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All information furnished regarding property for sale, rental or financing is from sources deemed reliable, but no warranty or representation is made to the accuracy thereof and same is submitted to errors, omissions, change of price, rental or other conditions prior 
to sale, lease or financing or withdrawal without notice. No liability of any kind is to be imposed on the broker herein.

PRIME SIGNALIZED CORNER
FOR SALE OR GROUND LEASE

Case Studies
1450 N. Fair Oaks Ave.
Pasadena, CA 91107

Sale Price:

Sale Date:

Buyer Use:

Representation:

Building Area:

Land Area:

$5,180,000

SOLD

Transitional Housing 

Seller

28,512 SF ($171/sqft) 

34,980 SF ($140/sqft)

Deal Summary
As a former Assisted Living facility with 42 beds this site lends itself well to similar uses.  The former operator lost 
their CUP during COVID and was unable to reopen.  That specific use is no longer permitted, but Supportive 
Housing, Transitional Housing are.  Or one could do a complete redevelopment to multi-family units.

Team Role
Given the narrowly defined uses we made sure we clearly understand the City of Pasadena’s desired use of the 
project and was able to find a user that fit well in the area and the zoning.  With multiple offers we were able to 
get an “All Cash” Buyer at over asking and an “As-Is” deal with just the standard contingencies.
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PROPERTY INFORMATION PROPERTY HIGHLIGHTS

 ASKING RATE Negotiable

TERMS Ground Lease

TOTAL SF AVAILABLE FOR 
OWNER-USER SALE

±6,913

LOT SF ±34,592

ASKING PRICE $3,499,999

PRICE PER SF $101.18/SF land

ZONING C-3

APN 8631-005-014

· Fully entitled ±0.79-acre commercial development opportunity.

· Asking Price: $3,499,999 ($101.18/SF Land).

· Approved plans for a ±6,913 SF express car wash facility.

· High-profile signalized corner at Grand Avenue & Laxford 
Street.

· GC3 (Corridor Commercial) zoning.

· Approved for 28 self-service vacuum stations and 30 parking 
spaces.

· Excellent owner-user or ground lease opportunity.

· Strong visibility and accessibility along one of Glendora’s 
primary commercial corridors.

· Minutes from the I-210 Freeway.
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Lee & Associates and NAI Capital are pleased to present 
a rare opportunity to acquire or ground lease a fully 
entitled commercial development site located at the 
highly visible southwest corner of Grand Avenue and 
Laxford Street in Glendora, California. The property 
consists of approximately 34,592 square feet (0.79 acres) 
and includes approved plans for the development of a 
modern ±6,913-square-foot express car wash featuring 
28 vacuum stations, 30 parking spaces, solar-equipped 
parking canopies, and contemporary architectural 
design. Existing improvements include a ±2,352-square-
foot restaurant building.

Positioned along one of Glendora’s primary commercial 
corridors, the property benefits from exceptional visibility, 
excellent access, and strong surrounding demographics. 
Located just south of Interstate 210 and near Arrow 
Highway, the site offers convenient regional connectivity 
while serving a dense residential customer base. Whether 
purchased for owner-user development or secured 
through a long-term ground lease, this fully entitled 
property offers a significant opportunity to accelerate 
development by avoiding the lengthy entitlement process.
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FIRE FLOW CALCULATION
-  THE REQUIRED FIRE FLOW IS BASED ON THE
FOLLOWING CALCULATION: TYPE OF CONSTRUCTION
PER THE BUILDING CODE TYPE II-B FIRE-FLOW
CALCULATION AREA AREA 6951SQ. FT FIRE FLOW
BASED ON THE FIRE-FLOW CALCULATION AREA 1750
GPM REDUCTION FOR FIRE SPRINKLERS (MAXIMUM
50%) _0 GPM TOTAL FIRE FLOW REQUIRED 1750 GPM.

NOTES
1.  APPROVED BUILDING ADDRESS NUMBERS, BUILDING NUMBERS OR APPROVED BUILDING
IDENTIFICATION SHALL BE PROVIDED AND MAINTAINED SO AS TO BE PLAINLY VISIBLE AND LEGIBLE
FROM THE STREET FRONTING THE PROPERTY. THE NUMBERS SHALL CONTRAST WITH THEIR
BACKGROUND, BE ARABIC NUMERALS OR ALPHABET LETTERS, AND BE A MINIMUM OF 4 INCHES HIGH
WITH A MINIMUM STROKE WIDTH OF 0.5 INCH. FIRE CODE 505.

2.  ALL FIRE HYDRANTS SHALL MEASURE 6"" X 4"" X 2-1/2"", BRASS OR BRONZE, CONFORMING TO
AMERICAN WATER WORKS ASSOCIATION STANDARD C503, OR APPROVED EQUAL.

3.  ALL REQUIRED PUBLIC FIRE HYDRANTS SHALL BE INSTALLED, TESTED AND ACCEPTED PRIOR TO
BEGINNING CONSTRUCTION. FIRE CODE 501.4

4.  THE MEANS OF EGRESS TRAVEL, INCLUDING THE EXIT DISCHARGE, SHALL BE ILLUMINATED AT ALL
TIMES THE BUILDING SPACE SERVED BY THE MEANS OF EGRESS IS OCCUPIED WITH A LIGHT
INTENSITY OF NOT LESS THAN 1 FOOT-CANDLE AT THE WALKING SURFACE AS REQUIRED BY
BUILDING CODE 1008.2.

5.  EGRESS DOORS SHALL BE READILY OPENABLE FROM THE EGRESS SIDE WITHOUT THE USE OF A
KEY OR ANY SPECIAL KNOWLEDGE OR EFFORT IN ACCORDANCE WITH BUILDING CODE 1010.1.19.

6.  PORTABLE FIRE EXTINGUISHERS SHALL BE INSTALLED AND MAINTAINED ALL OCCUPANCY
GROUPS AND AT SUCH LOCATIONS AS REQUIRED BY FIRE CODE 906 AND CALIFORNIA CODE OF
REGULATIONS, TITLE 19, DIVISION 1, CHAPTER 3. THE FINAL NUMBER AND LOCATION OF ALL
EXTINGUISHERS SHALL BE DETERMINED BY THE LOCAL AREA FIRE INSPECTOR.
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SIGN NOTES
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design + build + project management
DESIGN + DEVELOPMENT, INC.SIPAN

CA STATE LIC. # 885235
www.sipandd.com
info@sipandd.com

818.590.4800
705 BALBOA AVE.

GLENDALE, CA 91206

OWNERSHIP OF DOCUMENTS

NOTES

DRAWINGS AND SPECIFICATIONS AS
INSTRUMENTS OF SERVICE ARE AND
SHALL REMAIN THE PROPERTY OF THE
DESIGNER'
( SIPAN DESIGN & DEVELOPMENT INC.)
WHETHER THE PROJECT FOR WHICH
THEY WERE PREPARED IS EXECUTED
OR NOT. THEY ARE NOT TO BE USED
ON OTHER PROJECTS OR EXTENSIONS
TO THIS PROJECT BY OTHERS EXCEPT
BY AGREEMENT IN WRITING AND WITH
APPROPRIATE COMPENSATION TO
(SIPAN DESIGN & DEVELOPMENT INC.)

PROPOSED
SITE PLAN +

PROJECT INFO

PROJECT LOCATION

VICINITY MAP

SHEET INDEX:
A-0.1 PROPOSED SITE PLAN + PROJECT INFORMATION
A-0.1C PROPOSED COLORED SITE PLAN
A-0.2 EXISTING SITE PLAN + DEMO PLAN
A-0.3 PROPOSED ROOF PLAN
A-1.1 PROPOSED FLOOR PLANS
A-2.1 PROPOSED EXTERIOR ELEVATIONS
A-2.1C PROPOSED COLORED EXTERIOR ELEVATIONS
A-2.2 PROPOSED WALL AND FENCE ELEVATIONS
A-3.1 PROPOSED SECTIONS + DOOR/.WINDOW SCHEDULES
TS EXISTING TOPOGRAPHIC SURVEY MAP
C-1.0 PROPOSED GRADING AND DRAINAGE PLAN NOTES
C-2.0 PROPOSED GRADING AND DRAINAGE PLAN
C-2.1 PROPOSED GRADING PLAN SECTIONS
C-4.1 PROPOSED CIVIL DETAILS
C-5.0 PROPOSED LOW IMPACT DEVELOPMENT PLAN
C-5.1 PROPOSED LOW IMPACT DEVELOPMENT PLAN
C-6.0 PROPOSED HYDROLOGY MAP
C-6.1 PROPOSED HYDROLOGY MAP
C-7.0 PROPOSED CUT AND FILL PLAN

PROJECT INFORMATION:
     - ASSESSOR PARCEL NUMBER: 8631-005-014
     - LEGAL DESCRIPTION: SUB OF THE RANCHO ADD TO

SAN JOSE AND A PORTION OF
RANCHO SAN JOSE LOT ON S
LINE OF LAXFORD ST COM E 
THEREON 48 FT FROM NE COR
OF TR NO 21612 TH S 0¢08'22"
... SEE MAPBOOK FOR MISSING
PORTION ... SEC 1 T 1S R 10W

     - ZONING:   GC3 (CORRIDOR COMMERCIAL)
     - EXISTING OCCUPANCY: A-2
     - EXISTING LAND USE: RESTAURANT
     - EXISTING BUILDING FLOOR AREA: 2,352 FT²
     - PROPOSED OCCUPANCY: B
     - PROPOSED LAND USE: AUTOMATED CAR WASH
     - TYPE OF CONSTRUCTION: V-B
     - TOTAL LAND AREA: 35,141 FT²
     - PARKING REQUIRED: 1/250 GROSS FT² + 1/EMPLOYEE

6,913 FT² / 250 = 28 
2   EMPLOYEES
30 TOTAL

     - PARKING PROVIDED: 26 STANDARD
2   ACCESSIBLE
2   EMPLOYEE
30 TOTAL

     - BICYCLE PARKING REQUIRED: 30 x .25 = 8
     - PROPOSED LANDSCAPING (SITE): 6,727 FT² / 35,141 FT² = 19%
     - PROP. LANDSC. (PARKING AREA): 1,861 FT² / 35,141 FT² = 5%
     - PROPOSED FLOOR AREA:

MAIN BUILDING:   6,913 FT²
KIOSK:.          32 FT²
TRASH ENCLOSURE:      187 FT²
PARKING CANOPY 1:   1,360 FT²
PARKING CANOPY 2:   1,440 FT²
PARKING CANOPY 3:   1,552 FT²
PARKING CANOPY 4:   1,456 FT²

. TOTAL: 12,940 FT²
     - F.A.R. ALLOWABLE (50%): 35,141 FT² x 0.5 = 17,570.5 FT²
     - F.A.R. PROPOSED: 12,577 FT² / 35,141 FT² = 36%
     - ALLOWABLE BUILDING HEIGHT: 2 STORY, 35'-0" MAX.
     - PROPOSED BUILDING HEIGHTS:

MAIN BUILDING: 30'-9"
KIOSK:. 10'-0"
TRASH ENCLOSURE: 12'-0"
PARKING CANOPY 1: 11'-6"
PARKING CANOPY 2: 11'-6"
PARKING CANOPY 3: 11'-6"
PARKING CANOPY 4: 11'-6"

     - SOLAR PANELS: 9,500 FT²

SCOPE OF WORK:
- NEW CONSTRUCTION OF A 6,913 FT² EXPRESS CAR WASH , WITH (28)
SELF-SERVE VACUUM STATIONS, (1) 32 FT² A KIOSK BUILDING, (1)
187 FT² TRASH AND RECYCLING ENCLOSURE, AND (4) FREE-STANDING
PARKING CANOPIES.  

CONSULTANTS:

 DESIGNER + BUILDER + APPLICANT:
     SIPAN NAZARYAN
     SIPAN DESIGN + DEVELOPMENT, INC.
     GEN. CONT. LIC. #: 885235
     705 BALBOA AVE
     GLENDALE, CA 91206
     818.590.4800 / sipan@sipandd.com

 OWNER:
     SEDRAK EKIMYAN
     GLENDORA EXPRESS CAR WASH
     15118 LAKEWOOD BLVD
     BELLFLOWER, CA 90706
     818.203.0215 / expresscarwash888@yahoo.com

03.20.24

ARCHITECT/ENGINEER OF RECORD:
     FERDINAND C. MEDINA
     FCM CONSULTING ENGINEERS, INC.
     LIC. #: C 88007
     1051 S. HOLT, #F
     LOS ANGELES, CA 90035
     310.962.1687 / fcmedina96@gmail.com
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CA STATE LIC. # 885235
www.sipandd.com
info@sipandd.com

818.590.4800
705 BALBOA AVE.

GLENDALE, CA 91206

OWNERSHIP OF DOCUMENTS

NOTES

DRAWINGS AND SPECIFICATIONS AS
INSTRUMENTS OF SERVICE ARE AND
SHALL REMAIN THE PROPERTY OF THE
DESIGNER'
( SIPAN DESIGN & DEVELOPMENT INC.)
WHETHER THE PROJECT FOR WHICH
THEY WERE PREPARED IS EXECUTED
OR NOT. THEY ARE NOT TO BE USED
ON OTHER PROJECTS OR EXTENSIONS
TO THIS PROJECT BY OTHERS EXCEPT
BY AGREEMENT IN WRITING AND WITH
APPROPRIATE COMPENSATION TO
(SIPAN DESIGN & DEVELOPMENT INC.)

PROPOSED
ROOF PLAN

03.20.24
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5'
-0

"

15
'-1

0"
46

'-4
"

10
'-1

0"

STORAGE
(560 FT²)

19
'-8

"

25'-4"

SCALE: 316" = 1'-0"

PROPOSED FLOOR PLAN
N

SCALE: 316" = 1'-0"

N

7'
-6

"

18
'-6

"

SCALE: 316" = 1'-0"

TRASH ENCL. / MECH. ROOM FLOOR PLAN
N

KIOSK
(32 FT²)

KIOSK FLOOR PLAN
SCALE: 316" = 1'-0"

N

8'-0"

4'
-0

"

AC
UNIT

40
'-0

"

40
'-0

"

1'
-6

"

51'-4" 20'-4"62'-0"

12'-6"

10'-0"

35'-6"

B
A-3.1

A
A-3.1

A
A-3.1

37
'-0

"

17
'-6

"
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Http:// CBEN.NET

Http:// CBEN.NET

Http:// CBEN.NET

STANDING SEAM METAL ROOF
(METAL SALES, CLIP-LOC)

METAL PANEL (METAL SALES, T16-E)

METAL STUD WALL PER
STRUCTURAL DWG.

CAR WASH TUNNEL ENTRANCE WASHING ZONE / WET ENVIRONMENT DRYING ZONE / DRY ENVIRONMENT

DUCTED BLOWERS IN ENCLOSED
AND ACOUSTIC TREATED ATTIC
SPACE TO ABSORB NOISE.

2" PVC PANEL PARTITION
STEEL FRAME PER
STRUCTURAL DWG.

2" PVC PANEL PARTITION

SECTION - B
SCALE: 316" = 1'-0"

FOUNDATION PER
STRUCTURAL DWG.

METAL PANEL
(METAL SALES, T16-E)

STEEL FRAME PER
STRUCTURAL DWG.

METAL STUD FRAMING
PER STRUCTURAL DWG.

METAL STUD FRAMING
PER STRUCTURAL DWG.

CMU BLOCK WALL
PER STRUCTURAL DWG.

EQUIPMENT
ROOM

CAR WASH TUNNEL

STORAGE

EMPLOYEE
BREAK ROOM

CMU BLOCK WALL
PER STRUCTURAL DWG.

TUNNEL SLAB ON GRADE

CONVEYOR PIT

SECTION - A

F.F.

T.P.
F.F.

10
'-0

"

T.P.

10
'-0

"

25
'-9

"

14
'-0

"
F.F.

T.P.

13
'-0

"

11
'-6

"

SCALE: 316" = 1'-0"

WINDOW SCHEDULE
WINDOW
NUMBER

FRAME
MATERIAL

WIDTH x
HEIGHT

OPERATION TEMPERED
GLASS?

58'-6" x 8'-0" FIXED YES

GLAZING
DEPTH

GLAZING
TYPE

1
4"

SINGLE
GLAZE

REMARKS

STOREFRONT WINDOW, DIVIDED INTO 17
EQUAL SEGMENTSALUMINUM1

DOOR SCHEDULE
DOOR
NUMBER

DOOR
MATERIAL

WIDTH x
HEIGHT

OPERATION TEMPERED
GLASS?

GLAZING
DEPTH

GLAZING
TYPE

REMARKSFRAME
MATERIAL

3'-0" x 8'-0"

FIRE
RATING

ROLL-UP _METAL _ _METAL _

SWINGALUMN. GLASS YES 1
4"

SINGLE
GLAZE

_1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

2

3

4

5

612'-0" x 10'-0"

15'-4" x 6'-8" FIXED YES 1
4"

SINGLE
GLAZEALUMINUM

FIXED YES 1
4"

SINGLE
GLAZEALUMINUM5'-5" x 6'-8"

__ _METAL METAL SWING
ACCESSIBLE COMPLIANT HARDWARE
(NO DEADBOLTS)

_3'-0" x 6'-8"

(NO DEADBOLTS)

__ _METAL METAL SWING
ACCESSIBLE COMPLIANT HARDWARE
(NO DEADBOLTS)

_3'-0" x 6'-8"

__ _SWING
ACCESSIBLE COMPLIANT HARDWARE
(NO DEADBOLTS)

_3'-0" x 6'-8" ALUMN. GLASS

__ _METAL METAL SWING
ACCESSIBLE COMPLIANT HARDWARE
(NO DEADBOLTS)

_3'-0" x 6'-8"

__ _METAL METAL SWING _3'-0" x 6'-8"

__ _METAL METAL SWING _6'-0" x 8'-0"

ROLL-UP _METAL _ _METAL _20'-0" x 8'-0"

__ _METAL METAL SWING _3'-0" x 6'-8"

__ _METAL METAL SWING _3'-6" x 8'-0"

__ _METAL METAL SWING _3'-6" x 8'-0"

ROLL-UP _METAL _ _METAL _12'-0" x 10'-0"

__ _METAL METAL SWING _3'-0" x 6'-8"

__ _METAL METAL SWING _6'-0" x 8'-0"

STOREFRONT WINDOW, DIVIDED INTO 4
EQUAL SEGMENTS

STOREFRONT WINDOW

STOREFRONT WINDOW, DIVIDED INTO 2
EQUAL SEGMENTS

FIXED YES 1
4"

SINGLE
GLAZEALUMINUM5'-5" x 3'-4"

FIXED YES 1
4"

SINGLE
GLAZEALUMINUM7'-9" x 5'-0" STOREFRONT WINDOW, DIVIDED INTO 2

EQUAL SEGMENTS

FIXED YES 1
4"

SINGLE
GLAZEALUMINUM15'-6" x 5'-0" STOREFRONT WINDOW, DIVIDED INTO 4

EQUAL SEGMENTS

7 FIXED YES 1
4"

SINGLE
GLAZEALUMINUM STOREFRONT WINDOW, DIVIDED INTO 4

EQUAL SEGMENTS12'-0" x 4'-0"

CAR-SHAPED BICYCLE PARKING RACK

EAST ELEVATION WINDOW AND OPENING DIAGRAM
SCALE: 18" = 1'-0"

132 FT² 307 FT²
51 FT²

79 FT²

48 FT²

190 FT²

SOLID SURFACES:
132 FT²

       2 FT²
       2 FT²
   17 FT²
   18 FT²
   51 FT²

190 FT²
412 FT²

WINDOW AND OPENING CALCS

TOTAL FACADE AREA (412 + 434 = 846):  434 / 846 = 51.3%

13
'-2

"

9'-7" 4'-9" 4'-6"

18 FT²

0'
-6

"

0'
-6

"

1'-0"
5'-3"

3'
-5

"

3'
-5

"

6'
-1

0" 10
'-0

"
14

'-4
"

18'-10"

19'-11"

14
'-5

"

4'
-0

"

2 FT² 2 FT²

17 FT² 12'-0"

14'-2"

WINDOW/OPEN SURFACES:
307 FT²
  79 FT²
  48 FT²
434 FT²
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OVERVIEW MAP

LOCATION HIGHLIGHTS
•	 Signalized corner with exceptional street 

frontage. 
•	 Excellent visibility on heavily traveled Grand 

Avenue.
•	 Convenient access to Interstate 210 and 

Arrow Highway.
•	 Surrounded by established residential 

neighborhoods.
•	 Adjacent to Oakdale Memorial Park.
•	 Near national retailers, restaurants, and 

neighborhood services.
•	 Strong daytime population and commuter 

traffic. 
•	 Located within one of the San Gabriel Valley’s 

premier commercial corridors.

PROPERTY


