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OFFERING MEMORANDUM

LIST PRICE

$5,485,000

North of Wilshire!!
5.39% Cap Rate

Virtual Tour Click here to view 
the property walk-through!

https://my.matterport.com/show/?m=7Xr1PjyzZPM
https://my.matterport.com/show/?m=7Xr1PjyzZPM
https://my.matterport.com/show/?m=7Xr1PjyzZPM


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.
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An exceptional opportunity to acquire a meticulously remodeled 11-
unit apartment building in one of Santa Monica’s most coveted

North of Wilshire locations. 1017 5th Street offers the rare combination
of a true trophy-quality location, high-end renovated units and

investment returns that are exceedingly difficult to find in prime
Santa Monica.

Offered at $5,485,000, the property generates a compelling 5.39%
current cap rate and 13.07 GRM, providing investors with unusually
strong in-place cash flow for an asset of this quality and location.

The investment becomes even more compelling on pro forma rents,
reaching approximately a 6.69% cap rate and 11.03 GRM, with roughly

19% remaining rental upside.

The property has undergone extensive upgrades and features

beautifully remodeled, high-end units designed to attract Santa
Monica’s premium renter base. This is not a heavy value-add project
requiring years of construction, tenant turnover and capital

expenditures. The work has largely been done, creating an
exceptionally easy-to-own and easy-to-manage asset with strong

income from day one.

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

11-unit multifamily asset in Santa Monica, built in 1958

Priced at a 13.07 GRM and 5.39% current cap rate

19% rental upside to pro forma rents

Unit mix of (3) 2+1 (6) 1+1 (2) 0+1

Turnkey, easy-to-own and easy-to-manage investment

Irreplaceable North of Wilshire location near Montana Avenue and
the beach

Seller can deliver a two-bedroom unit vacant at closing if desired

1017 5th St
Santa Monica, CA 90403

$5,485,000

11

7,881 SF

7,494 SF

1958

$498,636

$695.98

SM R2

4292-011-018

SM

13 spaces

PROPERTY DETAILS
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PROPERTY PHOTOS
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PROPERTY PHOTOS
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PROPERTY PHOTOS
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PROPERTY PHOTOS
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FLOOR PLANS
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PROPERTY PHOTOS
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PROPERTY PHOTOS

13
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Annualized Operating Data Current % Pro Forma %

Scheduled Gross Income $419,736 $497,388

Vacancy Rate Reserve $12,592 3.00% $14,922 3.00%

Gross Operating Income $407,144 $482,466

Operating Expenses $111,630 26.60% $115,513 23.22%

NET OPERATING INCOME $295,514 $366,953

Debt Service $232,979 $232,979

Pre-Tax Cash Flow $62,534 2.85% $133,974 6.11%

Principal Reduction $41,559 $41,559

Total Return Before Taxes $104,093 4.74% $175,533 8.00%

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

Annualized Expenses (*estimated) Current Pro Forma

New Taxes (1.25% Purchase Price) $68,563 $68,563

Repairs & Maintenance ($/Unit) $6,600 $6,600

Insurance ($/SF) $4,855 $4,855

Water/Sewer/Trash (Annual) $6,126 $6,126

Landscaping (Annual) $3,000 $3,000

Pest Control (Annual) $1,500 $1,500

Property Management (%/SGI) $20,987 $24,869

TOTAL EXPENSES $111,630 $115,513

Expenses as % of SGI 26.60% 23.22%

Per Sq. Ft. $14.16 $14.66

Per Unit $10,148 $10,501

INCOME & EXPENSES
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Property Address 1017 5th St

List Price: $5,485,000

Down Payment: 40.0% $2,194,000

Number of Units: 11

Cost per Unit: $498,636

Current GRM: 13.07

Pro Forma GRM: 11.03

Current CAP: 5.39%

Pro Forma CAP: 6.69%

Year Built: 1958

Approx. Lot Size: 7,494 SF

Approx. Gross RSF: 7,881 SF

Cost per RSF: $695.98

Proposed Financing

First Loan Amount: $3,291,000

Interest Rate: 5.85%

Amortization: 30 yrs

Fixed Period: 3 yrs

Monthly Payment: $19,415

DCR: 1.27

Annualized Expenses *Estimated

New Taxes (1.25% Purchase Price): $68,563

Repairs & Maintenance ($/Unit): $6,600

Insurance ($/SF): $4,855

Water/Sewer/Trash (Annual): $6,126

Landscaping (Annual): $3,000

Pest Control (Annual): $1,500

Property Management (%/SGI): $20,987

Total Expenses: $111,630

Expenses as % of SGI: 26.60%

Per Unit: $10,148

Annualized Operating Data

Current Rents Pro Forma Rents

Scheduled Gross Income: $419,736 $497,388

Vacancy Rate Reserve: $12,592 3.00% *1 $14,922 3.00% *1

Gross Operating Income: $407,144 $482,466

Operating Expenses: $111,630 26.60% *1 $115,513 23.22% *1

Net Operating Income: $295,514 $366,953

Loan Payments: $232,979 $232,979

Pre-Tax Cash Flow: $62,534 2.85% *2 $133,974 6.11% *2

Principal Reduction: $41,559 $41,559

Total Return Before Taxes: $104,093 4.74% *2 $175,533 8.00% *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

2 0+1 $2,725 $5,450 $2,725 $5,450

6 1+1 $2,513 $15,078 $3,400 $20,400

3 2+1 $4,875 $14,625 $5,133 $15,399

Monthly Scheduled Gross Income $34,978 $41,449

Annualized Scheduled Gross Income $419,736 $497,388

Utilities Paid by Tenant: Trash, Gas and Electric  •  Rental Upside: 18.50%

FINANCIAL ANALYSIS
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Proposed Financing

List Price: $5,485,000

Down Payment: 40.0% $2,194,000

First Loan Amount: $3,291,000

Loan-to-Value: 60%

Interest Rate: 5.85%

Amortization: 30 years

Fixed Period: 3 years

Monthly Payment (P&I): $19,415

Annual Debt Service: $232,979

DCR: 1.27

Debt Coverage & Cash Flow

Net Operating Income (Current): $295,514

Net Operating Income (Pro Forma): $366,953

Pre-Tax Cash Flow (Current): $62,534

Pre-Tax Cash Flow (Pro Forma): $133,974

Cash-on-Cash (Current): 2.85%

Cash-on-Cash (Pro Forma): 6.11%

Total Return Before Taxes (PF): $175,533

Financing shown is proposed and for illustration only. Buyer to obtain their own financing; rates and terms subject to lender approval and market conditions.
Contact the listing agents for referrals to multifamily lenders active in this submarket.

FINANCING
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1017 5TH ST

Santa Monica, CA 90403

Subject Property

Price: $5,485,000 Bldg Size: 7,881 SF

No. Units: 11 Price/SF: $695.98

GRM: 13.07 CAP: 5.39%

$/Unit: $498,636

947 4TH STREET

Santa Monica, CA 90403

Sold 8/13/2026

Price: $5,450,000 Bldg Size: 9,186 SF

No. Units: 5 Price/SF: $593.29

GRM: 11.03 CAP: 5.89%

$/Unit: $1,090,000

901 OCEAN AVE

Santa Monica, CA 90403

Sold 6/30/2026

Price: $25,827,797 Bldg Size: 30,954 SF

No. Units: 28 Price/SF: $834.39

GRM: 13.26 CAP: 4.90%

$/Unit: $922,421

SALE COMPS
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815 3RD ST

Santa Monica, CA 90403

Sold 9/5/2024

Price: $4,450,000 Bldg Size: 5,056 SF

No. Units: 5 Price/SF: $880.14

GRM: 11.59 CAP: 5.61%

$/Unit: $890,000

833 15TH ST

Santa Monica, CA 90403

Sold 12/19/2025

Price: $3,145,000 Bldg Size: 6,574 SF

No. Units: 6 Price/SF: $478.40

GRM: 14.52 CAP: 4.48%

$/Unit: $524,167

1131 17TH ST

Santa Monica, CA 90403

Sold 12/23/2025

Price: $2,630,000 Bldg Size: 8,946 SF

No. Units: 6 Price/SF: $293.99

GRM: 13.40 CAP: 4.85%

$/Unit: $438,333

SALE COMPS

21
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938 15TH

Santa Monica, CA 90403

Sold 7/24/2025

Price: $2,215,000 Bldg Size: 4,062 SF

No. Units: 5 Price/SF: $545.30

GRM: 16.96 CAP: 3.83%

$/Unit: $443,000

921 16TH ST

Santa Monica, CA 90403

Sold 7/20/2026

Price: $5,125,000 Bldg Size: 5,268 SF

No. Units: 6 Price/SF: $972.85

GRM: 14.49 CAP: 4.49%

$/Unit: $854,167

848 17TH ST

Santa Monica, CA 90403

Sold 4/4/2025

Price: $3,950,000 Bldg Size: 3,457 SF

No. Units: 5 Price/SF: $1,142.61

GRM: 13.72 CAP: 4.74%

$/Unit: $790,000

SALE COMPS

22
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725 9TH ST

Santa Monica, CA 90402

Sold 10/22/2024

Price: $4,000,000 Bldg Size: 7,250 SF

No. Units: 6 Price/SF: $551.72

GRM: 15.63 CAP: 4.16%

$/Unit: $666,667

326 SAN VICENTE BLVD

Santa Monica, CA 90402

Sold 3/18/2025

Price: $9,700,000 Bldg Size: 23,098 SF

No. Units: 17 Price/SF: $419.95

GRM: 16.68 CAP: 3.90%

$/Unit: $570,588

840 18TH ST

Santa Monica, CA 90403

Sold 5/5/2025

Price: $3,900,000 Bldg Size: 9,927 SF

No. Units: 7 Price/SF: $392.87

GRM: 11.86 CAP: 5.48%

$/Unit: $557,143

SALE COMPS

23
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1143 LINCOLN BLVD

Santa Monica, CA 90403

Sold 4/24/2025

Price: $3,700,000 Bldg Size: 10,434 SF

No. Units: 8 Price/SF: $354.61

GRM: 12.84 CAP: 5.06%

$/Unit: $462,500

827 18TH ST

Santa Monica, CA 90403

Sold 4/22/2026

Price: $2,826,000 Bldg Size: 8,406 SF

No. Units: 6 Price/SF: $336.19

GRM: 14.49 CAP: 4.48%

$/Unit: $471,000

1032 18TH ST

Santa Monica, CA 90403

Sold 8/5/2025

Price: $2,950,000 Bldg Size: 6,424 SF

No. Units: 6 Price/SF: $459.22

GRM: 13.45 CAP: 4.83%

$/Unit: $491,667

SALE COMPS

24
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938 20TH ST

Santa Monica, CA 90403

Sold 10/16/2025

Price: $3,882,000 Bldg Size: 9,230 SF

No. Units: 7 Price/SF: $420.59

GRM: 12.13 CAP: 5.36%

$/Unit: $554,571

SALE COMPS

25
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Address Price Units Yr Built Bldg SF GRM Cap Rate $/SF $/Unit COE Unit Mix

947 4th street
Santa Monica, CA 90403

$5,450,000 5 2015 9,186 11.03 5.89% $593.29 $1,090,000 8/13/2026 (5)3+3 Townhomes

901 Ocean Ave
Santa Monica, CA 90403

$25,827,797 28 1961 30,954 13.26 4.90% $834.39 $922,421 6/30/2026 (10)2+2, (18)1+1

815 3rd St
Santa Monica, CA 90403

$4,450,000 5 1911 5,056 11.59 5.61% $880.14 $890,000 9/5/2024 (1)3+3, (2)2+2, (2)1+1

833 15th St
Santa Monica, CA 90403

$3,145,000 6 1953 6,574 14.52 4.48% $478.40 $524,167 12/19/2025 (1)3+3, (2)3+2, (1)2+3, (1)1+1, (1)0+1

1131 17th St
Santa Monica, CA 90403

$2,630,000 6 1966 8,946 13.40 4.85% $293.99 $438,333 12/23/2025 (1)3+1, (4)2+1, (1)1+1

938 15th
Santa Monica, CA 90403

$2,215,000 5 1923 4,062 16.96 3.83% $545.30 $443,000 7/24/2025 (2)2+1, (4)1+1

921 16th St
Santa Monica, CA 90403

$5,125,000 6 1927 5,268 14.49 4.49% $972.85 $854,167 7/20/2026 (1)3+2, (2)2+1, (3)1+1

848 17th St
Santa Monica, CA 90403

$3,950,000 5 1930 3,457 13.72 4.74% $1,142.61 $790,000 4/4/2025 (1)4+2, (4)0+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

725 9th St
Santa Monica, CA 90402

$4,000,000 6 1961 7,250 15.63 4.16% $551.72 $666,667 10/22/2024 (1)3+1, (4)2+1, (1)1+1

326 San Vicente Blvd
Santa Monica, CA 90402

$9,700,000 17 1956 23,098 16.68 3.90% $419.95 $570,588 3/18/2025 (17)2+2

840 18th St
Santa Monica, CA 90403

$3,900,000 7 1970 9,927 11.86 5.48% $392.87 $557,143 5/5/2025 (1)3+3, (6)2+2 1 Vacant

1143 Lincoln Blvd
Santa Monica, CA 90403

$3,700,000 8 1976 10,434 12.84 5.06% $354.61 $462,500 4/24/2025 N/A

827 18th St
Santa Monica, CA 90403

$2,826,000 6 1959 8,406 14.49 4.48% $336.19 $471,000 4/22/2026 (1)3+3, (5)2+2, (1)1+2

1032 18th St
Santa Monica, CA 90403

$2,950,000 6 1973 6,424 13.45 4.83% $459.22 $491,667 8/5/2025 2)2+2, (1)2+1, (4)1+1

938 20th St
Santa Monica, CA 90403

$3,882,000 7 1969 9,230 12.13 5.36% $420.59 $554,571 10/16/2025 (1)3+3TH, (2)3+3, (3)2+2, (1)1+1

1017 5th St (Subject) $5,485,000 11 1958 7,881 13.07 5.39% $695.98 $498,636 On Market (3) 2+1 (6) 1+1 (2) 0+1

SALE COMPS ANALYSIS (CONTINUED)
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POINTS OF INTEREST
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LOCATION OVERVIEW - LOS ANGELES

31



LOCATION OVERVIEW - LOS ANGELES
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LOCATION OVERVIEW - SANTA MONICA
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LOCATION OVERVIEW - SANTA MONICA
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LOCATION OVERVIEW - SANTA MONICA
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LOCATION OVERVIEW - SANTA MONICA
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LOCATION OVERVIEW - SANTA MONICA
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LOCATION OVERVIEW - SANTA MONICA
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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


