdfifund.gov/preparation/?config=config_nmtc.xml
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OPERATING DATA IF RETAINED AS RENTAL PROJECT 

3 BR/2.5 BA – 1,554 square feet unit Projected rent = $3,500 per unit ($2.25 per ft) 

8 units total  Projected gross monthly =  $28,000 

Gross Annual Income:  $336,000 

Vacancy (3.0%) $  10,080 

Gross Operating Income: $325,920 

Operating Expenses (25.5%): $  83,114 

Net Operating Income: $242,806 

Note:  See Quick CMA for support on rental rates. 

PROJECTED PRICE PER UNIT IF SOLD AS INDIVIDUAL CONDO 

Price per unit – new construction (no Mello Roos) $ 750,000 ($483 per square foot) 

Less:  Sales Commission (3.0%) $   22,500 

Less:  Transaction Costs (1.0%) $      7,500 

Net proceeds per Unit: $  720,000 

Total net proceeds – 8 Units:  $5,760,000 

Total proceeds if held until year 10 and then sold: $7,740,958 

(assumes 3% annual growth) 
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RENTAL RATE COMPARABLES 

(Source:  CRMLS – Mark Williams, Broker DRE #01384695) 

Note that the above rental comparables are for properties built in 1996 or earlier (all more than 
23 years old).  There are no comparables for newly constructed rental properties.  The 
projected rent of $2.25 per square foot for the Don Juan Villas units reflects a 10% premium for 
new construction.  
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CLOSED SALE COMPARABLES 

(Source:  CRMLS – Mark Williams, Broker DRE #01384695) 

Note that the above sales are in Taylor Morrison’s The Cove project in the Pacifica San Juan 
development.  The above properties have HOA Dues of $467 per month and have Mello 
Roos/CFD assessments.  The combined property tax and Mello Roos assessments are approx. 
1.47% per annum.  The Don Juan Villas project will have NO Mello Roos which adds value to the 
projected per square foot price.     

The conforming loan limit and FHA/VA loan limit for Orange County as of January 2020 is 
$765,600 and financing is available for purchases with as little as 5.0% down for conventional 
loans, 3.5% down for FHA loans and 0% down for VA loans.  We believe these properties would 
support a $750,000 sales price if they were available for sale in the current market.   




