
SUBJECT PROPERTY

LOS ANGELES 
VALLEY COLLEGE

O F F E R I N G  M E M O R A N D U M

University Villa Townhomes
RTI - 8 Unit Apartment Development

6 0 6 1  F u l t o n  A v e  |  V a l l e y  G l e n ,  C A



M A T T H E W S  R E A L  E S T A T E2

E X C L U S I V E LY  L I S T E D  B Y

Direct +1.310.295.4269 
Mobile +1.949.533.4650 
Kyle.Mirrafati@matthews.com 
License No.  01911204

K Y L E  M I R R A FA T I
 N A T I O N A L  D I R E C T O R  -  M U L T I F A M I L Y



V A L L E Y  G L E N ,  C A 3

T A B L E  O F  C O N T E N T S

P R O P E R T Y  O V E R V I E W0 4

F I N A N C I A L  O V E R V I E W1 1A R E A  O V E R V I E W0 8

6061 Fulton Ave 
V a l l e y  G l e n ,  C A



M A T T H E W S  R E A L  E S T A T E4

I
SECTION

PROPERTY OVERVIEW

Prime Valley Glen Neighborhood

No Affordable or Rent 
Restriciton Units

2 Garage Parking Spaces Per Unit

•	 Rare Approved and Read-to-Go Development Opportunity for 8 Townhome Residential Units in Prime Valley Glen Neighborhood

•	 Building Plans Have Been Approved and Permits are Ready to Issue

•	 Demolition Permit has been Applied For

•	 Project is “Ready to Build” - Buyer Can Start Construction Soon After the Close of Escrow

•	 Plans Approved for the Property to be Built to Condo Specs

•	 8 Townhouse Units to be Built Initially as an Apartment Building

•	 An Existing and Drawn Condo Tract Map Awaits Election of the Owner for Later Individual Condo Sales and is Currently Not Approved

•	 The Project consists of 8 Large Townhome Units with Private Entrances and Private Rooftop Decks

•	 The Unit Mix is as follows: FOUR (4) – 3 Bedroom/ 3 Bath & FOUR (4) – 2 Bedroom / 3 Bath Units 

•	 All Units Each have individual Water, Gas, & Electric Meters – Giving Low Operating Expense as an Apartment Development

•	 No Affordable or Rent Restriction Units 

•	 2 Garage Parking Spaces Per Unit with 4 Additional Garage Guest Spaces.

•	 Substantial Cost Savings to Build - No Subterranean Parking; Parking is On-Grade

•	 Property has been Value-Engineered with Efficient Construction Plans (Back-to-back fireplaces, conduits for electric, gas, water, etc.) 
Thus, Lowering Construction Costs

•	 No Tenant Relocation Expenses, as the Existing Single-Family Home is vacant and Ready to Demo

•	 The Property Sits on 9,061 Square Foot Lot with LAR3 Zoning

•	 The Seller will Sell Home and Ready-to-Go Project with Already Paid Building Permits or will Entertain a Joint Venture Proposal

•	 Owner will Cooperate with EB-5 Direct Investment or 1031 Exchange

•	 Ready-to-Go Status Saves Substantial Time, Effort, Cost, and Limits Development Risk; This Time and Effort Saving is Rare and Valuable 
and is a Premium for the Busy Developer

•	 Parcel Number # 2330-021-020

•	 Price: $1,450,000

DESCRIPTION

Ready-To-Issue - 8 Townhome 
Apartment Units
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DEMOGRAPHICS
POPULATION 1-MILE 3-MILE 5-MILE
2000 Census 36,515 320,177 648,550
2010 Census 35,626 325,262 669,890
2017 Estimate 36,106 338,198 701,171
2022 Projection 36,742 348,897 725,586

POPULATION GROWTH 1-MILE 3-MILE 5-MILE
% Change: 2000 to 2010 -2.44% 1.59% 3.29%
% Change: 2010 to 2017 1.35% 3.98% 4.67%
% Change: 2017 to 2022 1.76% 3.16% 3.48%

HOUSEHOULDS 1-MILE 3-MILE 5-MILE
2000 Census 12,911 117,772 226,427
2010 Census 12,763 120,004 231,824
2017 Estimate 13,013 125,634 242,933
2022 Projection 13,275 130,072 251,729

INCOME 1-MILE 3-MILE 5-MILE
2017 Avg. 
Household Income $83,171 $86,918 $93,946

VALLEY GLEN, CA
Valley Glen is a suburb in the southeastern portion of the San Fernando Valley. The diverse community 
is bursting with urban style and unique expression. The Los Angeles Valley College brings in all kinds of 
people that have helped build the community into what it is today. Art is a large gateway for expression, 
and is seen throughout the streets. LAVC itself, has an art gallery, theater complex, and a museum 
dedicated to the history of the Valley. 

With Valley Glen being in close proximity to the west side of North Hollywood, overflow of retail 
developments are expected to flow into the community. New home construction, restaurants, and 
retailers are in the new future for the area. Valley Glen is expected to become the next up and coming 
neighborhood in the Valley. 

LOS ANGELES
VALLEY COLLEGE

I I
SECTION

AREA OVERVIEW
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IMMEDIATE AREA
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DEVELOPMENTS

There are new homes for sale in Valley Glen! Warmington Residential is pleased to 
announce the much-anticipated release of a NEW PHASE of homes at The Glen LA, 
contemporary single-family residences in Valley Glen.
 
Demand has been high at the new community, where buyers have found tremendous 
value in today’s marketplace. With prices starting in just the low $700,000s, homes at 
The Glen LA are brand new, structurally independent, and feature 1,900+ square feet 
of living space, 3 or 4 bedrooms, 3.5 bathrooms, a private two-car garage and a rooftop 
deck with panoramic views. The most recent Phase sold out in a single weekend; a similar 
result is expected for this upcoming release.
 
The “secret is out” on Valley Glen, a great neighborhood that is centrally located in the 
heart of LA’s San Fernando Valley. Situated near Burbank, North Hollywood, Studio 
City and Sherman Oaks, The Glen LA is a commuters dream, mere minutes from 
major entertainment companies, large hospitals, LA Valley College, Bob Hope Airport 
and so much more. The directly-adjacent Victory Plaza shopping center has recently 
completed an extensive renovation, welcoming new tenants Blaze Pizza, Chipotle and 
Petco alongside neighborhood conveniences Vallarta Supermarket, CVS and LA Fitness. 
Recreational opportunities are abundant at the nearby Valley Glen Community Park and 
Tujunga Wash Greenway, ideal spots for biking, running and long scenic walks.

Developers Merlone Geier Partners and GPI Companies are bringing 642 apartments, 
as many as 60 dining and shopping options, a grocery store, gym, and movie theater to 
the old 25-acre Laurel Plaza site. Construction on the big revamp of is already underway; 
work began in April 2017 what they’re calling NoHo West. The project calls for adaptively 
reusing the former Macy’s building onsite as offices.

NoHo West is expected to be complete by late 2019.

The wheels are in motion to dramatically alter the look of a group of Metro-owned 
parcels near the North Hollywood stop, which serves the subway’s Red Line and the 
bus-rapid transit Orange Line. Metro seems to be leaning toward a plan put forth by 
Greenland USA and Trammell Crow Company, which would include housing, retail, and 
office space.

M A T T H E W S  R E A L  E S T A T E10
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UNIT MIX

Total Units Unit  Mix Unit Mix % Est. Per Unit SF Est. Total SF Est. Rent Per SF Est. Rent Per Unit Total Monthly Rent
4 2+3 50% 1,150 4,600 $2.52 $2,900.00 $11,600.00
4 3+3 50% 1,490 5,960 $2.21 $3,300.00 $13,200.00

Total: 100% 1,320 10,560 $2.35 $3,100.00 $24,800.00

INVESTMENT SUMMARY

Offering Price: $1,450,000		

Property Address: 6061 Fulton Ave
Van Nuys, CA

Price Per Unit: $181,250		
Price Per S.F.: $160.03		

PROPERTY DESCRIPTION

Number of Units: 8
Year Built: 2019
APN: 2330-021-020
Gross Sq. Ft.: 10,600
Average S.F. Per Unit: 1,325
Lot Size: 9,000 SF
Zoning: LAR3

Pricing Analysis for Ground-Up Apartment Development

ESTIMATED CONSTRUCTION COSTS

Estimated Hard & 
Soft Costs Total Project Costs Construction Cost/ 

Gross SF
Avg Disposition 

Price/SF Zoning Avg Unit Size Projected Rent/SF Estimated Parking 
Spaces

$1,696,000 $3,146,000 $160.00 $471.70 LAR3 1,325 $2.34 16

ESTIMATED CONSTRUCTION COSTS AND SALES ASSUMPTIONS

Land Acquisition Cost: $1,450,000
Total Hard & Soft Development Costs: $1,696,000
Total Project Costs: $3,146,000
Carrying Costs (18 Months, 65% of Total Project Costs, 4.5% Int Only): $138,031
Total Project and Carrying Cost: $3,284,031
Project Disposition Price of Completed Project: $5,000,000
Closing/Commission Cost at 4%: $200,000
Less Total Project and Carrying Costs: $3,284,031
Net Profit: $1,515,969
Total Return (Net Profit/Land Price): 105%
Return on Costs (NOI/Total Project Costs): 6.80%

V A L L E Y  G L E N ,  C A 11
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UNIT MIX

Total Units Unit  Mix Unit Mix % Current Avg Rent Current Monthly Rent Market Rent Market Monthly Rent
4 2+3 50% $2,900 $11,600 $2,900 $11,600
4 3+3 50% $3,300 $13,200 $3,300 $13,200

Scheduled Monthly Rent: $24,800 $24,800
Scheduled Yearly Rent: $297,600 $297,600

INVESTMENT SUMMARY

Offering Price: $5,000,000		

Property Address: 6061 Fulton Ave
Van Nuys, CA

Price Per Unit: $625,000		
Price Per S.F.: $471.70		
Cap (current/market): 4.28% / 4.28%
GRM (current /market): 16.80 / 16.80

PROPERTY DESCRIPTION

Number of Units: 8
Year Built: 2019
APN: 2330-021-020
Gross Sq. Ft.: 10,600
Average S.F. Per Unit: 1,325
Lot Size: 9,000 SF
Zoning: LAR3

Unit Mix Rent Market Rent

1 3+3 $3,300 $3,300

2 3+3 $3,300 $3,300

3 3+3 $3,300 $3,300

4 3+3 $3,300 $3,300

5 2+3 $2,900 $2,900

6 2+3 $2,900 $2,900

7 2+3 $2,900 $2,900

8 2+3 $2,900 $2,900

Totals $24,800 $24,800

Averages $3,100 $3,100

M A T T H E W S  R E A L  E S T A T E12

FULLY DEVELOPMENT APARTMENT ANALYSIS



 ANNUALIZED OPERATING DATA Current Market
Scheduled Gross Income: $297,600 $297,600
Less Vacancy Reserve: 3.0% $8,928 3.0% $8,928*
Laundry Income: $0 $0
Gross Operating Income: $288,672 $288,672
Expenses: 25.1% $74,620 25.1% $74,620*
Net Operating Income: $214,052 $214,052
*As a percent of Scheduled Gross Income
**As a percent of Down Payment

PRO FORMA ANNUAL OPERATING EXPENSES Current Per Unit % of SGI
*Taxes 1.125% x Sale Price $56,250 $7,031 19%
*Insurance $0.35 x GSF $3,710 $464 1%
Off-Site Management 3.0% x GOI $8,660 $1,083 3%
Repairs & Maintenance $250 x Units $2,000 $250 1%
Contract Services $200 x Units $1,600 $200 1%
Utilities $200 x Units $1,600 $200 1%
General Administration $100 x Units $800 $100 0.27%

Total Expenses $74,620 $9,328 25.1%

Non-controllable expenses: Taxes, Insurance $59,960 $7,495 20.1%
Total Expense with out Taxes $18,370 $2,296 6.17%

V A L L E Y  G L E N ,  C A 13



CONDO SALES COMPARABLES

Address Yr Built Sq Ft Price Price Per Ft Beds Baths Sold Date

6061 Fulton Ave - 3 Bedroom Units
2019

1,490 $685,000 $459.73 3.0
3.0

-

6061 Fulton Ave - 2 Bedroom Units 1,150 $565,000 $491.30 2.0 -

14412 Killon St #305- 
Sherman Oaks 2009 1,500 $638,000 $425.33 3.0 3.0 2/20/18

13360 Burbank Blvd #4 - 
Sherman Oaks 2006 1,490 $625,000 $419.46 3.0 3.0 1/18/18

5253 Vantage Ave #304 - 
Valley Village 2016 1,740 $759,000 $436.21 3.0 3.0 9/7/17

14412 Killon St #401 - 
Sherman Oaks 2009 1,510 $640,000 $423.84 3.0 3.0 1/31/18

5818 Whitsett Ave #301 - 
Valley Village 2015 1,382 $600,000 $434.15 3.0 3.0 6/8/18

Averages 2011 1,524 $652,400 $427.80

M A T T H E W S  R E A L  E S T A T E14 M A T T H E W S  R E A L  E S T A T E14



RENT COMPARABLES

Address Mix Sq Ft Price Price Per Ft

6061 Fulton Ave - Valley Village 
2+3

-
$2,900

-
3+3 $3,300

5340 Wilkinson Ave - Valley Village 2+2.5  1,513 $3,200 $2.12

5750 Woodman Ave - Valley Glen 3+2.5  1,350 $2,875 $2.13

5605 Gentry Avenue - Valley Village 3+2.5  1,517 $3,200 $2.11

5432 Hermitage Ave - Valley Village 3+2  1,550 $3,500 $2.26

V A L L E Y  G L E N ,  C A 15



This Offer ing Memorandum contains select  informat ion pertaining to the business and af fa i rs  located at 6061 Fulton Ave, Van Nuys, CA (“Property”) .  I t 
has been prepared by Matthews Retai l  Advisors.  This Offer ing Memorandum may not  be al l - inclusive or  contain a l l  of  the informat ion a prospect ive 
purchaser may desire.  The informat ion contained in th is  Offer ing Memorandum is  conf ident ia l  and furnished solely for  the purpose of  a review by a 
prospect ive purchaser of  the Property.  I t  is  not  to be used for  any other purpose or  made avai lable to any other person without the wri t ten consent 
of  Sel ler  or  Matthews Retai l  Advisors.  The mater ia l  is  based in part  upon informat ion suppl ied by the Sel ler  and in part  upon f inancial  informat ion 
obtained from sources i t  deems rel iable.  Owner,  nor their  of f icers ,  employees,  or  agents makes any representat ion or  warranty,  express or  impl ied, 
as to the accuracy or  completeness of  th is  Offer ing Memorandum or any of  i ts  contents and no legal  l iabi l i ty  is  assumed or shal l  be impl ied with 
respect  thereto.  Prospect ive purchasers should make their  own project ions and form their  own conclusions without rel iance upon the mater ia l 
contained herein and conduct their  own due di l igence. 

By acknowledging your receipt  of  th is  Offer ing Memorandum for  the Property,  you agree:

1 . 	 The Offer ing Memorandum and i ts  contents are conf ident ia l ;

2 . 	 You wi l l  hold i t  and treat  i t  in  the str ictest  of  conf idence;  and

3. 	 You wi l l  not ,  d i rect ly  or  indirect ly,  d isclose or  permit  anyone else to disclose this  Offer ing Memorandum or i ts  contents in any fashion or 
manner detr imental  to the interest  of  the Sel ler.

Owner and Matthews Retai l  Advisors expressly reserve the r ight ,  at  their  sole discret ion,  to reject  any and al l  expressions of  interest  or  of fers to 
purchase the Property and to terminate discussions with any person or  ent i ty  reviewing this  Offer ing Memorandum or making an of fer  to purchase 
the Property unless and unt i l  a  wr i t ten agreement for  the purchase and sale of  the Property has been ful ly  executed and del ivered. 

I f  you wish not  to pursue negot iat ions leading to the acquis i t ion of  the Property or  in the future you discont inue such negot iat ions,  then you agree 
to purge al l  mater ia ls  relat ing to th is  Property including this  Offer ing Memorandum.

A prospect ive purchaser ’s  sole and exclusive r ights with respect  to th is  prospect ive t ransact ion,  the Property,  or  informat ion provided herein or  in 
connect ion with the sale of  the Property shal l  be l imited to those expressly provided in an executed Purchase Agreement and shal l  be subject  to the 
terms thereof.  In  no event shal l  a  prospect ive purchaser have any other c la ims against  Sel ler  or  Matthews Retai l  Advisors or  any of  their  af f i l iates 
or  any of  their  respect ive of f icers ,  Directors ,  shareholders,  owners,  employees,  or  agents for  any damages,  l iabi l i ty,  or  causes of  act ion relat ing to 
th is  sol ic i tat ion process or  the market ing or  sale of  the Property.

This Offer ing Memorandum shal l  not  be deemed to represent the state of  af fa i rs  of  the Property or  const i tute an indicat ion that  there has been no 
change in the state of  af fa i rs  of  the Property s ince the date this  Offer ing Memorandum.

C O N F I D E N T I A L I T Y  &  D I S C L A I M E R  S TAT E M E N T
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