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CRA/LA, A DESIGNATED LOCAL AUTHORITY 
(Successor Agency to The Community Redevelopment Agency of the City of Los Angeles, CA)   

 
 

M E M O R A N D U M 
 
 
DATE: AUGUST 2, 2018                   
   
TO: GOVERNING BOARD            
 
FROM: STEVE VALENZUELA, CHIEF EXECUTIVE OFFICER 
  
STAFF: DANIEL KAHN, SR. REAL ESTATE DEVELOPMENT AGENT 
  
SUBJECT: PROPERTY RETAINED FOR ENFORCEABLE OBLIGATION.  Environmental 

and various other actions related to the approval of a Disposition and Development 
Agreement with Excel Property Management Services, Inc. (“Developer”) in 
connection with the sale for $166,000 of a CRA/LA-owned property identified as 
LRPMP Asset ID No. 87 for development of a 28,500 square foot, high-quality 
office building located at 3900 W. Jefferson Boulevard. 

 
 
 RECOMMENDATION 
 
That the Governing Board: 
 

1) Acting as lead agency, adopt the Environmental Resolution (Attachment A) finding that 
the whole of record, including the information contained in the February 2018 Initial 
Study/Mitigated Negative Declaration (“IS/MND”) for the 3900 W. Jefferson Boulevard 
Project (“Project” or “Property”) and comments received during the public review process, 
that there is no substantial evidence that the Project will have a significant effect on the 
environment, that the IS/MND reflects CRA/LA’s Governing Board’s independent 
judgment and analysis, and adopting the Mitigation and Monitoring Reporting Program;  

 
2) Adopt Government Code Section 52201 Resolution (Attachment B) finding that:  (i) the 

sale of the Property will assist in the elimination of blight in the Mid-City Recovery 
Redevelopment Project Area; (ii) the sale is consistent with the Mid-City Recovery 
Redevelopment Plan; (iii) the purchase price is not less than the fair reuse value at the 
use and with the covenants and conditions and development costs authorized by the sale; 
and (iv) the Project will create an estimated 89 new jobs which represents at least one full-
time equivalent permanent job for every twenty-eight thousand dollars ($28,000) of 
CRA/LA investment in the Project after full stabilization;  
 

3) Subject to Oversight Board approval, consider for approval the Disposition and 
Development Agreement ("DDA") (Attachment C) with the Developer for sale of the 
CRA/LA-owned parcel and subsequent development of the proposed Project and 
authorize the Chief Executive Officer (“CEO”) or designee to execute the DDA and take 
such other actions as may be necessary to carryout out the transaction; and     
 

4) Authorize the CEO or designee to negotiate and execute an Assignment of Reverter with 
the City of Los Angeles (the “City”) to assign CRA/LA’s Right of Reverter under Section 
9.4 of the DDA. 
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SUMMARY 
 
Consideration of the DDA would satisfy CRA/LA's obligation under the Settlement Agreement 
dated as of August 2010 between the Former Agency and Arman and Mark Gabay and the 
Charles Company, affiliates of the Developer.  The CRA/LA-owned asset is listed on the approved 
LRPMP as Asset ID No. 87, under the Retained for Enforceable Obligation category.   
 
The requested approvals would authorize the CEO or designee to (i) execute a DDA with Excel 
Property Management Services, Inc. (the "Developer") for development of a 28,500 square foot, 
high-quality, three-story, office building with office, retail, and restaurant space over subterranean 
parking; (ii) authorize the conveyance of a 25,337 square-foot CRA/LA-owned site located at 3900 
W. Jefferson Boulevard for its fair reuse value of $166,000; and (iii) authorize negotiation and 
execution of an Assignment of Reverter with the City.  
  
Staff recommends the Governing Board approve (i) the Environmental Resolution; (ii) the Section 
52201 Resolution and subject to Oversight Board approval, approve the DDA and authorize the 
CEO to execute all documents necessary to effectuate the transaction.  A summary of key terms 
of the transaction is included as Attachment D.  
 
PREVIOUS ACTIONS 
 
January 4, 2018 - Governing Board approval of a four-month extension to the ENA. 
 
September 7, 2017 – Governing Board approval of a five-month extension to the ENA. 
 
April 6, 2017 – Governing Board approval of a 90-day extension to the ENA. 
 
October 6 and 13, 2016 – Governing and Oversight Boards, respectively, approved an Exclusive 
Negotiating Agreement (“ENA”) with M&A Gabaee. 
 
October 7, 2014 – Subsequent to Governing Board and Oversight Board approval, DOF approved 
the Long Range Property Management Plan that included this asset in the Retained for 
Enforceable Obligation category. 
 
January 6, 2014 – Governing Board approval of acceptance of a quitclaim deed from the City for 
the transfer of 3900 W. Jefferson Boulevard. 
 
DISCUSSION & BACKGROUND 
 
The Former Agency, in 2010, entered into a Settlement Agreement, Release of Claims and Right 
of First Refusal Related to the Slauson Central Project (August 2010) (“Settlement Agreement”) 
with M&A Gabaee, Arman Gabay, and the Charles Company (collectively “Gabaee”) relating to 
development of the Slauson Central Shopping Center located at 940-1040 E. Slauson Avenue.  
In the Settlement Agreement, the Former Agency agreed to provide Gabaee with a First 
Opportunity to Negotiate for the purchase and redevelopment of the CRA/LA-owned property 
located at 3900 W. Jefferson Boulevard in the Mid-City Recovery Redevelopment Project Area.  
The Settlement Agreement provides that if the Project was approved by the Governing Board the 
Property would be sold at its fair reuse value.  Implementation of the First Opportunity to Negotiate 
component of the Settlement Agreement was incorporated into the LRPMP by listing the Property 
in the Retain to Fulfill an Enforceable Obligation category. 
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Proposed Development 
 
Pursuant to the Settlement Agreement, CRA/LA staff negotiated an Exclusive Negotiating 
Agreement (“ENA”) with Gabaee.  The Governing and Oversight Boards approved the ENA in 
October 2016.   
 
The ENA provides for the parties to negotiate the terms of a DDA for the development of a high-
quality commercial office building on the Property and the sale of the Property at its fair reuse 
value.  Accordingly, the proposed DDA requires the Developer to construct a high-quality, three-
story, 28,500 square foot commercial office building over subterranean parking.  The first floor 
would contain a building lobby, an approximately 2,575 square foot dine-in restaurant and 
approximately 3,135 square feet of retail space.  The second and third floors would contain 
approximately 18,130 square feet of medical office space and approximately 4,660 square feet of 
exterior terrace gardens (Project Renderings, Attachment E).  A total of 93 parking spaces would 
be provided on site. 
 
The Property, located in the Mid-City Recovery Redevelopment Project Area, is bounded by 
Jefferson Boulevard to the north, an alley to the south, Wellington Road to the east and Virginia 
Road to the west (Map, Attachment F).  It consists of five parcels totaling 25,337 square feet. 
 
The Developer must satisfy various conditions pursuant to the Schedule of Performance in the 
DDA before the CRA/LA Property is conveyed.  Among these conditions are requirements that 
the Developer provide evidence of financing commitments, execution of a Completion Guaranty 
and the closing of escrow on the Property within eleven months from the approval of the DDA.  
Commencement of construction is required within twelve months from approval of the DDA.  
Project completion is required within twenty-four months of the commencement of construction.      
 
Determination of Fair Reuse Value 
 
The Settlement Agreement provides for sale of the Property at its fair reuse value.  Section 52201 
of the California Government Code requires CRA/LA to identify the value of the interests being 
conveyed by CRA/LA pursuant to the DDA.  Keyser Marston Associates, Inc., CRA/LA’s financial 
consultant for the Project, prepared a reuse valuation analysis (Section 52201 Summary Report, 
Attachment G) of the Project based on the financial terms and conditions imposed by the DDA.   
 
To arrive at the indicated fair reuse value, KMA analyzed the Developer’s plans and development 
pro forma.  Total development costs (excluding land value) were analyzed for consistency with 
market factors.  Given the Developer’s proposed tenant mix, the Project’s net operating income 
(at stabilization) was projected and then capitalized, based on a 7.5% return-on-cost, to arrive at 
project value.  Comparing total development costs to project value results in a residual land value 
of $166,000.  
 
The analysis concluded that the fair reuse value of Asset ID 87 is $166,000.  The fair reuse value 
reflects the requirements in the DDA imposed by CRA/LA on the Developer, including the high-
quality development, the inclusion of prevailing wages during construction and the provision of 
high-quality amenities (e.g. a large exterior garden terrace).  These land use controls and public 
benefits imposed by the DDA result in a discount to the fair market value and the acquisition price 
to be paid by the Developer in order make the scope of development financially feasible.  An 
essential element in the estimate of reuse value is the assumption that the conveyance of the 
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Property will result in near-term development, not speculation, with strict limitations on the use of 
the Property. 
 
CRA/LA’s historical cost includes acquisition-related costs and relocation costs of $2,657,000.  
CRA/LA’s costs are partially mitigated by the Developer’s payment of $166,000.  Another benefit 
is the estimated $3,600,000 in property tax revenue to the affected taxing entities over thirty years, 
which has a net present value of $1,200,000 when discounted at 8% that will be shared by the 
affected taxing entities.  The estimated fair market value of the Property to be conveyed at the 
highest use permitted under the zoning in place for the Property is approximately $3.3 million.  
Total development costs are $8,647,000 or $363 per square foot.   
 
Through private investment, the development of this high-quality Project would replace a vacant, 
dilapidated building on the Property.  Further, completion of the Project will be catalytic to the 
neighborhood, as it would increase the commercial offerings in the market area by providing new 
office, restaurant and retail opportunities.  With 18,130 square feet of office space and 5,710 
square feet of retail/restaurant space, the Project would generate an estimated 89 permanent 
jobs which represents at least one full-time equivalent permanent job for every twenty-eight 
thousand dollars ($28,000) of CRA/LA investment in the Project after full capacity and 
implementation.  These employees would activate the area in and around the Project, potentially 
bringing in new clientele to the existing retail and dining establishments in the area.  In addition, 
office building clientele will bring increased activity to the area.   
 
Excel Property Management Services, Inc. and the Charles Company 
 
Mark and Arman Gabay are the officers of Excel Property Management Services, Inc., a California 
corporation.  The Gabay’s run the Charles Company, a real estate development and investment 
partnership founded in 1979.  To date, the Charles Company has developed over 85 projects 
throughout California and Nevada and currently owns over six million square feet of commercial 
space valued at over $1 billion.  However, at least one of these developments is encountering 
substantial difficulty in leasing the space within the development.  All projects are owned in equal 
shares by the two Gabay brothers.  The company controls and administers all aspects of 
acquisition, design planning, property management, and leasing through their in-house staff.     
 
Arman Gabay is co-managing partner and lead negotiator focusing on the development side of 
the business.  Mark Gabay is co-managing partner, handling all Charles Company financial 
matters and property investments.     
 
As reported in various publications, on May 16, 2018 Arman Gabay was arrested and charged 
with at least one felony count of bribing a Los Angeles County employee in exchange for a 
government lease worth $45 million.  The ongoing investigation is being conducted by the Federal 
Bureau of Investigation.   Mr. Gabay’s outside counsel sent correspondence on June 22, 2018 to 
CRA/LA which, among other things, asserted that the legal charges are allegations not yet proven 
and asserting the developer’s rights under the Settlement Agreement to proceed with the 
proposed transactions with CRA/LA.  CRA/LA’s legal counsel responded on June 29, 2018 stating 
that contrary to counsel’s assertions, CRA/LA is not compelled to enter into the DDA with the 
developer and retains full discretion to assess all of the relevant factors related to the proposed 
developer and the proposed development.  
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Assignment of Reverter 
 
Following approval by DOF in March 2013 of the Housing Assets Transfer Schedule (“HATS”), 
the CRA/LA transferred all approved housing assets and functions to the Los Angeles Housing 
Department (“LAHD”) (since renamed as HCID), the City’s duly-authorized housing successor.  
CRA/LA included 3900 W. Jefferson Boulevard in the HATS erroneously and subsequently 
quitclaimed the Property to the LAHD.  To fulfill its obligations under the Settlement Agreement, 
CRA/LA requested that the City transfer the Property back to CRA/LA.  The City agreed with 
CRA/LA's request.  As set forth in the LRPMP, if the Property is not conveyed to the Developer 
pursuant to an approved development agreement, the Property will be transferred back to the 
City as a housing asset.   
 
Pursuant to the DDA, if an event of default has occurred under Section 9.3 (Fault of Developer) 
following the close of escrow and prior to the time when the Developer is entitled to issuance of 
a certificate of completion, then CRA/LA may, in addition to other rights granted in the DDA, re-
enter and take possession of the Property with all improvements on the Property.  CRA/LA's rights 
under Section 9.4 will terminate once the Developer is entitled to a Certificate of Completion.   
 
If the Property were to revert to CRA/LA, it would need to be conveyed to the City.  Therefore, 
staff also recommends approval to negotiate and execute an Assignment of Reverter to allow the 
City to take possession of the Property in the event of a Developer default. 
 
Resolutions 
  
Pursuant to CEQA Guidelines, an Environmental Resolution (Attachment A) must be adopted 
making certain findings relating to CRA/LA’s IS/MND.  
 
Pursuant to California Government Code Section 52201, a 52201 Resolution (Attachment B) must 
be adopted making certain findings relating to the fair reuse value of the Project.    In accordance 
with Government Code Section 6066, on July 19, 2018 and July 26, 2018, CRA/LA advertised in 
a newspaper of general circulation the date of the public hearing to consider the proposed 
disposition of the Property.    
 
On or before July 25, 2018, CRA/LA posted a 10-Day Notice of the proposed sale in compliance 
with Health & Safety Code Section 34181(f). 
 
SOURCE OF FUNDS 
 
No funding is being requested for this item. 
 
ROPS AND ADMINISTRATIVE BUDGET IMPACT 
 
There is no ROPS impact anticipated with this action.   
 
Net Sales Proceeds:  There will be certain costs deducted from the gross sales prices, including 
closing costs.  All net sales proceeds received from escrow will be deposited in the Successor 
Agency’s Community Redevelopment Property Trust Fund for distribution to the affected taxing 
entities. 
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ENVIRONMENTAL REVIEW   
 
An Initial Study (“IS”) was prepared for the proposed project in accordance with the California 
Environmental Quality Act (“CEQA”).  The IS concluded that the project would have no impact or 
less-than-significant impacts related to Aesthetics, Agriculture and Forestry Resources, Air 
Quality, Biological Resources, Greenhouse Gas Emissions, Hydrology and Water Quality, Land 
Use and Planning, Mineral Resources, Population and Housing, Recreation, and Utilities and 
Service Systems.  However, the IS determined that, without mitigation, the project has the 
potential to create significant impacts related to Cultural Resources, Geology and Soils, Hazards 
and Hazardous Materials, Noise, Public Services, Transportation/Traffic, and Tribal Cultural 
Resources.  Nonetheless, all of the project’s potential significant impacts can be reduced to less-
than-significant levels through identified mitigation measures.  Consequently, a Mitigated 
Negative Declaration (“MND”) and a Mitigation Monitoring and Reporting Program (“MMRP”) were 
prepared.  As shown in the MMRP, CRA/LA and the Los Angeles Department of Building and 
Safety are responsible for monitoring compliance with the required mitigation measures. 
 
In accordance with Section 21091 of the CEQA Guidelines, a Notice of Intent to Adopt the MND 
and a newspaper advertisement were published on February 26 to notify the public of the 
availability of the document for public review until March 19, 2018.  During this public review 
period, a total of four (4) comment letters were received from the following public agencies: 
California Department of Transportation (“Caltrans”); Los Angeles County Metropolitan 
Transportation Authority (“Metro”); Los Angeles Department of Water & Power (“LADWP”); and 
the Native American Heritage Commission (“NAHC”). 
 
Following is a summary of the comments provided by each of these agencies: Caltrans does not 
expect that the project would result in a direct adverse impact to existing Caltrans facilities.  
However, oversized vehicles related to the project’s construction would require a Caltrans 
transportation permit and are encouraged to travel during off-peak commute periods.  Metro 
encourages that the project incorporates first-last mile connections to transit, and that any impact 
analysis address potential impacts on Metro Bus Line 35, which operates on West Jefferson 
Boulevard.  LADWP concurs that projected water supplies would meet the estimated water 
demands of the project.  NAHC notes that there is no documentation that the mitigation measures 
for this project were developed in consultation with the tribes traditionally and culturally affiliated 
with the project area.  NAHC also states that inadvertent encounters of tribal cultural resources 
should be addressed in the mitigation measures.  Finally, NAHC mentions that the Most Likely 
Descendent timeline in the mitigation measure is not specific. 
 
In consideration of the comment letters received, the conclusions of the IS remain unchanged.  
The proposed project would not decrease the performance or safety of Metro Bus Line 35.  
Regarding the NAHC’s concerns, consultation with the tribes was conducted for this project and 
appropriate mitigation measures developed following tribal consultation as required by AB 52 
have been included in the IS/MND and the MMRP.  There is no substantial evidence in the 
administrative record that the project, with the implementation of the identified mitigation 
measures, would result in a significant impact on the environment.  Therefore, the MND is 
adequate to satisfy the requirements of CEQA. 
 
 
  





















ATTACHMENT B – SECTION 52201 RESOLUTION 
 

RESOLUTION NO. _____ 
 
A RESOLUTION OF CRA/LA, A DESIGNATED LOCAL AUTHORITY (“CRA/LA”) 
MAKING FINDINGS PURSUANT TO GOVERNMENT CODE SECTION 52201 AND 
AUTHORIZING DISPOSITION OF CRA/LA-OWNED PROPERTY LOCATED AT 3900 
WEST JEFFERSON BOULEVARD (ASSESSOR’S PARCEL NOS. 5046-004-900, -901, 
-902)  LOCATED IN THE MID-CITY RECOVERY REDEVELOPMENT PROJECT AREA. 

WHEREAS, CRA/LA proposes to sell CRA/LA-owned real property (APNs 5046-004-
900, -901, 902) located at 3900 West Jefferson Boulevard (“Property”) in the Mid-City 
Recovery Redevelopment Project Area to Excel Property Management Services, Inc.; 
and 

WHEREAS, CRA/LA purchased the subject Site with Mid-City Recovery 
Redevelopment Low-Mod Income Housing Funds and Bunker Hill Program Income; and 

WHEREAS, the sale of the Property to the Buyer will result in the construction of a 
28,500 square foot, high quality, three-story, office building with office, retail, and 
restaurant space over subterranean parking (“Project”), which will eliminate blight and 
have a catalytic effect on the economic revitalization of the Mid-City Recovery 
Redevelopment Project Area; and  

WHEREAS, CRA/LA advertised in accordance with Government Code Section 6066 
the date of the public hearing to consider the proposed disposition of the Property and 
prepared a Summary of the Purchase and Sale of the subject Property on file with 
CRA/LA’s Records Department. 

WHEREAS, CRA/LA’s Governing Board considered the proposed disposition of the 
Property and adopted the findings contained in the Section 52201 Summary Report of 
the proposed sale of the subject Property, including the finding that the sale price to be 
paid for the Property is not less than the fair reuse value of the Property under the 
Redevelopment Plan. 

NOW THEREFORE, BE IT RESOLVED by CRA/LA pursuant to Government Code 
Section 52201 as follows: 

1. The sale of the Property will assist in the elimination of blight in the Mid-City 
Recovery Redevelopment Project Area. 

2. The sale is consistent with the Mid-City Recovery Redevelopment Plan.  

3. The consideration is not less than the fair reuse value at the use and with the 
covenants and conditions and development costs authorized by the sale. 

4.  The Project will create an estimated 89 new jobs which represents at least 
one full-time equivalent permanent job for every twenty-eight thousand 
dollars ($28,000) of CRA/LA investment in the Project after full capacity and 
implementation. 

 

ADOPTED: _________________________ 

  

 































































































































































































































ATTACHMENT D
TRANSACTION SUMMARY

 
Asset ID 

No. Location Project Area
Fair Reuse 

Value Buyer
1 87 3900 W. Jefferson 

Blvd.
Mid-City $166,000 Excel Property 

Management 
Services, Inc.

Total $166,000
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SITE PLAN

PROJECT INFORMATION

PROJECT ADDRESS: 3900 & 3914 W JEFFERSON BLVD

ZONE: CM-1VL

COMMUNITY PLAN: WEST  ADAMS-BALDWIN HILLS-LEIMERT

SPECIFIC PLAN AREA: SOUTH LOS ANGELES ALCOHOL SALES

LOT AREA: 25,337 S.F./0.58 ACRES

FAR:1.5:1

ALLOWABLE BUILDING AREA: 38,006 S.F.

MAXIMUM BUILDING HEIGHT: 45'-0"
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DISTANCE HEIGHT
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PARKING PROVIDED

B1 BASEMENT PARKING: 56 SPACES

GROUND LEVEL: 37 SPACES

TOTAL 93 SPACES ( PROVIDED )
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SITE PLAN

SITE 

VICINITY MAP

PROJECT DATA

OWNER

M&A, A CALIFORNIA LIMITED PARTNERSHIP

9034 W. SUNSET BLVD | WEST HOLLYWOOD,

CALIFORNIA 90069 P 310 247-0900

LOS ANGELES, CA 90016

SHEET INDEX

A101 SITE PLAN

A200 BASEMENT PLAN

A201 FIRST FLOOR PLAN

A202 SECOND FLOOR PLAN

A203 THIRD FLOOR PLAN

A204 ROOF PLAN

A300 NORTH AND EAST ELEVATIONS

A301 SOUTH AND WEST ELEVATIONS

APN : 5046-004-900, 5046-004-901 & 5046-004-902
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A500 MATERIAL BOARD

A600 PERSPECTIVE
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BASEMENT PLAN

A200

BASEMENT PLAN

PARKING SPACE TYPES        BASEMENT     GROUND LEVEL TOTAL

STANDARD       36    19    55

COMPACT (36% OF TOTAL)       20              14    34

HANDICAP                   -      4      4

TOTAL       56     37               93
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SUMMARY REPORT PURSUANT TO 

CALIFORNIA GOVERNMENT CODE SECTION 52201 

ON THE 

DISPOSITION AND DEVELOPMENT AGREEMENT 

BY AND BETWEEN THE 

CRA/LA A DESIGNATED LOCAL AUTORITY 

AND 

EXCEL PROPERTY MANAGEMENT SERVICES, INC. 

 
 
The following Summary Report sets forth certain details of the proposed Disposition and 
Development Agreement (Agreement) between the CRA/LA (Authority) and Excel Property 
Services Management Services, Inc. (Developer).  The purpose of the Agreement is to 
redevelop the real property located at 3900 and 3914 West Jefferson Boulevard (APNs: 5046-
004-900, 5046-004-901 and 5046-004-902) in the City of Los Angeles (Site).  The Agreement 
requires the Authority to transfer the 25,337 square foot Site to the Developer to construct a 
23,840 square foot mixed use commercial development that includes 18,130 square feet of 
office, 3,135 square feet of retail and 2,575 square feet of restaurant space (Project). 
 
BACKGROUND STATEMENT 
 
The following Summary Report is based upon information contained within the Agreements, and 
is organized into the following four sections: 
 
I. Salient Points of the Agreements:  This section includes a description of the Project 

and the major responsibilities imposed on the Authority and the Developer by the 
Agreement. 

 
II. Cost of the Agreements to the Authority:  This section details the total and net cost to 

the Authority associated with implementing the Agreement. 
 
III. Estimated Fair Market Value of the Interests to be Conveyed:  This section estimates 

the fair market value of the interests to be conveyed taking into account the development 
requirements and conditions imposed on the Project. 

 
IV. Consideration Received and Comparison with the Established Value of the Site:  

This section describes the compensation and other public revenues and expenses that 
accrue to the Authority, and explains any difference between the compensation to be 
received and the established value of the Site. 

 
V. Creation of Economic Opportunity and Public Purpose:  This section explains how 

the Agreement will assist in creating economic opportunity in the City of Los Angeles 
(City). 
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I. SALIENT POINTS OF THE AGREEMENTS 
 
A. Project Description 
 
The Site is located in the City of Los Angeles at 3900 and 3914 West Jefferson Boulevard.  The 
Site is located in the Mid-City Recovery Redevelopment Project Area.  The Site consists of a 
25,337 square foot parcel (.58 acres).  The Developer will construct a high quality, 3-story 
mixed-used building over subterranean parking.  The first floor will contain a building lobby, a 
dine-in restaurant, approximately 2,575 square feet in size, and approximately 3,135 square feet 
of general retail.  The second and third floors will contain approximately 18,130 of medical office 
or general office space together with nearly 4,660 square feet of exterior terrace garden.  
Approximately 93 parking spaces will be included in the Project. 

 
B. Authority Responsibilities 
 
The Agreement requires the Authority to accept the following responsibilities: 
 
1. Provided the predisposition requirements and the additional closing conditions set forth 

in the Agreement have been satisfied, the Authority shall sell to the Developer, and the 
Developer shall purchase from the Authority, the Site pursuant to the terms, covenants, 
and conditions of the Agreement. 
 

2. The Authority is transferring the Site to the Developer on an “as is with all faults” basis.  
 

3. The Authority will review the Project Documents to ensure consistency with the Scope of 
Development, the provisions of this Agreement, and conformance to the Redevelopment 
Plan. 
 

4. Within 30 days of receipt, the Authority will review the Developer’s Financing Plan for the 
purpose of determining (a) if the contemplated financing will be reasonably available, (b) 
if the contemplated financing will provide sufficient funds for development of the Project 
consistent with the terms of this Agreement, (c) if the proposed use of the funds will 
comply with the requirements of the funding source and (d) if the funds will otherwise be 
provided on terms consistent with the terms and conditions of this Agreement. 
 

5. To accomplish the conveyance of the Property from the Authority to the Developer, by 
the date specified in the Schedule of Performance, the Parties shall establish an escrow 
and execute and deliver to the Escrow Holder written instructions that are consistent with 
the Agreement. 
 

6. The Authority shall deposit the following with the Escrow Holder (i) the Grant Deed, in 
recordable form, (ii) an owner’s affidavit as reasonably and customarily required by the 
Title Company, (iii) a FIRPTA Certificate, and (iv) any other documents that may be 
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reasonably requested by the Escrow Holder and the Title Company and that are 
customarily delivered in connection with the closing of real estate transactions in Los 
Angeles County 

 
C. Developer Responsibilities 
 
The Agreement imposes the following additional responsibilities on the Developer: 
 
1. The Developer shall purchase the Site from the Authority for a price of $166,000 or an 

average of $6.60 per square foot. 
 

2. No later than the time specified in the Schedule of Performance, the Developer shall 
submit to the Authority, for its review and approval, a proposed Financing Plan.  The 
proposed Financing Plan shall include:  (1) a projected cost estimate breakdown for 
development based upon design documents and contemplated government permits and 
approvals; (2) a true copy of each letter of interest from lenders, mortgage brokers 
and/or equity partners to provide funds in the amounts necessary to fully finance the 
projected costs of development of the Improvements; and (3) a sources and uses table 
identifying the proposed use of each source of funding for the Improvements during the 
construction period. 
 

3. In the time specified in the Schedule of Performance, the Developer shall have obtained 
all City Approvals necessary for the Improvements. 
 

4. In the time specified in the Schedule of Performance, the Developer will provide the 
Authority with a completion guaranty. 
 

5. In designing and constructing the Project, the Developer shall cause all subsequent 
design documents to be substantially consistent with the Scope of Development in the 
Agreement. 

 
6. The Developer shall commence construction of the Improvements within the time set 

forth in the Schedule of Performance.  Construction shall be deemed to commence on 
the date the Developer starts physical work on the Property pursuant to a valid Building 
Permit from the City.   

 
7. The Developer shall diligently prosecute to completion the construction of the 

Improvements, and shall complete construction of the Improvements within the time set 
forth in the Schedule of Performance.   

 
8. The Developer shall construct the Improvements in accordance with the Scope of 

Development, the approved Final Construction Drawings, and the terms and conditions 
of all City and other governmental approvals. 
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9. The Developer  shall pay or cause to be paid to all workers employed in connection with 
the development of the Improvements, not less than the prevailing rates of wages, as 
provided in the statutes applicable to Authority public work contracts.  
 

10. The Developer shall indemnify, hold harmless and defend the Authority against any 
claim for damages, compensation, fines, penalties or other amounts arising out of the 
failure or alleged failure of any person or entity (including the Developer , its contractor 
and subcontractors) to pay prevailing wages. 

 
11. The Developer shall monitor and enforce the affirmative outreach and equal opportunity 

requirements set forth in the Agreement. 
 
12. No later than the time specified in the Agreement, the Developer shall submit to 

Authority for review and approval a copy of each construction contract that the 
Developer proposes to enter into for construction of the Improvements. 
 

13. Throughout the term of the Redevelopment Plan, the Developer shall not use or operate 
the Property for any use other than as contemplated in the Agreement or for such other 
uses as may be consistent with all City and other governmental approvals and the 
Redevelopment Plan. 
 

14. The Developer agrees that, after the Close of Escrow and prior to completion of 
construction of the Improvements, the Property shall be maintained in a neat and orderly 
condition and in accordance with industry health and safety standards, and that, once 
the Project is completed, the Project shall be well maintained as to both external and 
internal appearance of the buildings, the common areas, and the parking areas. 
 

15. The Developer covenants and agrees for itself, its successors and its assigns in interest 
to the Site or any part thereof, that there shall be no discrimination against or 
segregation of any person or persons on any basis listed in the Agreement. 

  
II. COST OF THE AGREEMENTS TO THE AUTHORITY 
 
The Authority purchased the Site in 2009, including the currently vacant existing structure on the 
property.  In addition, the Authority absorbed costs for relocation and goodwill when purchasing 
the property.   
 
The Authority costs are estimated as follows: 
 

Acquisition Costs $2,506,000  
Relocation Costs 151,000  

Total Authority Cost $2,657,000  
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To partially reimburse the identified costs, the Authority will receive a payment for the land from 
the Developer.  In addition, the Affected Taxing Entities (ATES) will receive property tax, sales 
tax and other miscellaneous revenue generated by the Project.   
 
III. ESTIMATED FAIR MARKET VALUE OF THE INTERESTS TO BE CONVEYED  
 
Government Code Section 52201 requires the Authority to identify the value of the interests 
being conveyed at the highest use permitted under the general plan or zoning in place for the 
Site. The valuation must be based on the assumption that the property is vacant, and that near-
term development is required.  The valuation does not take into consideration any extraordinary 
use, quality and/or income restrictions being imposed on the development by the Authority. 
 
A Broker’s Opinion of Value was prepared for the Site in it’s as-is condition.  In the report dated 
March 2018, ECCRE estimated a value for Site ranging from $3.2 million to $3.4 million.  
Therefore, the estimated fair market value of the interest to be conveyed at the highest use 
permitted under the zoning in place for the Site is approximately $3.3 million. 
  
IV. CONSIDERATION RECEIVED AND COMPARISON WITH THE ESTABLISHED 

VALUE OF THE SITE 
 
Keyser Marston Associates, Inc. (KMA), the Authority’s financial consultant, prepared a fair 
reuse valuation analysis of the Site based on the financial terms and conditions imposed by the 
Agreement.  The KMA analysis concluded that the fair reuse value of the Site is $166,000.  The 
fair reuse value reflects the requirements of the Agreement between the Authority and the 
Developer, including the high quality Class A development, the inclusion of prevailing wages in 
the construction costs and the provision of high quality amenities (e.g. a large exterior garden 
terrace.  This means that the Site would need to be conveyed to the Developer at this cost to 
make the scope of development required by the Agreement financially feasible. 
 
V. CREATION OF ECONOMIC OPPORTUNITY AND PUBLIC PURPOSE 
 
The Authority identified a number of goals and objectives for the Mid-City Recovery 
Redevelopment Project Area in which the Site is located.  These goals include:  promote the 
elimination and prevention of blight and deterioration; increase employment, business and 
investment opportunities; improve the quality of the environment; and, encourage private 
investment in targeted areas of commerce and industry.   
 
Through private investment, the development of this high quality, Class A Project would replace 
a vacant, dilapidated building on the Site. Further, completion of the Project will be catalytic to 
the neighborhood, as it would increase the commercial offerings in the market area by providing 
new office, restaurant and retail opportunities.  Assuming typical space allocations for office and 
retail/restaurant space, the Project would generate 89 on-site jobs.  In addition, an estimated 66 
temporary construction jobs will be created during the construction period. These employees 
would activate the area in and around the Project, potentially bringing in new clientele to existing 
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retail and dining establishments in the area.  In addition, office building clientele will bring 
increased activity to the area. 
 
The Project will also generate general fund revenues to the ATES. The 1.0% property tax levy 
allocation is shown in Table 1.  In addition, the sales tax generated on-site to the City is 
provided in Table 1.  The following assumptions were utilized to make these 30-year 
projections: 
 

 The assessed value for the Project is based on the estimated development costs. 
 

 The assessed value increases 2.0% per year after Year 1. 
 

 The property tax allocation of the base 1.0% levy assumes the following distribution: 
 

o County of Los Angeles – 26.4% 
o Los Angeles Unified School District – 19.2% 
o ERAF – 23.2% 
o Los Angeles Community Colleges District – 2.4% 
o County Office of Education – 0.6% 
o City of Los Angeles – 28.2% 

 

 The taxable retail and restaurant sales are projected to be $300 per square foot. 
 

 The City receives 1.0% of the projected taxable sales in sales tax ($748,000 with a NPV 
of $245,000 when discounted at 8.0%). 

 
The allocation of the base 1.0% property tax levy to the various taxing entities is shown below. 
 

Property Tax Allocation 
 

 Total Present Value 
Los Angeles County $941,200 $318,000 
LA Unified School District $684,500 $231,000 
ERAF $826,900 $279,000 
LA Community Colleges $85,500 $29,000 
County Office of Education $21,300 $7,000 
City of Los Angeles $1,005,300 $340,000 
  Total $3,565,100 $1,205,000 

 
The Project would generate a total of $3.6 million in property tax revenue over 30 years, which 
has a present value of $1.2 million when discounted at 8.0%. 
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TABLE 1

PROPERTY & SALES TAX REVENUE PROJECTIONS
ONE JEFFERSON PROJECT
LOS ANGELES, CALIFORNIA

Project 
Year Base Levy

County of 
Los Angeles

Los Angeles 
Unified Sch. 

Dist. ERAF

LA 
Community 

Colleges

County 
Office of 

Education City Share 1
On-Site   

Sales Tax 2
Gross City 
Revenues

1 $88,100 $23,300 $16,900 $20,400 $2,100 $500 $24,800 $17,100 $41,900
2 90,000 23,800 17,300 20,900 2,200 500 25,400 17,500 42,900
3 92,000 24,300 17,700 21,300 2,200 600 25,900 17,900 43,800
4 94,000 24,800 18,000 21,800 2,300 600 26,500 18,300 44,800
5 96,000 25,300 18,400 22,300 2,300 600 27,100 18,800 45,900
6 98,000 25,900 18,800 22,700 2,400 600 27,600 19,300 46,900
7 100,000 26,400 19,200 23,200 2,400 600 28,200 19,800 48,000
8 102,000 26,900 19,600 23,700 2,400 600 28,800 20,300 49,100
9 104,000 27,500 20,000 24,100 2,500 600 29,300 20,800 50,100
10 106,000 28,000 20,400 24,600 2,500 600 29,900 21,300 51,200
11 108,000 28,500 20,700 25,100 2,600 600 30,500 21,800 52,300
12 110,000 29,000 21,100 25,500 2,600 700 31,000 22,300 53,300
13 112,000 29,600 21,500 26,000 2,700 700 31,600 22,900 54,500
14 114,000 30,100 21,900 26,400 2,700 700 32,100 23,500 55,600
15 116,000 30,600 22,300 26,900 2,800 700 32,700 24,100 56,800
16 118,000 31,200 22,700 27,400 2,800 700 33,300 24,700 58,000
17 120,000 31,700 23,000 27,800 2,900 700 33,800 25,300 59,100
18 122,000 32,200 23,400 28,300 2,900 700 34,400 25,900 60,300
19 124,000 32,700 23,800 28,800 3,000 700 35,000 26,500 61,500
20 126,000 33,300 24,200 29,200 3,000 800 35,500 27,200 62,700
21 129,000 34,100 24,800 29,900 3,100 800 36,400 27,900 64,300
22 132,000 34,800 25,300 30,600 3,200 800 37,200 28,600 65,800
23 135,000 35,600 25,900 31,300 3,200 800 38,100 29,300 67,400
24 138,000 36,400 26,500 32,000 3,300 800 38,900 30,000 68,900
25 141,000 37,200 27,100 32,700 3,400 800 39,800 30,800 70,600
26 144,000 38,000 27,600 33,400 3,500 900 40,600 31,600 72,200
27 147,000 38,800 28,200 34,100 3,500 900 41,500 32,400 73,900
28 150,000 39,600 28,800 34,800 3,600 900 42,300 33,200 75,500
29 153,000 40,400 29,400 35,500 3,700 900 43,100 34,000 77,100
30 $156,000 $41,200 $30,000 $36,200 $3,700 $900 $44,000 $34,900 $78,900

30 Year Term
Total $3,565,100 $941,200 $684,500 $826,900 $85,500 $21,300 $1,005,300 $748,000 $1,753,300
NPV @ 8% $1,205,000 $318,000 $231,000 $279,000 $29,000 $7,000 $340,000 $245,000 $585,000

1

2

Based on proejct development costs.  Assumes the City share is 28.0% of the base 1.0% levy.

Assumes taxable restaurant and retail sales average $300 per square foot.

Prepared by: Keyser Marston Associates, Inc.
Filename; 3914 Jefferson Pro Forma v5;PubRev; DP
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	That the Governing Board:



