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CENTER WITH IMMEDIATE UPSIDE
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INVESTMENT OVERVIEW
JLL has been exclusively retained to offer qualified investors the opportunity to acquire Citrus 
Town Center, a 57,617 square foot grocery-anchored retail center located in Covina, CA. 
Anchored by Baja Ranch Market and featuring established tenants including Del Taco, Avis 
Budget, Pizza Chalet, and Millie’s Restaurant, the property offers immediate value creation 
opportunities through many existing tenants currently on month-to-month lease structures 
and current occupancy of 87.5%.

With frontage along Citrus Avenue and Rowland Street, abundant parking, and strong 
demographics surrounding the property, Citrus Town Center presents a unique investment 
opportunity. The property’s grocery anchor and daily needs tenant mix surrounded by over 
179,000 people within a 3 mile radius presents a stable cashflow for a well located infill asset in 
the San Gabriel Valley.

Address
425 S Citrus Ave, 
Covina, CA 91723

Total Rentable Area
57,617 SF

Occupancy
87.5%

Year Built
1978

Acreage
5.2 Acres

Parcel No. (APN)
8444-021-005

Parking
4.82 Spaces : 1000 SF
278 Spaces

In Place NOI
$392,562

Year 3 Stabilized NOI
$1,458,865

PROPERTY SUMMARY

Click To View On Google Maps

I-10- 237,685 VPD
I-10- 237,685 VPD

Citrus Ave (24,357 VPD)

Citrus Ave (24,357 VPD)

Puente St (7,665 VPD)

Puente St (7,665 VPD)

WEST COVINA VILLAGE

COVINA 
DISTRICT FIELD

COVINA SQUARE

COVINA HIGH SCHOOL
1,650 Students

Rowland St (15,301 VPD)

Rowland St (15,301 VPD)

EASTLAND CENTER

COVINA PLAZA

INDIA FRESH

32

DEMOGRAPHICS
POPULATION 1-MILE 3-MILE 5-MILE
2025 Total Population 25,311 179,482 442,226

INCOME 1-MILE 3-MILE 5-MILE
2025 Avg Household Income $116,874 $129,676 $128,859

2030 Projected Avg Household Income $131,614 $146,170 $145,188

5 -Year Projected HH Income Growth 12.61% 12.72% 12.67%

HOUSEHOLDS 1-MILE 3-MILE 5-MILE
2025 Median Home Value $732,339 $737,921 $746,509

2030 Median Home Value $829,273 $844,744 $859,922

5-Year Projected Growth 13.24% 14.48% 15.19%

https://maps.app.goo.gl/rpLwWsbkn8H4u4rh9


INVESTMENT HIGHLIGHTS

Grocery Anchored Retail  Center with Near Term Upside
The Baja Ranch Market anchor is currently paying $9.19/SF which is significantly below market 
from comparable grocery store leases being signed in today’s market. This provides investors with 
downside protection and near-term upside. In addition, this creates a potential opportunity to 
fully mark anchor rents to market early in the hold period due to month to month lease tenancy.

Highly Dense Trade Area with Abundant Rooftops 
Surrounding the Property
Citrus Town Center benefits from the highly infill location with 180,000 people within a 3 mile 
radius of the center. The property provides a daily needs neighborhood shopping center for the 
residents immediately surrounding the property and greater community of Covina.

Baja Ranch offers high-quality neighborhood grocery shopping at competitive prices, 
specializing in premium fresh meats and produce. They feature authentic Mexican kitchens 
and bakeries alongside diverse products from Caribbean, Central/South American, and 
Spanish origins. According to Placer.ai the Covina location has about 25K visits per month 
and has a 1.32 visit frequency. Baja Ranch Market has 3 locations nationally, all of which are in 
California. The company was founded in 1979 in Monrovia, CA and have continued to expand 
to neighboring cities.

Headquarters Monrovia, CA

Website https://bajaranchmarkets.com/

309K
Annual Visits

+11.2%
Visits YoY

3
Locations

MTM Leases Provide Immediate NOI Growth Opportunity
The majority of tenants operate under month-to-month agreements, providing new ownership 
with exceptional flexibility to mark rents to market and negotiate improved lease terms 
immediately upon acquisition. This structure eliminates typical lease rollover constraints and 
accelerates value creation timelines.

Neighborhood Retail  Center With Strong Fundamentals
The property includes a grocer anchor, two outparcel pads, and easily accessible inline shops 
which bode well for strong tenant performance and visibility along Citrus Ave
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CITRUS TOWN CENTER OFFERS QUICK ACCESS 
TO KEY SOUTHERN CALIFORNIA DESTINATIONS

DESTINATION DISTANCE DRIVE TIME
1 Azusa Pacific University 3.29 mi 11 min
2 Cal Poly Pomona 4.33 mi 10 min
3 University of La Verne 6.92 mi 15 min
4 Ontario International Airport (ONT) 16.84 mi 25 min
5 Cal State Los Angeles 17.80 mi 40 min
6 Downtown Los Angeles 20.59 mi 48 min
7 Los Angeles International Airport (LAX) 31.07 mi 45 min

DRIVE TIMES 

LOS ANGELES (COVINA), CA

Puente St (7
,665 VPD)

Puente St (7
,665 VPD)

Citrus Ave (24,357 VPD)

Citrus Ave (24,357 VPD)

Citrus Town Center is 
surrounded by over 179,000 

people within 3 miles

Well Performing National 
Tenant Lineup
Citrus Town Center features a line-up of retailers 
performing at the top tier of their chain averages.

Top 1%
Nationwide

#1
15 Mile Radius

Top 23%
15 Mile Radius

Top 37%
Nationwide

193 Beds

DOWNTOWN 
COVINA
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Vacant
(Suite 471)

SITE PLAN TENANT ROSTER

 SUITE    TENANT     SF LEASE EXP.

425 Baja Ranch Market  35,250 MTM

403 Millie's Restaurant Bakery  4,925 MTM

471 Pizza Chalet  3,000 MTM

459 Del Taco  1,848 Apr-38

411 Fine Jewelry  1,534 MTM

405 Avis Budget  1,030 Dec-28

441 Eiffel Nails  1,000 Sep-27

453 Boba Tea Lounge  936 MTM

451 Covina Tobacco  900 MTM

LEASED SF  50,423 

408 Vacant  1,030 

443 Vacant  1,500 

447 Vacant  1,200 

457 Vacant  1,464 

461 Vacant  2,000 

VACANT SF  7,194 

TOTAL SF  57,617 

=  Vacant

98



DISCLAIMER
©2025 Jones Lang LaSalle IP, Inc. All rights reserved. This presentation has been prepared solely for informational purposes. The presentation is 
confidential and may not be reproduced. The contents of this presentation are not to be construed as legal, accounting, business or tax advice. 
About JLL: For over 200 years, JLL (NYSE: JLL), a leading global commercial real estate and investment management company, has helped clients 
buy, build, occupy, manage and invest in a variety of commercial, industrial, hotel, residential and retail properties. A Fortune 500® company with 
annual revenue of $23.4 billion and operations in over 80 countries around the world, our more than 112,000 employees bring the power of a global 
platform combined with local expertise. Driven by our purpose to shape the future of real estate for a better world, we help our clients, people 
and communities SEE A BRIGHTER WAY SM. JLL is the brand name, and a registered trademark, of Jones Lang LaSalle Incorporated. For further 
information, visit jll.com. The information contained herein is proprietary and confidential and may contain commercial or financial information, 
trade secrets and/or intellectual property of JLL and/or its affiliates. Although the information used in this presentation was taken from sources 
believed to be reliable, there is no representation, warranty or endorsement (expressed or implied) made as to the accuracy, reliability, adequacy or 
completeness of any information or analysis contained herein. JLL expressly disclaims any and all liability that may be based on such information, 
errors therein or omissions there from. Certain information in this presentation constitutes forward-looking statements. Due to various risks, 
uncertainties and assumptions made in our analysis, actual events or results or the actual performance of the types of financing and values 
covered by this presentation may differ materially from those described. The information herein reflects our current views only, are subject to 
change, and are not intended to be promissory or relied upon. Any opinion or estimate of value of any asset in this presentation is based upon 
the high-level preliminary review by JLL. It is not the same as the opinion of value in an appraisal developed by a licensed appraiser under the 
Uniform Standards of Professional Appraisal Practice. JLL expressly disclaims any liability for any reliance on any opinion or estimate of value in 
this presentation by any party.

Real estate brokerage services are provided through Jones Lang LaSalle Americas, Inc. or Jones Lang LaSalle Americas (Illinois) LP. Jones Lang 
LaSalle Americas, Inc. is a licensed real estate broker in 49 states. CA RE license #01223413 and NV RE license #B.1001002.CORP. Jones Lang LaSalle 
Americas (Illinois) LP is a licensed real estate broker in Illinois. Corporate headquarters are located at 200 East Randolph Drive, Chicago, IL 60601.

Mortgage brokerage services in Nevada are provided by JLL Nevada Inc.

Loan origination and servicing services are provided by JLL Real Estate Capital, LLC.

Securities brokerage services are provided by Jones Lang LaSalle Securities LLC or HFF Securities LP, members of FINRA/SIPC.
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LOS ANGELES (COVINA), CA

INVESTMENT ADVISORS

Geoff Tranchina
Senior Managing Director
JLL Capital Markets
+1 310 694 3180
geoff.tranchina@jll.com
CA Lic # 01435512

Gleb Lvovich
Senior Managing Director
JLL Capital Markets
+1 949 798 4115
gleb.lvovich@jll.com
CA Lic #01496699

Daniel Tyner
Managing Director
JLL Capital Markets
+1 949 798 4125
daniel.tyner@jll.com
CA Lic # 01959818

ANALYTICAL
SUPPORT

Kelli Patla
Analyst
JLL Capital Markets
+1 949 201 3881
kelli.patla@jll.com
CA Lic #02214843

FINANCING 
ADVISOR

Spencer Seibring
Director
JLL Capital Markets
+1 949 885 2948
spencer.seibring@jll.com
CA Lic #02056224

Tess Berghoff
Director
JLL Capital Markets
+1 602 501 0738
tess.berghoff@jll.com
RE Lic #02064313


