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Economies of Scale.

Irreplaceable Entitlements.

Strategically Located and
Timed.

Priced.

❑ Economies of Scale. A 3.13 acre 100% market rate residential

development site entitled for 75 attached two and three story condominiums.
One of Los Angeles’ largest entitled entry-level for sale housing development
opportunities currently available. The attached at grade townhome concept is
one of the most economically viable housing products to construct in today’s cost
environment.

❑ Irreplaceable Entitlements. Project entitlements include a general plan
amendment, zone change, and vesting tentative tract map vested prior to JJJ
and the Linkage Fee. The last vestige of a legislative environment no longer in
existence.

❑ Strategically Located and Timed. At a location in dire need of quality

attainable housing. The perfect alignment of product type and location affording
a multitude of viable exit strategies.

❑ Priced. The price has been set at $10,000,000
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Introduction
Situated within a residentially dominated segment of North Sepulveda Blvd., the
Northern Lights development opportunity will offer an extremely rare opportunity to
acquire a site entitled for 100% market rate townhome condominiums in North Hills just
blocks from Mission Hills.
The site has undergone a rigorous and lengthy entitlement process extending nearly four
years to reach its current state of entitlement which includes an approved general plan
amendment, zone change, and vesting tentative tract map.
The entitled land affords the perfect opportunity to deliver attainable for sale housing at
a location that will see little to zero new housing stock due to legislative changes which
have eliminated the economic viability of zone changes previously required to entitle
the swaths of agriculturally zoned real estate dominating the northerly San Fernando
Valley submarkets. For this reason Northern Lights represents perhaps the last vestige of
the North San Fernando Valley’s pre JJJ/Pre Linkage Fee entitlement environment.
Please contact Listing Broker; Evanisko Realty & Investment, Inc. for additional
information regarding your interest in acquiring this development opportunity.

Evanisko Realty & Investment, Inc.
Frank Evanisko
818.985.9700
frank@evaniskorealty.com
BRE: 01383591
www.TheDevelopmentBrokers.com
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Site and Situation.

1. Site /

Pages 8-17

This section provides all essential information pertaining to the subject
development site including a detailed description of the entitlements for
75 attached townhome condominium units.

2. Situation //

Pages 18-33

This section provides the key housing sales data required to formulate
revenue assumptions for the subject development.

*Attached townhome condominiums are the perfect attainable housing product for Buyers priced
out of other areas of Los Angeles.

75 Unit Attached Townhome Condominium Development Site
Los Angeles / North San Fernando Valley
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The Property:
9433 N. Sepulveda Blvd. and 15508 W. Plummer St. Los Angeles [North Hills], CA
91343. APN’s 2656-016-005, 2656-015-010.
136,506 SF [3.13 acres] of land currently zoned (T)(Q)RD1.5-1
Price: $10,000,000 [$133,333 Per Entitled Door]

The Entitlements:
A gated community of 75 market rate attached townhome condominiums
averaging approximately 1,415 SF each. The approved site plan consists of 15
separate buildings or “blocks” of attached condo townhome units spread
throughout the entire site some with private yards, individual garages with two
parking spaces for each unit, common open space park areas, and interior
common access area for vehicles. Each of the separate 15 townhome style
buildings will include 3-6 units, with, one, two and three bedroom units. The
townhomes will be two to three stories with a maximum height of 41 feet. The
project includes a total of 169 parking spaces. Roof decks will be permitted on all
units (if desired) except units adjacent to the projects westerly and southerly
property lines abutting single family homes.
1.

Approved General Plan Amendment, Zone Change, Building Line Removal
and Site Plan Review
•
CPC-2015-4184-GPA-ZC-BL-SPR

2.

Approved Vesting Tentative Tract Map
•
VTT-73737-CN

3.

Architectural and Building Plans
•
Approved Schematic Only
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*Approved architectural schematic plans set by William Hezmalhalch Architects re-created in 3D software.
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Plan Type

QTY

SF

Bed/Bath

Garage Type

Plan 1

13

1,350

2/2.5

2-car

Plan 1

10

1,350

2/2.5

2-car tandem

Plan 1 – ALT B

3

1,056

1/1.5

2-car tandem

Plan 1 – ALT A

3

1,329

2/2.5

2-car tandem

Plan 2

16

1,425

3/3

2-car tandem

Plan 3

10

1,465

3/2.5

2-car

Plan 3

8

1,465

3/2.5

2-car tandem

Plan 4

10

1,675

3 or 4/3.5

2-car

Plan 4 – ALT A

2

993

2/2.5

2-car

75

1,415 SF AVG

Anticipated Average Base Price $535,000

*Approved architectural schematic plans set by William Hezmalhalch Architects
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Site Development Budget:
Ownership has retained Savello & Associates to establish viable costing
assumptions for all site development aspects leading to a finished lot condition
based on the existing approved entitment site plan and conditions of approval.
The full development budget estimate is included within the due diligence folder.

* Rendered Image depicts the site at a finished lot condition.
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Site Development Budget Summary:

Construction Estimates

Consulting Estimates

Fees Estimates

Rough Grading

Soils Engineering

Final Tract Map

Erosion Control

Civil Engineering

Plan Check

Common Roads/Landscape

Landscape Architect

Survey Monument Inspection

Walls/Fences/Gates

Structural Engineer

School Fees

Sewer/Water/Storm Drain

Service Charges

Public Street Improvements

Sewer Facility Charges

Utilities
$3,234,560

$253,614

$1,218,003

* Additionally, the Budget estimates total refunds and reimbursements in the amount of $282,500
** Full site development budget contained in the due diligence folder.
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Site Development Budget:

*Sample worksheet diagram on the Approved Vesting Tentative Tract Map depicting common
area construction aspects included in DD.
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Site Development Budget:

Gated Development
Gating the development was a highly
debated topic. Ultimately, gates were
approved for the development within
the approved architectural schematic
exhibit.

*Sample worksheet diagram on the approved Vesting Tentative Tract Map depicting all wall, fencing, and
gating, construction aspects included in DD.
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WHA Inc. (William Hezmalhalch Architects) is a comprehensive land planning
and architectural design firm that specializes in the shaping of new communities
and reshaping of urban and existing in-town neighborhoods. For over 37 years,
WHA has been the go-to firm for creating projects rich in diversity, creativity, and
forward-thinking solutions. With offices located in Orange County, Los Angeles
and Bay Area, California, WHA has served numerous agencies, builders, and
developers, with an intense effort to over-satisfy and maintain their confidence.
WHA possesses a unique blend of visionary design professionals skilled in the
various disciplines of Architecture, Planning, Community Design, Urban Design
and Global Planning. A high level of expertise and experience allows WHA to
collaborate with our clients, colleagues, and consultants to deliver projects that
embrace the contemporary marketplace as well as environmental issues.

75 Unit Attached Townhome Condominium Development Site
Los Angeles / North San Fernando Valley
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Desirable Residential Location:
The site is located in the Los Angeles neighborhood of North Hills just blocks from the Mission Hills
Neighborhood. The specific location where the subject site is located is surrounded by swaths of
low density residentially zoned property and expensive single family homes.

Closed $609,375
1,872 SF / BLT 1960
Closed $685,000
1,793 SF / BLT 1947

Closed $515,000
1,563 SF / BLT 1949

Closed $780,000
2,768 SF / BLT 1953

Closed $799,000
2,153 SF / BLT 1952

Closed $670,000
2,276 SF / BLT 1956
Closed $775,000
2,128 SF / BLT 1953

Closed $525,000
1,525 SF / BLT 1979

The MLS map above shows all available, pending, and closed detached SFR
transactions within the last two years. Currently zero detached SFR’s are
available or pending within the quarter mile radius shown.
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New Schools:
Charter School Developers have been scouring North Hills for new charter school
locations.

1/2 Mile

1/2 Mile
1 Mile

Valor High School
Under Construction

Valor Middle School
Completed 2016

Valor Elementary
Under Entitlement

The Elementary and High School sites were brokered by InSite Educational
Facility Services and Evanisko Realty & Investment, Inc.
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Major Catalytic Development:
The fully entitled 355 unit Mission Gateway Apartments will begin construction
soon. The Mission Gateway site has 500’ of frontage along Sepulveda Blvd.

0.68
Miles

Mission Gateway
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Major Catalytic Development:
OLIVO at Mission Hills is the newest shopping destination in the San Fernando Valley. Located
at the Northeast corner of Devonshire and Sepulveda Boulevard, OLIVO, is easily accessible
from the 118, 405 and 5 Freeways. In addition to co-anchors Target, Ross and 24-Hr Fitness,
OLIVO at Mission Hills features Fallas Paredes, Chase, Dental Masters, Vitamin Shoppe, Sprint, TMobile, as well as an exciting diverse selection of dining options including The Habit Burger,
Wingstop, Chipotle, Ono Hawaiian, Jersey Mike’s Subs, Menchie’s and Dunkin Donuts.

1 Mile
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1

1

Vesper Village [1 Mile From Subject]
9761 Vesper Ave.
Panorama City, CA
Product: 24 detached 2-story small lot homes
Status: Units Currently For Sale/Models Completed
Size Range: 1,416-1,565 SF
HOA: $178/mo.
Base Pricing: $539,900 - $571,598
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2

2

Walnut Village [0.75 Mile From Subject]
14834 Nordhoff St.
Panorama City, CA 91402
Product: 57 tri-level small lot homes
Status: Sold Out - 2018
Size Range: 1,520-1890 SF
HOA: $100/mo.
Pricing: Most recent final sales circa $550,000
For 1,540 SF units
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3
3

Brighton [2.95 Miles From Subject]
14714 Sherman Way
Van Nuys, CA 91405
Product: 58 detached 2 and 3-story small lot homes
Status: Units for sale
Size Range: 1,494-1,900 SF
HOA: $195/mo.
Base Pricing: $619,990 - $666,390
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4

4

Lassen Court [0.50 Miles From Subject]
15340 Lassen St.
North Hills, CA
Product: 15, 3-story small lot homes
Status: Units for sale
Size Range: 1,444 SF – 1,600 SF
HOA: $68/mo.
Base Pricing: $509,000-$549,000
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5

5

15731 Tupper St. [0.50 Miles From Subject]
15731 Tupper St.
North Hills, CA 91343
Product: Small subdivision of larger SFR’s
Status: Sold 11/30/18
Size: 2,514 SF
Price: $765,000
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Full Due Diligence Package Contents:
1.

Planning Approvals.

2.

Third Party Reports.

3.

Preliminary Title Reports.

4.

Site Development Budget.

City of Los Angeles Notice of Determinations for the
approved entitment cases pertaining to the site and project.
A. CPC-2015-4184-GPA-ZC-BL-SPR
B.
VTT-73737-CN
C. Planning Approved Site Plan
D. Planning Approved Architectural Schematic Set

A.
B.
C.

A.

A.

GeoConcepts, Inc. Soil Conditions Summary Letter
Carlberg Associates. Tree Report
William Hezmalhalch Architects, Inc. Color Architectural Schematic

Fidelity Builder Services

Supporting color coded site plan diagrams

Please execute and return the Confidentiality Agreement contained
herein for access to the full Due Diligence Package.
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This information has been secured from sources we believe to be reliable, but we make no representations or warranties, express or
implied, as to the accuracy of the information. References to square footage or age are approximate. Any elevation or rendering is
provided for reference purposes only. A buyer must verify the information and bears all risk for any inaccuracies. All materials and
information received or derived from the Listing Brokers, their 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, projected
financial performance of the Property for any party’s intended use or any and all other matters. Neither Listing Broker nor their respective
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. The Listing Brokers 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 in escrow for a transaction is urged to verify all information and to conduct its 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. The Listing Brokers shall not serve as financial advisors 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 or potential rents from or for the Property. Legal
questions should be referred to an attorney. Tax questions should be discussed with a certified public accountant or tax attorney. Title
questions should be referred to a title officer or real estate and/or land-use counsel. Questions regarding the condition of the property
and whether the property complies with applicable governmental requirements should be discussed with appropriate engineers,
architects, contractors, other consultants and/or governmental agencies.
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Please return this signed Confidentiality Agreement for access to the Due Diligence
Package contents listed on page 28 of this brochure.
The undersigned has been advised that Evanisko Realty & Investment, Inc. (the “Broker”) has
been retained on an exclusive basis by the property owners (“Owner”) with respect to the
offering for sale of an entitled development site in Los Angeles, CA (the “Property”). The Owner
has indicated that all inquiries and communications with respect to the contemplated
investment in and acquisition of the Property be directed to the Broker. The undersigned is a
principal in connection with the possible acquisition of the Property.
The Broker has available, for your review, certain information (“Confidential Information”)
concerning the potential acquisition of the Property. On behalf of the Owner, Broker shall make
such Confidential Information available to the undersigned upon execution of this Confidentiality
Agreement. The Confidential Information is intended solely for your own limited use in
considering whether to pursue the acquisition of the Property. This is not an agreement to sell the
Property or an offer of sale. No agreement shall be binding upon the Owner, or any of its
associated or affiliated companies, nor shall any agreement be deemed to exist, at law or
equity, until the Owner of the Property enters into a formal and final binding written agreement
regarding the acquisition of the Property.
By executing this Confidentiality Agreement you agree that the Confidential Information
provided is confidential, that you will hold and treat it in the strictest confidence, and that you will
not disclose or permit anyone else to disclose the Confidential Information to any person, firm or
entity without prior written authorization of the Owner and the Broker, except in connection with
the evaluation of the Property that the information may be disclosed to your partners,
employees, legal counsel and lenders or pursuant to a court order. Additionally you agree to
not to disclose your receipt of the Confidential Information, your interest in purchasing the
property and/or the terms or conditions of any offer(s) you make to purchase the Property, or
take any other action that could adversely effect the potential development of the Property.
Owner expressly reserves the right, in its sole discretion, to reject ay or all proposals or expressions
of interest in the Property and to terminate discussions with any party at any time with or without
notice.

Accepted and Agreed [Date] ______________________ Signature _________________________
Name [Print] ___________________________________ Company ________________________
Address ____________________________ City __________ State _________ Zip __________
Phone ________________ Office _________________ Email ____________________________
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Exclusive Listing Broker:
Evanisko Realty & Investment, Inc.
BRE 01383591
Frank Evanisko
(818) 985-9700
frank@evaniskorealty.com
www.TheDevelopmentBrokers.com
Since its inception in 2004, Evanisko Realty & Investment, Inc.
has tirelessly pursued the mastery of a unique balanced
implementation of both real estate brokerage and land use
consulting. The ability to skillfully provide both services has
established Evanisko as one of the most invaluable
negotiators for stakeholders in sale transactions involving real
estate slated for all forms of redevelopment in the Southern
California marketplace. Evanisko’s closed transactional
resume spans dozens of Southern California zoning
jurisdictions and project uses with a special focus on exclusive
landowner representation in the disposition of urban infill real
estate slated for various forms of new housing development
and product types.
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