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OFFERING MEMORANDUM

LIST PRICE

$2,475,000
CLICK HERE FOR A

3D Matterport Virtual Tour

https://my.matterport.com/show/?m=nn3KZfWSv6q
https://my.matterport.com/show/?m=nn3KZfWSv6q


All materials and information received or derived from Lyon Stahl Investment Real Estate, its directors, officers, agents, advisors, affiliates and/or any third party sources are
provided without representation or warranty as to completeness, veracity, or accuracy, condition of the property, compliance or lack of compliance with applicable

governmental requirements, developability or suitability, financial performance of the property, or projected financial performance of the property for any party's intended
use or any and all other matters.

Neither Lyon Stahl Investment Real Estate, its directors, officers, agents, advisors, or affiliates makes any representation or warranty, express or implied, as to accuracy or
completeness of the any materials or information provided, derived, or received. Materials and information from any source, whether written or verbal, that may be furnished
for review are not a substitute for a party's active conduct of its own due diligence to determine these and other matters of significance to such party. Lyon Stahl Investment

Real Estate will not investigate or verify any such matters or conduct due diligence for a party unless otherwise agreed in writing.

EACH PARTY SHALL CONDUCT ITS OWN INDEPENDENT INVESTIGATION AND DUE DILIGENCE.

Any party contemplating or under contract or in escrow for a transaction is urged to verify all information and to conduct their own inspections and investigations including
through appropriate third party independent professionals selected by such party. All financial data should be verified by the party including by obtaining and reading
applicable documents and reports and consulting appropriate independent professionals. Lyon Stahl Investment Real Estate makes no warranties and/or representations

regarding the veracity, completeness, or relevance of any financial data or assumptions. Lyon Stahl Investment Real Estate does not serve as a financial advisor to any party
regarding any proposed transaction. All data and assumptions regarding financial performance, including that used for financial modeling purposes, may differ from actual

data or performance. Any estimates of market rents and/or projected rents that may be provided to a party do not necessarily mean that rents can be established at or
increased to that level. Parties must evaluate any applicable contractual and governmental limitations as well as market conditions, vacancy factors and other issues in

order to determine rents from or for the property.

Legal questions should be discussed by the party with an attorney. Tax questions should be discussed by the party with a certified public accountant or tax attorney. Title
questions should be discussed by the party with a title officer or attorney. Questions regarding the condition of the property and whether the property complies with

applicable governmental requirements should be discussed by the party with appropriate engineers, architects, contractors, other consultants and governmental agencies.
All properties and services are marketed by Lyon Stahl Investment Real Estate in compliance with all applicable fair housing and equal opportunity laws.

DISCLAIMER NOTICE
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110 S Kings Rd is a 3-unit multifamily investment opportunity in Los
Angeles, offered at $2,475,000 ($825,000/unit), reflecting a 6.34%

current cap rate and a 12.59 GRM. Pro forma rents reflect a 49.56%
increase in scheduled income, highlighting meaningful value-add

upside.

Built in 1937, the property totals approximately 4,826 SF on a 7,026 SF
lot ($513/SF). The property features a unit mix of (1) 2+2 (2) 3+2, with

6 on-site parking spaces.

110 S Kings Rd is well positioned in Los Angeles, CA 90048, close to
major employment centers, retail corridors and transit, in a rental

market characterized by consistent demand and long-term
appreciation.

THE OFFERING
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Address

List Price

Total Units

Total Building Sq.
Ft.

Total Lot Size

Year Built

Price / Unit

Price / Sq. Ft.

Zoning

APN

Rent Control

Parking

INVESTMENT HIGHLIGHTS

3-unit multifamily asset in Los Angeles, built in 1937

Priced at a 12.59 GRM and 6.34% current cap rate

49.56% rental upside to pro forma rents

Unit mix of (1) 2+2 (2) 3+2

Subject to LA RSO rent control

6 on-site parking spaces

110 S Kings Rd
Los Angeles, CA 90048

$2,475,000

3

4,826 SF

7,026 SF

1937

$825,000

$512.85

LA R3

5511-016-003

LA RSO

6 spaces

PROPERTY DETAILS
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PROPERTY PHOTOS
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PROPERTY PHOTOS

10



PROPERTY PHOTOS
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UNIT MIX

Unit Type Units % of Units Avg Current Rent Current Total Pro Forma Rent Pro Forma Total Loss to Lease

3+2 2 67% $6,436 $12,871 $10,000 $20,000 36%

2+2 1 33% $3,310 $3,310 $4,500 $4,500 26%

TOTALS 3 $5,394 $16,181 $24,500

SCHEDULED INCOME SUMMARY

Current Pro Forma

Total Scheduled Rent (Monthly) $16,181 $24,500

Additional Income $0 $0

Parking $200 $0

SCEP $0 $0

Monthly Scheduled Gross Income $16,381 $24,500

Annualized Scheduled Gross Income $196,572 $294,000

At a Glance

Rental Upside 49.56%

Average Unit Size 1,609 SF

Utilities Paid by Tenant Gas and Electric

Rent Control LA RSO

Occupancy 100%

I N C O M E  B R E A K D O W N  ·  C U R R E N T

$16,381
M O N T H L Y  I N C O M E

Scheduled Rent 99% Parking 1%

RENT SUMMARY
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1 3+2 Townhome 0 $2,871 $2,871 $10,000 $10,000

2 2+2 Townhome 0 $3,310 $3,310 $4,500 $4,500

3 3+2 Vacant/Townhome 0 $10,000 $10,000 $10,000 $10,000

TOTAL RENTAL INCOME $16,181 $24,500

Additional Income $0 $0

Parking $200 $0

SCEP $0 $0

TOTAL MONTHLY INCOME $16,381 $24,500

TOTAL ANNUAL INCOME $196,572 $294,000

Unit # Bdrms /
Baths Notes +/- Sq.

Ft
Monthly Rent /

Average
Total Monthly

Income
Pro Forma Rent /

Unit
Pro Forma

Total

RENT ROLL

14
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Annualized Operating Data Current % Pro Forma %

Scheduled Gross Income $196,572 $294,000

Vacancy Rate Reserve $0 0.00% $0 0.00%

Gross Operating Income $196,572 $294,000

Operating Expenses $39,724 20.21% $39,724 13.51%

NET OPERATING INCOME $156,849 $254,277

Debt Service $118,800 $118,800

Pre-Tax Cash Flow $38,049 7.69% $135,477 27.37%

Principal Reduction $11,794 $11,794

Total Return Before Taxes $49,843 10.07% $147,271 29.75%

Vacancy & expense percentages are of Scheduled Gross Income; cash flow & total return of the down
payment.

Annualized Expenses (*estimated) Current Pro Forma

New Taxes (1.21% Purchase Price) $29,948 $29,948

Direct Assessments ($) $0 $0

Repairs & Maintenance ($650/Unit) $1,950 $1,950

Insurance ($1/SF) $4,826 $4,826

Utilities ($1000/Unit) $3,000 $3,000

Trash ($/Month) $0 $0

Landscaping ($/Month) $0 $0

Pest Control ($/Month) $0 $0

Property Management (0% SGI) $0 $0

TOTAL EXPENSES $39,724 $39,724

Expenses as % of SGI 20.21% 13.51%

Per Sq. Ft. $8.23 $8.23

Per Unit $13,241 $13,241

INCOME & EXPENSES
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Property Address 110 S Kings Rd

List Price: $2,475,000

Down Payment: 20.0% $495,000

Number of Units: 3

Cost per Unit: $825,000

Current GRM: 12.59

Pro Forma GRM: 8.42

Current CAP: 6.34%

Pro Forma CAP: 10.27%

Year Built: 1937

Approx. Lot Size: 7,026 SF

Approx. Gross RSF: 4,826 SF

Cost per RSF: $512.85

Proposed Financing

First Loan Amount: $1,980,000

Interest Rate: 6.00%

Amortization: 30 yrs

Fixed Period: 30 yrs

Monthly Payment: $9,900

DCR: 1.32

Annualized Expenses *Estimated

New Taxes (1.21% Purchase Price): $29,948

Repairs & Maintenance ($650/Unit): $1,950

Insurance ($1/SF): $4,826

Utilities ($1000/Unit): $3,000

Total Expenses: $39,724

Expenses as % of SGI: 20.21%

Per Unit: $13,241

Annualized Operating Data

Current Rents Pro Forma Rents

Scheduled Gross Income: $196,572 $294,000

Vacancy Rate Reserve: $0 0.00% *1 $0 0.00% *1

Gross Operating Income: $196,572 $294,000

Operating Expenses: $39,724 20.21% *1 $39,724 13.51% *1

Net Operating Income: $156,849 $254,277

Loan Payments: $118,800 $118,800

Pre-Tax Cash Flow: $38,049 7.69% *2 $135,477 27.37% *2

Principal Reduction: $11,794 $11,794

Total Return Before Taxes: $49,843 10.07% *2 $147,271 29.75% *2

*1 As a percent of Scheduled Gross Income    *2 As a percent of Down Payment

Scheduled Income

# Units Bd/Ba Notes Rent Total PF Rent PF Total

1 3+2 Townhome $2,871 $2,871 $10,000 $10,000

1 2+2 Townhome $3,310 $3,310 $4,500 $4,500

1 3+2 Vacant/Townhome $10,000 $10,000 $10,000 $10,000

Monthly Scheduled Gross Income $16,381 $24,500

Annualized Scheduled Gross Income $196,572 $294,000

Utilities Paid by Tenant: Gas and Electric  •  Rental Upside: 49.56%

FINANCIAL ANALYSIS
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110 S KINGS RD

Los Angeles, CA 90048

Subject Property

Price: $2,475,000 Bldg Size: 4,826 SF

No. Units: 3 Price/SF: $512.85

GRM: 12.59 CAP: 6.34%

$/Unit: $825,000

8360 W 1ST ST

Los Angeles, CA 90048

Sold 3/2/2026

Price: $1,850,000 Bldg Size: 4,816 SF

No. Units: 4 Price/SF: $384.14

GRM: 11.40 CAP: 5.70%

$/Unit: $462,500

6152 ORANGE ST

Los Angeles, CA 90048

Sold 2/26/2026

Price: $1,600,000 Bldg Size: 3,589 SF

No. Units: 4 Price/SF: $445.81

GRM: 18.82 CAP: 3.45%

$/Unit: $400,000

SALE COMPS
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6361 ORANGE ST

Los Angeles, CA 90048

Sold 1/29/2026

Price: $1,849,000 Bldg Size: 4,106 SF

No. Units: 3 Price/SF: $450.32

GRM: 14.52 CAP: 4.48%

$/Unit: $616,333

6366 ORANGE ST

Los Angeles, CA 90048

Sold 10/17/2025

Price: $2,300,000 Bldg Size: 5,684 SF

No. Units: 4 Price/SF: $404.64

GRM: 18.76 CAP: 3.46%

$/Unit: $575,000

6531 ORANGE ST

Los Angeles, CA 90048

Sold 6/12/2025

Price: $1,749,000 Bldg Size: 4,653 SF

No. Units: 4 Price/SF: $375.89

GRM: 14.25 CAP: 4.56%

$/Unit: $437,250

SALE COMPS
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6356 ORANGE ST

Los Angeles, CA 90048

Sold 2/13/2026

Price: $1,549,000 Bldg Size: 5,426 SF

No. Units: 4 Price/SF: $285.48

GRM: 19.86 CAP: 3.27%

$/Unit: $387,250

6420 ORANGE ST

Los Angeles, CA 90048

Sold 12/2/2025

Price: $1,700,000 Bldg Size: 4,687 SF

No. Units: 4 Price/SF: $362.71

GRM: 15.10 CAP: 4.30%

$/Unit: $425,000

123 N HARPER AVE

Los Angeles, CA 90048

Sold 10/27/2025

Price: $2,175,000 Bldg Size: 4,936 SF

No. Units: 4 Price/SF: $440.64

GRM: 13.87 CAP: 4.69%

$/Unit: $543,750

SALE COMPS

22
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543 N LA JOLLA AVE

Los Angeles, CA 90048

Sold 9/19/2025

Price: $2,915,000 Bldg Size: 4,153 SF

No. Units: 3 Price/SF: $701.90

GRM: 24.29 CAP: 2.68%

$/Unit: $971,667

6337 W 6TH ST

Los Angeles, CA 90048

Sold 5/15/2025

Price: $1,960,000 Bldg Size: 2,771 SF

No. Units: 3 Price/SF: $707.33

GRM: 13.33 CAP: 4.88%

$/Unit: $653,333

448 N HAYWORTH AVE

Los Angeles, CA 90048

Sold 7/10/2025

Price: $1,825,000 Bldg Size: 4,641 SF

No. Units: 4 Price/SF: $393.23

GRM: 13.70 CAP: 4.74%

$/Unit: $456,250

SALE COMPS

23
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SALE COMPS MAP
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Address Price Units Yr Built Bldg SF GRM Cap Rate $/SF $/Unit COE Unit Mix

8360 W 1st St
Los Angeles, CA 90048

$1,850,000 4 1936 4,816 11.40 5.70% $384.14 $462,500 3/2/2026 (3)2+1, (1)1+1

6152 Orange St
Los Angeles, CA 90048

$1,600,000 4 1935 3,589 18.82 3.45% $445.81 $400,000 2/26/2026 (2)2+1, (2)1+1

6361 Orange St
Los Angeles, CA 90048

$1,849,000 3 1936 4,106 14.52 4.48% $450.32 $616,333 1/29/2026 (3)2+1

6366 Orange St
Los Angeles, CA 90048

$2,300,000 4 1929 5,684 18.76 3.46% $404.64 $575,000 10/17/2025 (4)2+1

6531 Orange St
Los Angeles, CA 90048

$1,749,000 4 1937 4,653 14.25 4.56% $375.89 $437,250 6/12/2025 (2)2+1, (2)1+1

6356 Orange St
Los Angeles, CA 90048

$1,549,000 4 1938 5,426 19.86 3.27% $285.48 $387,250 2/13/2026 (4)2+1

6420 Orange St
Los Angeles, CA 90048

$1,700,000 4 1937 4,687 15.10 4.30% $362.71 $425,000 12/2/2025 (2)2+1, (2)1+1

123 N Harper Ave
Los Angeles, CA 90048

$2,175,000 4 1937 4,936 13.87 4.69% $440.64 $543,750 10/27/2025 (2)2+1, (2)1+1

The remaining comps, averages and the subject continue on the next page ▸

SALE COMPS ANALYSIS
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Address Price Units Yr Built Bldg SF GRM Cap Rate $/SF $/Unit COE Unit Mix

543 N La Jolla Ave
Los Angeles, CA 90048

$2,915,000 3 1928 4,153 24.29 2.68% $701.90 $971,667 9/19/2025 (2)3+2, (1)1+1

6337 W 6th St
Los Angeles, CA 90048

$1,960,000 3 1927 2,771 13.33 4.88% $707.33 $653,333 5/15/2025 (2)2+2, (1)1+1

448 N Hayworth Ave
Los Angeles, CA 90048

$1,825,000 4 1926 4,641 13.70 4.74% $393.23 $456,250 7/10/2025 (4)2+1

100 N Kings Rd
Los Angeles, CA 90048

$2,300,000 4 1936 5,003 13.31 4.88% $459.72 $575,000 1/7/2025 (1)2+2, (3)2+1

6327 Drexel Ave
Los Angeles, CA 90048

$1,950,000 3 1928 2,868 16.67 3.90% $679.92 $650,000 10/31/2024 (2)2+1, (1)0+1

126 S Kings Rd
Los Angeles, CA 90048

$2,055,000 4 1937 4,724 15.13 4.30% $435.01 $513,750 8/5/2024 (4)2+1

8256 Blackburn Ave
Los Angeles, CA 90048

$1,625,000 3 1929 3,758 16.81 3.87% $432.41 $541,667 10/4/2024 (2)2+2, (1)2+1

6511 Orange St
Los Angeles, CA 90048

$2,850,000 4 1929 5,216 13.77 4.72% $546.40 $712,500 6/21/2024 (3)2+2, (1)2+1

The remaining comps, averages and the subject continue on the next page ▸

SALE COMPS ANALYSIS (CONTINUED)
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Address Price Units Yr Built Bldg SF GRM Cap Rate $/SF $/Unit COE Unit Mix

120 N Orlando Ave
Los Angeles, CA 90048

$2,150,000 3 1937 3,988 14.36 4.53% $539.12 $716,667 4/17/2024 (3)2+1

439 N Hayworth Ave
Los Angeles, CA 90048

$1,881,000 4 1949 4,709 18.70 3.48% $399.45 $470,250 1/26/2024 (4)2+1

110 S Kings Rd (Subject) $2,475,000 3 1937 4,826 12.59 6.34% $512.85 $825,000 On Market (1) 2+2 (2) 3+2

SALE COMPS ANALYSIS (CONTINUED)
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LOCATION OVERVIEW - LOS ANGELES
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LOCATION OVERVIEW - LOS ANGELES
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LOCATION OVERVIEW - LOS ANGELES

31



LOCATION MAP
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RETAILER MAP
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E X C L U S I V E L Y  M A R K E T E D  B Y

CAMERON SAMIMI

310.259.7556
Cameron@LyonStahl.com

DRE #02035763


