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CLIENT MEMORANDUM 

TO: OVERSIGHT BOARD OF THE CRA/LA, A DESIGNATED LOCAL AUTHORITY AND 
SUCCESSOR AGENCY TO THE COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF 
LOS ANGELES 

FROM: VARNER & BRANDT LLP 

SUBJECT: TRANSMITTAL OF JANUARY 11, 2018, OVERSIGHT BOARD MEETING AGENDA ITEM #2 

DATE: DECEMBER 21, 2017 

 
 
 The following memorandum provides the seven (7) board members (“Board 
Members”) of the Oversight Board (“Oversight Board”) of the CRA/LA, a Designated 
Local Authority and Successor Agency to the Community Redevelopment Agency of the 
City of Los Angeles (“Successor Agency”), with pertinent information in order for each 
Board Member to make an informed decision on the matters before the Oversight Board.  
 
Agenda Item No.: 2 
 
Subject:  The Successor Agency seeks the approval of the Oversight Board to execute a 
Purchase and Sale Agreement (“Purchase Agreement”) conveying certain real property 
identified on the Successor Agency’s Department of Finance (“DOF”)-approved Long-
Range Property Management Plan (“LRPMP”) as Asset ID No. 243, located at 634 
Alvarado Street, Los Angeles (“Property”). 
 
Request by Successor Agency:  The Successor Agency requests the Oversight Board 
approve the disposition of the Property in accordance with the terms of the Purchase 
Agreement and pursuant to the LRPMP. 
 
Legislative Authority of the Oversight Board:  
 
1. California Health and Safety Code Section 34177(e): The Successor Agency must 

dispose of assets and properties of the former redevelopment agency as directed 
by the Oversight Board; provided, however that the Oversight Board may direct 
the Successor Agency to transfer ownership of certain assets pursuant to Section 
34181(a).  The disposal of the assets and properties is to be completed 
expeditiously and in a manner aimed at maximizing value. 

 
2. California Health and Safety Code Section 34177(h): The Successor Agency must 

expeditiously wind down the affairs of the former redevelopment agency in 
accordance with the direction of the Oversight Board.  
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3. California Health and Safety Code Section 34181(a):  The Oversight Board must 
direct the Successor Agency to dispose of all assets and properties of the former 
redevelopment agency.  The Successor Agency must complete the disposition 
expeditiously and in a manner aimed at maximizing value. 
 

4. California Health and Safety Code Section 34181(f):  The Oversight Board must 
approve by resolution, at a public meeting after at least ten (10) days’ notice to the 
public, all actions involving the disposition of assets and properties of the former 
redevelopment agency. 
 

5. California Health and Safety Code Section 34191.3:  The Department of Finance 
approved the Successor Agency’s long-range property management plan, which 
now governs the disposition and use of real property assets of the former 
redevelopment agency. 

 
Application:  The Successor Agency must dispose of assets and properties of the former 
redevelopment agency in accordance with the direction of the Oversight Board. (Sections 
34177(e), 34181(a).)  The DOF approved the Successor Agency’s LRPMP on October 7, 
2014, allowing the disposition of properties for sale to third parties.  (Section 34191.3.)  
The DOF requires Oversight Board approval of each disposition of “for sale” property 
under the LRPMP.  The Property was originally listed as “retain for future development” 
under the LRPMP, but reverted to “for sale” upon the City of Los Angeles terminating its 
option to purchase in April 2017, as provided in the LRPMP.  Successor Agency staff 
reports that notice to the public of the proposed dispositions of the Property will be given 
on December 29, 2017.  (Section 34181(f).) 
 
As noted in the LRPMP, the Successor Agency has not obtained current appraisals for 
most assets during the disposition process, with some exceptions, instead utilizing the 
marketplace, via a competitive bidding process, to determine each asset’s fair market 
value. 
 
The Successor Agency retained Cushman to market the “for sale” property assets.  
Cushman recommended, and upon Successor Agency staff concurrence implemented, a 
custom bid website to solicit and accept competitive bids.  The Successor Agency 
received four bids for the Property, two of which were withdrawn. 
 
The purchase price for the Property represents the higher of the two remaining bids 
received.  The purchaser has few or no contingencies and has accepted the standard 
purchase and sale agreement without major modifications. 
 
Any disposition of property, whether governmental purpose or otherwise, is to be done 
expeditiously and in a manner aimed at maximizing value.  (Sections 34177(e), 
34181(a).) 
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The Successor Agency requests Oversight Board approval for disposition of the Property 
by a sale to 634 Alvarado, LP, or assignee, in accordance with the terms of the Purchase 
Agreement and the LRPMP. 
 
The terms of the proposed Purchase Agreement comply with the requirements of the 
LRPMP and Section 34177(e) and Section 34181(a), to the extent these Sections remain 
applicable.  The Purchase Agreement provides for an expeditious sale of the Property.  
There are no due diligence periods or other buyer contingencies to close of escrow, which 
will occur no later than March 15, 2018. 
 
The Purchase Agreement also maximizes the value realized on the Property.  The 
purchase price is $2,000,000, which represents the highest bid received for the Property 
after a competitive bidding process.  The purchase price exceeds the estimated current 
value of $1,000,000+ listed in the LRPMP. 
 
The Successor Agency will convey the Property on an “AS IS” condition and basis with 
all faults, and the Successor Agency has no obligation to make any modifications, 
replacements, or improvements to the Property.  The Purchase Agreement includes a 10% 
non-refundable deposit.  It also includes provisions releasing and indemnifying the 
Successor Agency and Oversight Board from liabilities relating to the underlying 
property. 
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RESOLUTION NO. OB _____ 

A RESOLUTION OF THE OVERSIGHT BOARD OF THE 
CRA/LA, A DESIGNATED LOCAL AUTHORITY AND 
SUCCESSOR AGENCY TO THE COMMUNITY 
REDEVELOPMENT AGENCY OF THE CITY OF LOS 
ANGELES, APPROVING AND AUTHORIZING THE 
EXECUTION OF A PURCHASE AND SALE AGREEMENT 
FOR THE SALE AND DISPOSITION OF CERTAIN REAL 
PROPERTY LOCATED AT 634 ALVARADO STREET 

 
WHEREAS, the CRA/LA, a Designated Local Authority, was formed in accordance with 

California Health and Safety Code Section 34173(d)(3) as the Successor Agency to the Community 
Redevelopment Agency of the City of Los Angeles (“Successor Agency”); and 

 
WHEREAS, the Oversight Board (“Oversight Board”) of the Successor Agency was 

established pursuant to California Health and Safety Code Section 34179; and 
 
WHEREAS, the Successor Agency must dispose of assets and properties of the former 

redevelopment agency as directed by the Oversight Board pursuant to California Health and Safety 
Code Section 34177(e); and 

WHEREAS, the Oversight Board must direct the Successor Agency to dispose of all assets 
and properties of the former redevelopment agency pursuant to California Health and Safety Code 
Section 34181(a); and 

WHEREAS, the Successor Agency is not permitted to dispose of any real property assets of 
the former redevelopment agency, except governmental use assets, until the Department of Finance 
(“DOF”) approves the Successor Agency’s long-range property management plan (“LRPMP”) 
pursuant to California Health and Safety Code Section 34191.3; and 

WHEREAS, on October 7, 2014, the DOF issued an approval notice approving the 
Successor Agency’s LRPMP (“Determination Letter”); and 

WHEREAS, upon receiving DOF approval of the LRPMP, the LRPMP governs and 
supersedes all other provisions relating to the disposition and use of real property assets of the former 
redevelopment agency pursuant to California Health and Safety Code Section 34191.3; and 

WHEREAS, the Successor Agency desires to sell certain real property located at 634 
Alvarado Street, Los Angeles, California, identified on the LRPMP as Asset ID No. 243, a “for sale” 
property (“Property”), to 634 Alvarado, LP (“Purchaser”); and 

WHEREAS, the Successor Agency intends to sell the Property to the Purchaser for a 
purchase price of $2,000,000, which represents a determination of the current fair market value 
of the Property by the marketplace via a competitive bid process pursuant to the LRPMP; and 

WHEREAS, the Successor Agency intends to sell the Property to the Purchaser in 
accordance with the terms of a Purchase and Sale Agreement (“Purchase Agreement”), a copy of 
which has been made available to the Oversight Board for inspection and is attached hereto as 
Exhibit A; and 
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WHEREAS, the Oversight Board has determined that the approval of the sale and 
disposition of the Property pursuant to the Purchase Agreement is consistent with the terms of the 
approved LRPMP under Health and Safety Code Section 34181(a) and 34191.3, and is consistent 
with the obligation of the Successor Agency to wind down the affairs of the former redevelopment 
agency in accordance with California Health and Safety Code Section 34177(h); and 

WHEREAS, California Health and Safety Code Section 34181(f) requires that the Oversight 
Board approve by resolution, at a public meeting after at least 10 days’ notice to the public, all 
actions involving the disposition of assets and properties of the former redevelopment agency; 

NOW, THEREFORE, BE IT RESOLVED by the Oversight Board as follows: 

Section 1. Approval of Purchase Agreement; Disposition of the Property.  The 
Oversight Board hereby approves the sale and disposition of the Property in accordance with the 
terms of the approved LRPMP and the Purchase Agreement.  The sale and disposition of the Property 
shall be carried out in accordance with the terms of the Purchase Agreement in substantially the form 
made available to the Oversight Board for inspection. 

Section 2. Authorization of Successor Agency.  The Oversight Board authorizes and 
directs the Chief Executive Officer of the Successor Agency to execute and deliver the Purchase 
Agreement, in substantially the form made available to the Oversight Board for inspection, and any 
and all other documents which they may deem necessary or advisable in order to effectuate the 
approval of the Resolution. 

Section 3. Other Actions

 

.  The Oversight Board hereby authorizes and directs the 
Chairman, Vice Chairman and/or Secretary of the Oversight Board, jointly and severally, to do any 
and all things and to execute and deliver any and all documents which they may deem necessary or 
advisable in order to effectuate the purposes of this Resolution, and such actions previously taken by 
such officers are hereby ratified and confirmed. 
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PASSED, APPROVED AND ADOPTED by the Oversight Board at a duly noticed meeting 
of the Oversight Board held on January 11, 2018, by the following vote: 
 

Ayes:       
Noes:       
Absent:       
Abstain:      
 

By: _______________________________________ 
Richard Close, Chairman 
Oversight Board of the CRA/LA, 
A Designated Local Authority and Successor Agency to the 
Community Redevelopment Agency of the City of Los Angeles 

ATTEST: 
 
  
Steve Valenzuela, Secretary 
Oversight Board of the CRA/LA, 
A Designated Local Authority and Successor Agency to the  
Community Redevelopment Agency of the City of Los Angeles 
 

* * * * * 

I hereby certify that the foregoing is a true and correct copy of the Resolution duly adopted 
by the Oversight Board of the CRA/LA, a Designated Local Authority and Successor Agency to the 
Community Redevelopment Agency of the City of Los Angeles, at a meeting of the Oversight Board 
duly called and held at 2:00 p.m. on the 11th day of January, 2018. 

   
   _____________________________________ 

Steve Valenzuela, Secretary 
Oversight Board of the CRA/LA, 
A Designated Local Authority and Successor Agency to the  
Community Redevelopment Agency of the City of Los Angeles 
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EXHIBIT A 

PURCHASE AGREEMENT 

[ATTACHED BEHIND THIS PAGE] 

 















































































  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: JANUARY 4, 2018                   
   
TO: GOVERNING BOARD            
 
FROM: STEVE VALENZUELA, CHIEF EXECUTIVE OFFICER 
  
STAFF: BARRON MCCOY, CHIEF OPERATING OFFICER 
 DANIEL KAHN, SR. REAL ESTATE DEVELOPMENT AGENT 
  
SUBJECT: SALE OF REAL PROPERTY.  Approval of a Purchase and Sale Agreement   

with 634 Alvarado, LP to sell real property known as the Westlake Theatre and 
identified as Asset ID No. 243 in the Long Range Property Management Plan 
(“LRPMP”) for $2,000,000. 

 
  

 
RECOMMENDATION 

That the Governing Board, subject to Oversight Board approval, approve a Purchase and Sale 
Agreement with 634 Alvarado, LP to sell CRA/LA Asset ID No. 243 (“Westlake Theatre”), 
located at 634 Alvarado Street, for $2,000,000 and authorize the Chief Executive Officer 
(“CEO”) to execute all documents necessary to effectuate the sale.   
 

 
SUMMARY 

Approval of the recommended actions would continue the implementation of the LRPMP.  The 
Westlake Theatre was marketed for sale by Cushman & Wakefield (“Cushman”).  CRA/LA 
received four (4) bids for the asset.  For various reasons, the two highest bidders withdrew their 
bids.  The buyer is the third highest bidder.   
 
The Westlake Theatre was designated as City Historic-Cultural Monument on September 21, 
1991 and was placed on the National Register of Historic Places on January 7, 2012.  As part of 
Cushman’s marketing efforts, interested parties were notified that any rehabilitation work on the 
theater must comply with the Secretary of the Interior’s Standards for Rehabilitation. 
 
Staff recommends that the Governing Board approve the Purchase and Sale Agreement and 
authorize the CEO to execute all documents necessary to sell the Westlake Theatre to 634 
Alvarado, LP for the amount listed.  A summary of key terms of the transaction is included as 
Attachment A.   
 

 
PREVIOUS ACTIONS 

October 7, 2014 – Subsequent to Governing Board and Oversight Board approval, DOF 
approved the Long Range Property Management Plan that included this asset. 
 

 
DISCUSSION & BACKGROUND 

At the request of the City, the approved LRPMP listed the Westlake Theatre as a Future 
Development asset.  Subsequently, the City entered into an Option Agreement on January 8, 
2015 to solicit developer interest in the property.  On February 12, 2017, the City notified 
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CRA/LA that it was terminating the Option Agreement effective April 12, 2017.  The LRPMP 
Disposition Strategy states that Future Development assets returned to CRA/LA are to be 
marketed for sale.  Subsequently, CRA/LA staff directed Cushman to market the property to the 
developer community.   
 
The Westlake Theatre was acquired by the Former Agency for a purchase price of $5,712,846.  
Both Former Agency funds (65%) and Community Development Block Grant (“CDBG”) funds 
(35%) from the City were used for acquisition.  For this reason, the City is entitled to 35% of net 
sales proceeds, which represent CDBG program income under CFR 24.500.504.   
 

 
MARKETING PROGRAM 

CRA/LA hired Cushman to serve as its exclusive broker for the marketing of the For Sale 
assets, and authorized the marketing of real property assets.  To accomplish this, Cushman 
developed a multi-pronged global marketing program that comprised time-tested strategies 
(e.g., posting a conspicuous “for sale” sign on each property, sending fliers and specialized 
brochures to known real estate investors and brokers, etc.).  To prepare the property-specific 
fliers, Cushman photographed each asset so as to feature the asset in its property-specific flier.  
The fliers were then emailed to investors and interested parties and, in many cases, hand-
delivered to property owners adjacent to the for-sale asset. 
 
In addition, Cushman recommended the use of a customized bid website as an additional 
marketing strategy.  Staff concurred that a website would provide additional transparency to the 
disposition process and would further expose the assets to interested buyers and other parties.  
The website was more than an electronic billboard.  It was designed to provide important 
disclosures to buyers (e.g., environmental conditions reports, preliminary title reports, etc.) as 
well as a form of purchase and sale agreement.  CRA/LA staff spent a considerable amount of 
time with CRA/LA legal counsel and Oversight Board legal counsel to develop a sales 
agreement that seeks to eliminate or reduce the need to negotiate custom agreements for each 
transaction.  
 
Through this process, buyers and their representatives were afforded the opportunity to conduct 
pre-bid due diligence, which was expected to lead to a higher number of strong offers and 
shortened closing periods.  The Cushman website also was designed to accept confidential 
information from buyers, including financial documents to substantiate a buyer’s ability to deliver 
the funds required to close escrow.  
 
On or before December 29, 2017, CRA/LA posted a 10-Day Notice of the proposed sales 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 
broker commissions and closing costs.  All net sales proceeds received from escrow will be 
deposited in the Successor Agency’s Community Redevelopment Property Trust Fund, and 
both the approved LRPMP and state law provide that the net sales proceeds are available to 
pay enforceable obligations.  The Successor Agency will call on these net sales proceeds and 





Attachment A
Transaction Summary

 
Asset ID 

No. Location
No. of Bids 
Received Project Area Bid Amount

Broker 
Commission

Highest 
Bid Buyer

1 243  634 Alvarado 
Street

4 (2 
withdrawn)

Westlake $2,000,000 $20,000 Yes 634 Alvarado, LP 

TOTAL $2,000,000 $20,000



Attachment B 

CRA/LA, A DESIGNATED LOCAL AUTHORITY 
SALE OF PROPERTY TERM SHEET 

ASSET ID NO. 243 – WESTLAKE THEATRE 
 
BUYER 634 Alvarado, LP  
SELLER CRA/LA, a Designated Local Authority 
PROPERTY   
ASSET ID NO.  243 

o 634 S. Alvarado Street, Los Angeles, CA 
o APN No. 5141-001-904 
o Fee Simple Interest 
o Approximately 18,600 SF 
o Zone C2-2 and C4-2 

VALUE ON LRPMP $1,000,000.00+ 
SALES PRICE $2,000,000.00 
ESCROW & TITLE Chicago Title Company (“Escrow Holder”) 
EFFECTIVE DATE & 
OPENING OF ESCROW 

o The Effective Date is the date upon which Escrow Holder 
receives original counterparts of both parties’ signature 
pages to the purchase and sale agreement 
(“Agreement”). 

o Upon the Effective Date, Buyer and Seller shall establish 
an escrow with Chicago Title Company.   

NUMBER OF BIDS RECEIVED 4 (2 withdrawn)  
CONTINGENCY PERIOD None 
CLOSE OF ESCROW Close of Escrow approximately thirty (30) days after 

Oversight Board approval, unless DOF approval is required. 
APPROVALS  Agreement is subject to the approval of Seller’s Oversight 

Board and the State of California Department of Finance 
(“DOF”), if required.   

CONDITION OF PROPERTY Buyer agrees to purchase the Property free and clear of 
liens, in its “as is” condition. 

REPRESENTATIONS AND 
WARRANTIES 

The Agreement contains customary representations and 
warranties for a commercial real estate transaction of this 
size and nature. 

COSTS OF ESCROW AND 
CLOSING 

Buyer shall pay all escrow fees. 

COMMISSION C&W exclusively represents CRA/LA, and CRA/LA shall pay 
commission in accordance to the Listing Agreement. CRA/LA 
shall not pay Buyer’s broker a fee. 
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