EXCLUSIVE PERMIT READY LAND OFFERING

@ Los Angeles’ Most Transformative Location
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X
X

Well abandoned to current standard

Well requiring abandonment during garage excavation

X

X

3

Exclusive Permit Ready Land Offering
Offer Deadline: September 14, 2018

Introduction

VIDEO BROCHURE LINK

Evanisko Realty & Investment, Inc. is pleased to present on an exclusive basis the fully
entitled AND permit-ready 43 Unit Skyline Court Apartment Development Site for sale. The
site is located within the heart of Los Angeles’ most transformative multifamily zoned pocket
strategically positioned directly between Downtown Los Angeles and Echo Park. The
development will afford its future residents with one of the most spectacular views of the
Downtown Los Angeles skyline in existence.
The seller has skillfully managed and completed a nearly two year process of entitling and
processing plans (planning approvals + construction drawings) to bring this project to as near
a “true” RTI status as you will find. One of the most significant value adds attributable to the
entitlement process has been the approval of a dual-phased grading plan which calls for
garage excavation and shoring concurrent with well abandonment prior to completion of
garage construction. The clarity of process surrounding these actions should debase the
well abandonment aspect to simply a cost factor.
We’ve tracked the progress of this particular neighborhood for many years as we have
always believed in its potential due to its proximity to DTLA, favorable zoning and its views!
As of now, every reasonably sized assemblage of land is now controlled by a developer
making this the most poised-to-transform redevelopment pocket in the City of Los Angeles.
The impending slated development activity will ensure a dramatic shift in perception and
value within the next few years for this neighborhood.

➢ The fully entitled and permit ready development site is available for $3,500,000.
➢ The Offer Submission Deadline is September 14, 2018

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

This section provides all essential information pertaining to the subject
development site including a detailed description of the entitlement and
plans for 43 apartment units.
Additionally, this section provides a visual step by step review of the
approved execution of the development from start to finish. The primary
purpose of this is to outline the approved dual-phase grading plan that
will first call for the excavation, shoring, and construction of the retaining
walls concurrent with the abandonment of the wells prior to the
completion of the podium garage.

This section provides essential information pertaining to the trajectory of
the surrounding neighborhood by outlining all projects immediately
slated (including the development status of each of these projects), the
most appropriate rental comparables for the subject site, and area
amenities that make building this project highly attractive.

This section reviews the best rent comps for this project.
This section reviews other key projects that have just undergone the same
well abandonment procedures prior to garage construction.
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The Site:
1346, 1350, 1354 W. Court Street
5160-011-010, 009, 008

Los Angeles, CA 90026. APN’s

16,879 SF of land at the south east corner of Court St. And Douglas
St. zoned R4(CW)-75/3-O within the Central City West Specific Plan.
Price: $3,500,000 [$81,400 Per Entitled and RTI Market Rate Door]

Power pole to be
relocated

Improve Alley
Export: 4,424 CY

Alley

Court St.

B-Permit Required
Bond Amount
$86,000

Install Curb/Gutter/Trees

Douglas St.

This power
pole remains
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Exclusive Permit Ready Land Offering
Offer Deadline: September 14, 2018
The Project:
43 Unit Apartment Building – 4 Stories [Type VA] over 2 levels [Type
1A] of semi-subterranean parking (63 spaces) with common area
decks at the podium and fourth floor level.
❑
❑

31,554 net rentable SF
Plans Status: Ready to Issue

The full development team (including the architect, consultants and
Seller’s expediter) is aware of the sale and ready to assist during the
Buyer’s due diligence.

The 4th floor amenity deck
(one level below roof level) will
offer
future
tenants
a
spectacular skyline view of
DTLA
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Sequence of Events for Buyer:
1.

Acquire site

2.

Pay all fees and post all bonds for permits required for
abandoning the oil wells.

3.

Complete shoring and complete excavation of site for building.

4.

Abandon oil wells.

5.

Pay all fees and post all bonds for balance of permits.

6.

Obtain remaining clearances subject to posting bond.

7.

Pay all permit fees and pull all permits.

8.

Start building construction.
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Anticipated Rent Schedule
Unit Type

SF

No. of Units

Anticipated Rent

Rent/SF

2+2

1,023

4

$3,155

$3.08

2+2

987

4

$3,031

$3.08

2+1

889

8

$2,749

$3.31

1+1

683

3

$2,481

$3.47

1+1

624

6

$2,162

$3.47

1+1

618

13

$2,141

$3.47

Studio

515

5

$1,929

$3.75

Totals

734 SF AVG

43

$1,255,656/YEAR

$3.31 AVG

The anticipated rents schedule is a conservative assessment based on the best
rent comparables in direct proximity to the site and assumes zero rent
appreciation. All of the comparable properties are reviewed herein. Average unit
size is perfectly on trend with new product being built. Comparable apartments in
DTLA and Hollywood rent for approximately $1/FT++ higher than the subject
location.
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Project cross-section showing all levels.
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This drone photo was taken on 8/13/18 at approximately 11:15 am at nearly the
exact point in space where the future amenity deck will be located (the south
east corner of the building on the fourth floor).
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To Parapet

68’-8”

Type V
Type I
Lowest Adjacent Grade
www.adcollaborative.com
[Project Architect – Corey DeManty]
With more than 18 years of professional experience, Corey DeManty has developed
expertise in a wide array of areas, most notably in high density multifamily residential,
mixed-use developments and student housing. Throughout his career, he has participated
in all phases of project development and has managed successful, sustainable,
award winning projects throughout California. Today, with his technical expertise and
fundamental knowledge of product type, Mr. DeManty serves as the
residential department lead. In this position he manages a growing team of designers,
oversees corporate standards, project budgets, code analysis, and also plays a lead role in
overseeing operations and growth strategy.
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The Pros
1. Opportunity to Build Attainable Housing. This is EXACTLY the type of rental product
that will continue to maintain the highest level of demand; ATTAINABLE QUALITY RENTAL
PRODUCT WITHIN THE URBAN CORE. The location’s appreciation potential is undeniable
yet units will be priced much less than a similarly appointed unit in DTLA or Hollywood.
The unit sizes have been perfectly balanced to offer an “on trend” distribution of
studios/1’s/and 2’s.
2. Newly Established Rent Comps. The Just completed EastView Apartments two blocks
(1,200 feet) east of the subject property presents the perfect rental comparable for the
subject development.
3. Irreplaceable Entitlement. No low income units. The applicable Specific Plan as of
Jan 1, 2018 requires all projects to contain a low income component. This project
entitlement was vested just prior to the resurrection of this inclusionary stipulation. All 43
units can be initially rented at market rate and will be subject to RSO. Also, the project
was vested just prior to the Linkage Fee thus is not subject to the Linkage Fee.
❑ A duplex [2 total RSO Units] was demolished within the last 10 years on the site.
Hence, the 43 units will be subject to RSO.
❑ The entitlements including the approved grading and building plans have
taken nearly three years to reach their current and finalized status. Ownership
is selling the project on entitlement in order to re-continue focus on their core
corporate vision which is the construction and sale of detached single family
homes in the Los Angeles market.
4. Permit Ready Project.
acquisition.

No lost time processing building plans.

Break ground at

5. No Linkage Fee, no Quimby Fee. The project entitlements and plans were both
vested prior to the induction of these fees.
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The next pages provide a visual
summary of the optimal (and approved)
sequence of events for building the
project.
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STEP 1: SITE ACQUISITION
1. The seller has already submitted the necessary forms to DOGGR in order to assume
operator status of each of the four wells. This status will be either completed by Buyer after
close of escrow or assigned to Buyer upon acquisition.
2. The local market’s leading well contractor (AllenCo) will provide a work plan to perform
the abandonments for $2,500/well. When the work plan is formally approved by the
agency supervising the well abandonments (DOGGR) you will pull your grading permit to
start the garage excavation….

Contact Frank Evanisko to discuss exact steps for
completing these steps in further detail.
frank@evaniskorealty.com
(818) 985-9700
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STEP 2: EXCAVATION, SHORING, ABANDONMENT
1. Begin garage excavations and shoring of the site as you would in the normal course of
building to the specifications as outlined in the approved plans.
2. Have your well contractor formally commence well abandonment procedures for
each of the wells requiring re-abandonment. Only Three of the four wells on site will
require full re-abandonment as one of the wells was already abandoned consistent with
current PRC and California Code Regulations (CCR) as of January 10, 2017. The fire
department and DOGGR will make regular inspections and be present for final capping.
3. Once well abandonment is completed as permitted, DOGGR will issue a Report of Well
Plugging and Abandonment (AKA the Final Letter). This letter will allow you to remove the
clearance needed to move to the second phase of the approved grading plan.
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STEP 3: FINISH GRADE
1. This is the finish grade of your site. You will finish grading the site per the second phase
of the grading plans and certify your pad elevations for the start of your construction.
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STEP 4: GARAGE CONSTRUCTION
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Roux

The Project’s Environmental Consultant

According to the Phase 2 Environmental report performed by Roux, the VOC’s were under
the regulatory guidelines for contaminated soils and export of the soil can be done via the
regular process. However, because the site has oil wells and is in a methane zone, you will
have to have your environmental consultant present during excavation to detect gas vapors
or contamination in the soil once it is disturbed. During excavation of the site you will need to
note the following:
** You will need 1 sample for every 500/cy of soil to be exported. Typically during
excavation, you will have your environmental consultant (Roux in this case) test the soils as
they are being removed. Refer to ESA Phase 2, as this may be used to satisfy your Soil
Certification requirements.
** When excavating, testing of the soils are being done by your environmental consultant
(every 500/cy). If detected VOC’s are over 50 parts per million (ppm) you will have to
dispose as contaminated soil. If the test is under 50 ppm you can dispose as regular soil.

Roux
Mauricio Escobar
mescobar@rouxinc.com
www.rouxinc.com
(310) 879-4900
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AllenCo

Well Abandonment Contractor Reference

AllenCo has been in the business of oil well servicing and well abandonment since
1956. AllenCo was the chosen contractor to abandon nine wells on the site under
the just completed Eastview apartments two blocks away. AllenCo. is highly
experienced in the field of oil well abandonment in this area of Los Angeles. We’ve
reviewed the DOGGR’s well review letter and the proposed project’s garage
excavation plans. AllenCo. Is prepared to inspect and provide a bid to abandon
the wells once garage excavation has completed.
We anticipate the abandonment of each well to run approximately $100,000.
Most likely, only Three of the four wells on site will require re-abandonment as one
of the wells was already abandoned consistent with current PRC and California
Code Regulations (CCR) as of January 10, 2017.
AllenCo
Mick Beyer
mbeyer@allencoca.com
www.allenco-oilwellservice.com
(562) 989-6100

The 4th floor amenity deck will offer future
tenants with one of the most spectacular
comprehensive views of the DTLA skyline
in existence.
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City West
A neighborhood slower to gentrify due to its rolling topography and plethora of oil wells is
now set to completely reinvent itself in 2019 with an abundance of imminent boutique
residential projects. The just completed (first to market) EastView apartments have
established a benchmark for the pocket with rents hovering $3.50/FT.
We’ve tracked the progress of this particular neighborhood for many years as we have
always believed in its potential. Finally, the conducive zoning, accessibility of the
location, and unmatched DTLA views have outweighed the market’s historic reluctance
to accept the cost (and added layers of entitlement) of abandoning wells during the
garage excavation stage of construction. In our opinion, this factor has been a
disproportionally overrated deterrent which has served to keep development activity at
bay…until now.
Frank Evanisko
frank@evaniskorealty.com
(818) 985-9700
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City West

This small neighborhood is experiencing an
unprecedented transformation.

Ferrante: 1,500 apartments + 30K retail
Canvas LA: 204 apartments built 2008
LaTerra Temple: 53 unit apartment site
Eastview LA: Just completed 121 apartments
Kittvan Properties: LLC: Unentitled site
4 Site Court: 54 unit apartment project
Colton 29: 29 unit apartment site
Aragon Colton: 60 unit apartment site
Aragon Court: 60 unit apartment site
Bond 5: 5 SLO

Douglas SLS 5: 5 SLO
Patton Equities LLC: 44 unit apartment
G Haus 32: 32 unit apartment site
Sullivan SLO: 7 SLO site
Bond 47: 47 unit apartment site
Crown Acquisitions, Inc.: 40 Unit Apt. Site
Crown Acquisitions, Inc.: Apartment Site
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1,830-2,000 Feet Away
Echo and the 333B
Apartments

1,200 Feet Away
EastView
Apartments

2,100 Feet Away
Canvas LA
Apartments
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1,200 Feet From Skyline Court

EastView Apartments
327 N. Boylston St.
Los Angeles, CA 90012
121 Total Units [14 @ Very Low]
Developer: Lion Real Estate Group
Completed June 2018
40% Leased

The approx. 35,000 SF site required the abandonment of nine (9) oil wells during
garage excavation. AllenCo was the well contractor who handled these
abandonments. The project contains a mix of studios, 1+1’s and 2+2’s. Units in the
project average 753 SF which is nearly identical to the average unit size in the
subject property (734 SF).
According to apartments.com the following units are currently available for rent;
Studios @ 563-609 SF: $1,995-$2,850
Studios @ 700-920 SF: $2,650-$3850
2 Bedrooms @ 1,267 SF: $3,300-$4,600
2 Bedrooms @ 1,053-1,121 SF: $3,300-$3,575 Available Soon.
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i Phone picture taken by Frank Evanisko atop the amenity deck August 1, 2018 at
11:26 AM during a tour of the EastView LA Apartments. The leasing agent
mentioned that this was considered one of the best selling tools for the EastView
property.
Since their open in late June of 2018, approximately 35 units have been leased as
of August 1st, 2018.
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1,200 Feet Away
EastView
Apartments

Aerial photo demonstrating proximity/orientation
Development Site to the EastView LA Apartments.

of

the

Skyline

Court
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1,830 Feet From Skyline Court

Echo Designer Loft Apartments
1647 Temple St.
Los Angeles, CA 90026
49 Total Units
Developer: 4Site
Completed June 2015

The Echo Apartments has a unit mix consisting of 27 studio/1 bed units and 22 2
bed units.
Currently there are no units available. However, according to apartments.com
studio/1+1 units in the 594-650 SF range rent from $2,195-$2,295 and a 1,150 SF unit
rents for $3,300.
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333B Apartments
330 N. Union Ave.
Los Angeles, CA 90026
69 Total Units
Developer: Bond Co.
Completed 2016

2,000 Feet From Skyline Court

According to apartments.com the following units are currently available for rent;
Studios @480 SF: $2,100-$2,175
1 Bedrooms @ 620 SF: $2,500-$2,580
2 Bedrooms @ 1,150-1,310 SF [Penthouse Loft] $4,695
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Canvas LA
138 N. Beaudry Ave.
Los Angeles, CA 90012
204 Total Units
Developer: Alliance
Completed 2008

2,100 Feet From Skyline Court

According to apartments.com the following units are currently available for rent;
Studios @ 609-638 SF: $1,900-$2,000
1 Bedrooms @ 780-889 SF: $2,300-$2,520
2 Bedrooms @ 1,150-1,161 SF: $2,868-$2,938
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Full Due Diligence Package Contents:
Folder 1: Planning Approvals & Reports: Provides the entitlement
resolutions with the City of Los Angeles Planning Department as well
as the applicable 3rd party reports required to gain these approvals.
Folder 2: Demolition [Completed]: Provides the permit records for the
completed demolition of the duplex that was on the site.
Folder 3: Environmental: Phase 1 and Phase 2 Reports
Folder 4: Site Development Plans & Reports: Grading Plans, Shoring
Plans, B-Permit Plans, Retaining Wall Plans, etc.
Folder 5: Building Plans & Reports: Architectural, Structural, MEP
Folder 6: Title: Preliminary Title Report
Folder 7: Oil Well Abandonment: All forms submitted to gain Operator
Status, and a step by step guide to how and when to process the well
abandonments.

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 31 of this brochure.
The undersigned has been advised that Evanisko Realty & Investment, Inc. (the “Broker”) has
been retained on an exclusive basis by 1300 Court Partners, LLC (the “Owner”) with respect to
the offering for sale of an apartment 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 ____________________________

EXCLUSIVE PERMIT READY LAND OFFERING

