
Blas Fernandez Melina Ghotanian
  MANAGING DIRECTOR MULTIFAMILY ADVISOR

818.319.9191
blas@ikonpropertiesla.com
ikonpropertiesla.com
LIC NO. 02012036

818.983.6766
melina@ikonpropertiesla.com
ikonpropertiesla.com
LIC NO. 02010985

OFFERING MEMORANDUM

13520 VICTORY BLVD,
VAN NUYS, CA 91401

INVESTMENT OPPORTUNITY



TABLE OF CONTENTS

I. 
II.
III.
IV.
V.
VI.
VII.
VIII.

Executive Summary
Site summary
Property Highlights
Ameneties & Features
Property Photos
Financials
Market Overview
Sale Comparables

 

WWW.IKONPROPERTIESLA.COM



EXECUTIVE SUMMARY
IKON Properties LA is proud to present 13520 Victory Blvd – an impeccably maintained 11-
unit, two-story multifamily asset located in the highly sought-after Valley Glen neighborhood
of Van Nuys.

Constructed in 1963, the property offers 11,124 square feet of rentable space on a spacious
19,000 square foot lot. The unit mix consists entirely of 11 expansive 2-bedroom, 2-
bathroom units, each thoughtfully designed in a townhome style with either front or rear
patios. Every unit includes assigned parking, adding convenience and value for residents.

Prime Location in Valley Glen

Set along Victory Blvd—a major corridor linking residential neighborhoods with commercial
hubs—the property benefits from exceptional accessibility throughout the San Fernando
Valley. Valley Glen is known for its blend of peaceful suburban charm and urban
connectivity, making it an ideal setting for both families and professionals. Its reputation for
safety, strong community vibe, and top-rated schools adds to its enduring tenant appeal.

Property Highlights

Large, spacious units—significantly larger than typical offerings in the area
Fully gated complex, offering privacy and security
Ideal for a mix of tenant profiles: families, students, and professionals
Minutes from Los Angeles Valley College, Van Nuys Recreation Center, schools,
shopping, dining, and transit
Convenient access to major freeways and public transportation

Investment Opportunity

13520 Victory Blvd presents a compelling value-add opportunity. With current rents
approximately 35% below market due to long-term ownership, there’s substantial potential
for rental growth. The property is priced below neighborhood averages on both a per-unit
and per-square-foot basis, creating a rare chance to acquire a high-demand asset with built-
in equity.

Strategic renovations and rent repositioning can unlock immediate upside, while the
continued growth of Valley Glen supports strong long-term returns and appreciation.
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Units 
Lot Size 
CAP
Year Built 
Zoning 

Asking Price:

Address 

Property Type
Accessor’s Parcel

13520 Victory Blvd,
Van Nuys, CA 91401
Multifamily
2330-009-018

11 Units
0.43 AC
5.14%
1963
LAR3

$3,148,000.00

SITE OFFERING

SITE DESCRIPT ION

SITE SUMMARY
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https://www.zillow.com/homedetails/5754-Woodman-Ave-Van-Nuys-CA-91401/20014431_zpid/


 

Current CAP  

Current GRM  

  CURRENT  

    5.14%     

    12.53

  PROFORMA

   8.78%

   8.61

PROPERTY HIGHLIGHTS
11 Large spacious units (ALL 2B/2B)

Asking Price - $3,148,000

Price/Unit - $286,181.82

Building Sqft - 11,124 SF

Price/SqFt - $282.99

www.ikonpropertiesla.com IKON Properties



AMENITIES & FEATURES

UNIT MIX
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Roof Recently Replaced

Laundry Facilities

Tandem Parking

High Speed Internet Access

Air Conditioning

Common Pool

Balcony

Large Sized Units

4

4

2

1

2

2

2

2

1.5  

2

1

2.5

Townhomes feature spacious rear patios, as well as large front patios

Spacious units with ample parking

Spacious units with ample parking

Expansive two-story townhome with a spacious den

# OF UNITS     BEDROOM      BATHROOM



NOHO VALLEY GLENLOS ANGELES VALLEY

MISSIONWESTFIELD THE GREAT WALL OF 

WEST COMMUNITY PARKCOLLEGE

COMMUNITY HOSPITALFASHION SQUARE LOS ANGELES
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A L L  I N F O R M A T I O N  A R E  D E E M E D  R E L I A B L E  B U T  N O T  G U A R A N T E E D
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Unit

1 $1,849.90 2B/2B 2B/2B $33,000.00

$33,000.00

$33,000.00

$33,000.00

$32,100.00

$31,200.00

$32,100.00

$32,100.00

$31,200.00

$32,100.00

$39,300.00

2B/2B 2B/2B

2B/2B 2B/2B

2B/2.5B 2B/2.5B

2B/1.5B 2B/1.5B

2B/1B 2B/1B

2B/1.5B 2B/1.5B

2B/1B 2B/1B

2B/1.5B 2B/1.5B

2B/1.5B 2B/1.5B

2B/2B 2B/2B

$1,855.00

$2,356.64

$1,782.48

$1,317.33

$1,674.12

$2,729.42

LAUNDRY
INCOME

TOTAL

$245.00 $2,940.00 $300.00 $3,600.00

$1,735.59

$1,763.01

$1,789.00

$1,837.60

$22,198.80 $2,750.00

$2,750.00

$2,750.00

$2,750.00

$2,675.00

$2,600.00

$2,675.00

$2,600.00

$2,675.00

$2,675.00

$3,275.00

$22,260.00

$28,279.68

$20,827.08

$21,389.76

$21,156.12

$21,468.00

$15,807.96

$22,051.20

$20,089.44

$32,753.04

$365,700.00

2

3

4

5

6

7

8

9

10

11

Current Rent # Bed/Bath # Bed/BathAnnual Rent Proforma Rent Annual Proforma Rent

$251,221.08 $30,475.00$20,935.09.

FINANCIAL SUMMARY



A L L  I N F O R M A T I O N  A R E  D E E M E D  R E L I A B L E  B U T  N O T  G U A R A N T E E D
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Item Current Monthly Expense

DWP 

Gardner 

Pool

Gas 

Trash

Pest 

Misc 

Insurance 

Property Tax

$1,600±/month (2,700± every two months)

$200/month

$130/month

$350±/month

$606/month

$66.50/month

$400/month (Garbage disposal, cleaning)

$900/month

$3,200/month

$7,452.50/month

$89,430/year

Total

13520 VICTORY BLVD, VAN NUYS, CA 91401

PROPERTY EXPENSES
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LOCATION MAP
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1

2

3

4

6643 Haskell Ave

7454 Haskell Ave

6606 Hazeltine Ave

13921 Bessemer St

Unit Mix:

Unit Mix:

Unit Mix:

Unit Mix:

Van Nuys, CA 91401

Van Nuys, CA 91406

Van Nuys, CA 91406

Van Nuys, CA 91405

Sale Price: $6,895,000
Price/Unit:   $287,291.67
Cap Rate:   4.28%

Building Type:   Apartments
Sale Status: Active

Days on Market:   31
GRM:  13.64

Sale Conditions: -

Sale Price: $5,700,000
Price/Unit:   $316,666.67
Cap Rate:   6.69%

Building Type:  Apartments
Sale Status: Active

Days on Market: 149
GRM: 9.52

Sale Conditions: -

Sale Price: $3,499,000
Price/Unit:   $269,153.85
Cap Rate:   5.28%

Building Type:   Apartments
Sale Status: Active

Days on Market:   471
GRM:  11.76

Sale Conditions: -

Sale Price: $3,750,000
Price/Unit:   $288,461.54
Cap Rate:   4.76%

Building Type:   Apartments
Sale Status: Escrow

Days on Market:   35
GRM:  12.47

Sale Conditions: -

5 2 bed/2 bath units, 8 3 bed/2 bath units

15 2 bed/2 bath units, 3 3 bed/2 bath units

Building Size:
Avg Unit Size:

# of Units:

Building Size:
Avg Unit Size:

# of Units:

Building Size:
Avg Unit Size:

# of Units:

Building Size:
Avg Unit Size:

# of Units:

Year Built:
Avg Vacancy:

Land Area:

Year Built:
Avg Vacancy:

Land Area:

Year Built:
Avg Vacancy:

Land Area:

Year Built:
Avg Vacancy:

Land Area:

1 1 bed/0 bath units, 6 1 bed/1 bath units, 17 2 bed/1 bath units

1963
0.0%
0.62 AC

1987
0.0%
0.47 AC

1963
0.0%
0.32 AC

2001
0.0%
0.36 AC

3 2 bed/2 bath units, 2 1 bed/1 bath units, 2 2 bed/1 bath units, 5 2 bed/2
bath units, 1 3 bed/3 bath units

20,633 SF
777 SF
24

19,033 SF
1,279 SF
18

12,568 SF
967 SF
13

24,670 SF
592 SF
13

5

6

7

6451 Kester Ave

6363 Tyrone Ave - Celeste

5846-5852 1/2 Woodman Ave

Unit Mix:

Unit Mix:

Unit Mix:

Van Nuys, CA 91411

Van Nuys, CA 91401
Celeste

Van Nuys, CA 91401

Sale Price: $4,750,000
Price/Unit:   $339,285.71
Cap Rate:   5.75%

Building Type:   Apartments
Sale Status: Active

Days on Market:   85
GRM:  11.61

Sale Conditions: -

Sale Price:              $16,000,000 
Price/Unit:     $500,000.00
Cap Rate:    5.00%

Building Type:   Apartments
Sale Status: Active

Days on Market:   23
GRM:  13.62

Sale Conditions: -

Sale Price: $2,995,995
Price/Unit:   $299,599.50
Cap Rate:   7.00%

Building Type:   Apartments
Sale Status: Active

Days on Market:   288
GRM:  10.48

Sale Conditions: -

3 2 bed/2 bath units, 4 2 bed/2 bath units, 7 2 bed/2 bath units

Building Size:
Avg Unit Size:

# of Units:

Building Size:
Avg Unit Size:

# of Units:

Building Size:
Avg Unit Size:

# of Units:

Year Built:
Avg Vacancy:

Land Area:

Year Built:
Avg Vacancy:

Land Area:

Year Built:
Avg Vacancy:

Land Area:

3 1 bed/1 bath units, 5 2 bed/2 bath units, 24 3 bed/2 bath units

1988
0.0%
0.34 AC

2021
0.0%
0.45 AC

1952
0.0%
0.30 AC

4 1 bed/1 bath units, 2 2 bed/2 bath units, 2 3 bed/1 bath units, 2 2 bed/1
bath units

9,876 SF
987 SF
10

13,668 SF
965 SF
14

37,778 SF
1,173 SF
32

SALE COMPARABLES



The information contained in the following listing is proprietary and strictly confidential. It is intended to be reviewed only by the party receiving it from Equity Union Commercial and it should not be
made available to any other person or entity without the written consent of Equity Union Commercial. By taking possession of and reviewing the information contained herein the recipient agrees to
hold and treat all such information in the strictest confidence. The recipient further agrees that the recipient will not photocopy or duplicate any part of the email content. If you have no interest in the
subject property, please promptly delete this email. This email has been prepared to provide summary, unverified financial and physical information to prospective purchasers, and to establish only a
preliminary level of interest in the subject property. The information contained herein is not a substitute for a thorough due diligence investigation. Equity Union Commercial has not made any
investigation, and makes no warranty or representation with respect to the income or expenses for the subject property, the future projected financial performance of the property, the size and square
footage of the property and improvements, the presence or absence of contaminating substances, PCBs or asbestos, the compliance with local, state and federal regulations, the physical condition of
the improvements thereon, or financial condition or business prospects of any tenant, or any tenant’s plans or intentions to continue its occupancy of the subject property. The information contained in
this offering memorandum has been obtained from sources we believe reliable; however, Equity Union Commercial has not verified, and will not verify, any of the information contained herein, nor has
Equity Union Commercial conducted any investigation regarding these matters and makes no warranty or representation whatsoever regarding the accuracy or completeness of the information
provided. All potential buyers must take appropriate measures to verify all of the information set forth herein. Prospective buyers shall be responsible for their costs and expenses of investigating the
subject property. verified,



BLAS FERNANDEZ
 

MELINA GHOTANIAN
 MANAGING DIRECTOR MULTIFAMILY ADVISOR

818.319.9191
blas@ikonpropertiesla.com
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