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OFFERING MEMORANDUM

LIST PRICE

$925,000



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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3 BEDROOM 2 BATH UNIT VACANT AT COE, offering a new owner the
opportunity to OWNER OCCUPY the unit or lease it while benefiting

from income generated by the remaining units. Including the pro
forma rent for the vacant 3-bedroom unit, the property generates

just under $7,000 in monthly rental income. 134 E 31st Street is a 4-
unit multifamily opportunity featuring a unit mix of (1) 3+2, (2) 2+1,
and (1) 1+1.

The remaining units are occupied by long-term tenants, providing
dependable in-place income and stability from day one. This

creates an attractive balance of reliable current cash flow,
immediate lease-up potential, and long-term rental upside as units

turn over over time.

Located just east of USC and Exposition Park, the property benefits

from proximity to Downtown Los Angeles, major employment
centers, transit, the LA Memorial Coliseum, BMO Stadium, the
California Science Center, and other major destinations. Its central

location, established tenancy, and immediate vacancy make 134 E
31st Street a compelling opportunity for both investors and owner-

users seeking long-term value in Los Angeles.

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 bed 2 bath VACANT

39.37% rental upside to pro forma rents

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

Subject to LA RSO rent control

6 on-site parking spaces

134 E 31st Street
Los Angeles, CA 90011

$925,000

4

3,653 SF

6,251 SF

1890

$231,250

$253.22

LAR4

5120-001-010

LA RSO

6 spaces

PROPERTY DETAILS

6



PROPERTY PHOTOS
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PROPERTY FLOORPLAN
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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

1+1 1 25% $772 $772 $1,850 $1,850 58%

2+1 2 50% $1,519 $3,038 $2,350 $4,700 35%

3+2 1 25% $3,150 $3,150 $3,150 $3,150 0%

TOTALS 4 $1,740 $6,960 $9,700

SCHEDULED INCOME SUMMARY

Current Pro Forma

Total Scheduled Rent (Monthly) $6,960 $9,700

Monthly Scheduled Gross Income $6,960 $9,700

Annualized Scheduled Gross Income $83,520 $116,400

At a Glance

Rental Upside 39.37%

Average Unit Size 913 SF

Utilities Paid by Tenant Trash, Gas and Electric

Rent Control LA RSO

Occupancy 75%

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

$6,960
M O N T H L Y  I N C O M E

Scheduled Rent 100%

RENT SUMMARY
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1 3+2 Vacant $3,150 $3,150 $3,150 $3,150

2 2+1 $1,800 $1,800 $2,350 $2,350

3 2+1 $1,238 $1,238 $2,350 $2,350

4 1+1 $772 $772 $1,850 $1,850

TOTAL RENTAL INCOME $6,960 $9,700

TOTAL MONTHLY INCOME $6,960 $9,700

TOTAL ANNUAL INCOME $83,520 $116,400

Unit # Bdrms /
Baths Notes Monthly Rent /

Average
Total Monthly

Income
Pro Forma Rent /

Unit
Pro Forma

Total
+/- Sq.

Ft

RENT ROLL
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Annualized Operating Data Current % Pro Forma %

Scheduled Gross Income $83,520 $116,400

Vacancy Rate Reserve $2,506 3.00% $3,492 3.00%

Gross Operating Income $81,014 $112,908

Operating Expenses $22,329 26.73% $22,329 19.18%

NET OPERATING INCOME $58,686 $90,579

Debt Service $55,386 $55,386

Pre-Tax Cash Flow $3,299 1.43% $35,193 15.22%

Principal Reduction $7,047 $7,047

Total Return Before Taxes $10,346 4.47% $42,240 18.27%

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) $11,563 $11,563

Repairs & Maintenance ($650/Unit) $2,600 $2,600

Insurance ($1.25/SF) $4,566 $4,566

Utilities ($900/Unit) $3,600 $3,600

TOTAL EXPENSES $22,329 $22,329

Expenses as % of SGI 26.73% 19.18%

Per Sq. Ft. $6.11 $6.11

Per Unit $5,582 $5,582

INCOME & EXPENSES

17



F I N A N C I A L  A N A L Y S I S
134 E 31st Street  Los Angeles, CA 90011

S
EC

T
IO

N
 4



Property Address 134 E 31st Street

List Price: $925,000

Down Payment: 25.0% $231,250

Number of Units: 4

Cost per Unit: $231,250

Current GRM: 11.08

Pro Forma GRM: 7.95

Current CAP: 6.34%

Pro Forma CAP: 9.79%

Year Built: 1890

Approx. Lot Size: 6,251 SF

Approx. Gross RSF: 3,653 SF

Cost per RSF: $253.22

Proposed Financing

First Loan Amount: $693,750

Interest Rate: 7.00%

Amortization: 30 yrs

Fixed Period: 30 yrs

Monthly Payment: $4,616

DCR: 1.06

Annualized Expenses *Estimated

New Taxes (1.25% Purchase Price): $11,563

Repairs & Maintenance ($650/Unit): $2,600

Insurance ($1.25/SF): $4,566

Utilities ($900/Unit): $3,600

Total Expenses: $22,329

Expenses as % of SGI: 26.73%

Per Unit: $5,582

Annualized Operating Data

Current Rents Pro Forma Rents

Scheduled Gross Income: $83,520 $116,400

Vacancy Rate Reserve: $2,506 3.00% *1 $3,492 3.00% *1

Gross Operating Income: $81,014 $112,908

Operating Expenses: $22,329 26.73% *1 $22,329 19.18% *1

Net Operating Income: $58,686 $90,579

Loan Payments: $55,386 $55,386

Pre-Tax Cash Flow: $3,299 1.43% *2 $35,193 15.22% *2

Principal Reduction: $7,047 $7,047

Total Return Before Taxes: $10,346 4.47% *2 $42,240 18.27% *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 Vacant $3,150 $3,150 $3,150 $3,150

1 2+1 $1,800 $1,800 $2,350 $2,350

1 2+1 $1,238 $1,238 $2,350 $2,350

1 1+1 $772 $772 $1,850 $1,850

Monthly Scheduled Gross Income $6,960 $9,700

Annualized Scheduled Gross Income $83,520 $116,400

Utilities Paid by Tenant: Trash, Gas and Electric  •  Rental Upside: 39.37%

FINANCIAL ANALYSIS
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Proposed Financing

List Price: $925,000

Down Payment: 25.0% $231,250

First Loan Amount: $693,750

Loan-to-Value: 75%

Interest Rate: 7.00%

Amortization: 30 years

Fixed Period: 30 years

Monthly Payment (P&I): $4,616

Annual Debt Service: $55,386

DCR: 1.06

Debt Coverage & Cash Flow

Net Operating Income (Current): $58,686

Net Operating Income (Pro Forma): $90,579

Pre-Tax Cash Flow (Current): $3,299

Pre-Tax Cash Flow (Pro Forma): $35,193

Cash-on-Cash (Current): 1.43%

Cash-on-Cash (Pro Forma): 15.22%

Total Return Before Taxes (PF): $42,240

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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134 E 31ST STREET

Los Angeles, CA 90011

Subject Property

Price: $925,000 Bldg Size: 3,653 SF

No. Units: 4 Price/SF: $253.22

GRM: 11.08 CAP: 6.34%

$/Unit: $231,250

4106 S SAN PEDRO STREET

Los Angeles, CA 90011

Sold 9/11/2026

Price: $650,000 Bldg Size: 2,392 SF

No. Units: 4 Price/SF: $271.74

GRM: 10.71 CAP: 7.00%

$/Unit: $162,500

139 E 36TH PLACE

Los Angeles, CA 90011

Sold 7/8/2026

Price: $695,000 Bldg Size: 2,272 SF

No. Units: 4 Price/SF: $305.90

GRM: 13.53 CAP: 5.55%

$/Unit: $173,750

SALE COMPS
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456 E 43RD PLACE

Los Angeles, CA 90011

Sold 3/31/2026

Price: $935,000 Bldg Size: 2,640 SF

No. Units: 4 Price/SF: $354.17

GRM: 9.08 CAP: 8.26%

$/Unit: $233,750

182 E 35TH STREET

Los Angeles, CA 90011

Sold 3/17/2026

Price: $800,000 Bldg Size: 3,128 SF

No. Units: 4 Price/SF: $255.75

GRM: N/A CAP: N/A

$/Unit: $200,000

317 E 36TH STREET

Los Angeles, CA 90011

Sold 2/4/2026

Price: $695,000 Bldg Size: 2,868 SF

No. Units: 4 Price/SF: $242.33

GRM: 12.30 CAP: 6.10%

$/Unit: $173,750

SALE COMPS
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136 E 28TH STREET

Los Angeles, CA 90011

Sold 10/28/2025

Price: $785,000 Bldg Size: 2,822 SF

No. Units: 4 Price/SF: $278.17

GRM: 11.50 CAP: 6.52%

$/Unit: $196,250

4245 WALL STREET

Los Angeles, CA 90011

Sold 8/28/2025

Price: $810,000 Bldg Size: 2,954 SF

No. Units: 4 Price/SF: $274.20

GRM: 11.71 CAP: 6.41%

$/Unit: $202,500

SALE COMPS
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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

4106 S San Pedro Street
Los Angeles, CA 90011

$650,000 4 1924 2,392 10.71 7.00% $271.74 $162,500 9/11/2026 (1) 3+2, (3) 2+1

139 E 36th Place
Los Angeles, CA 90011

$695,000 4 1922 2,272 13.53 5.55% $305.90 $173,750 7/8/2026 (1) 2+1, (3) 1+1

456 E 43rd Place
Los Angeles, CA 90011

$935,000 4 1905 2,640 9.08 8.26% $354.17 $233,750 3/31/2026 (1) 2+1 (3) 1+1

182 E 35th Street
Los Angeles, CA 90011

$800,000 4 1909 3,128 N/A N/A $255.75 $200,000 3/17/2026 (4) 1+1

317 E 36th Street
Los Angeles, CA 90011

$695,000 4 1912 2,868 12.30 6.10% $242.33 $173,750 2/4/2026 (4) 1+1

136 E 28th Street
Los Angeles, CA 90011

$785,000 4 1940 2,822 11.50 6.52% $278.17 $196,250 10/28/2025 (4) 2+1

4245 Wall Street
Los Angeles, CA 90011

$810,000 4 1913 2,954 11.71 6.41% $274.20 $202,500 8/28/2025 (1) 2+1 (3) 1+1

134 E 31st Street
(Subject)

$925,000 4 1890 3,653 11.08 6.34% $253.22 $231,250 On Market
(1) 3+2 (2) 2+1 (1)
1+1

SALE COMPS ANALYSIS
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LOCATION MAP
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LOCATION OVERVIEW - LOS ANGELES
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LOCATION OVERVIEW - LOS ANGELES
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LOCATION OVERVIEW - LOS ANGELES
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LOCATION 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

BORIS ALMENGOR

(323) 868 5857
boris@lyonstahl.com

02092597


