
  

CRA/LA, A DESIGNATED LOCAL AUTHORITY 
 
 

M E M O R A N D U M 
 
 
DATE: SEPTEMBER 24, 2018                   
   
TO: HON. JOHN HEILMAN. CHAIR, AND MEMBERS OF THE LOS ANGELES 

COUNTY THIRD DISTRICT CONSOLIDATED OVERSIGHT BOARD  
          

FROM: STEVE VALENZUELA, CHIEF EXECUTIVE OFFICER 
 SUCCESSOR AGENCY TO COMMUNITY REDEVELOPMENT AGENCY OF 

THE CITY OF LOS ANGELES 
   
SUBJECT: Adopt Resolution of the Los Angeles County Third District Consolidated Oversight 

Board approving the sale of property by the Successor Agency to the Community 
Redevelopment Agency of the City of Los Angeles identified as LRPMP Asset ID 
No. 87 for the Fair Reuse Value of $166,000. 

 
 
 RECOMMENDATION 
 
That the Third District Consolidated Oversight Board adopt a resolution to approve a Disposition 
and Development Agreement ("DDA") (Attachment A) 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, execute a Right of Reverter with the 
City and take such other actions as may be necessary to carryout the transaction. 
 
SUMMARY 
 
The recommended actions would satisfy CRA/LA's obligations under the Settlement Agreement 
dated as of August 2010 between the Former Agency and M&A Gabaee, Arman Gabay and The 
Charles Company.  M&A Gabaee, Arman Gabay and The Charles Company assigned their rights 
under the Settlement Agreement to Summitrose Investments, LP, an entity wholly owned by Mark 
Gabay.  Mark Gabay is also a principal of The Charles Company.  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 the 
Developer for 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.  
  
A summary of key terms of the transaction is included as Attachment B.  
 
PREVIOUS ACTIONS 
 
September 6, 2018 – Governing Board adopted a resolution making environmental findings, 
adopted a resolution finding the fair reuse value complies with Government Code Section 55201 
and approved the Disposition & Development Agreement with Summitrose Investment, LP, 
including the sale of the property for $166,000. 
 
January 4, 2018 – Governing Board approval of a four-month extension to the ENA. 
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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 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.  
M&A Gabaee, Arman Gabay and The Charles Company assigned their rights under the 
Settlement Agreement to Summitrose Investments, Inc., an entity wholly owned by Mark Gabay.   
 
The Settlement Agreement provides that if the Project is approved by the Governing Board, 
subject to Oversight Board approval, 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 Retained to Fulfill an Enforceable 
Obligation category. 
 
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 C).  A total of 93 parking spaces would 
be provided on site. 
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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 D).  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 E) 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 
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.  In addition, the 
affected taxing entities will receive an estimated $3,600,000 in property tax revenue over thirty 
years, which has a net present value of $1,200,000 when discounted at 8%.  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 
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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.   
 
Summitrose Investments, LP and The Charles Company 
 
Summitrose Investments, LP is a Delaware Limited Partnership.  Mark Gabay is its only limited 
partner.  Its general partner is WVJ, Inc. a California Corporation.  Mark Gabay is the sole 
shareholder and officer of WVJ, Inc.  Arman Gabay is not involved with Summitrose Investments, 
LP.   
 
Mark Gabay is also a principal of The Charles Company, which he runs with his brother, Arman 
Gabay.  The Charles Company, a real estate development and investment partnership founded 
in 1979, 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.  The company controls 
and administers all aspects of acquisition, design planning, property management, and leasing 
through its in-house staff.  Mark Gabay is co-managing partner, handling all Charles Company 
financial matters and property investments.  Arman Gabay is co-managing partner and lead 
negotiator focusing on the development side of the business.       
 
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.  To mitigate concerns about Arman Gabay’s involvement with the 
proposed agreement and subsequent development, the Gabaee parties have assigned their 
rights under the Settlement Agreement to Summitrose Investments, LP, an entity wholly owned 
by Mark Gabay.   
 
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 erroneously included the 3900 W. Jefferson Boulevard property in the HATS, which was 
quitclaimed 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. 
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 EXHIBIT A 

LEGAL DESCRIPTION OF THE PROPERTY 

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF 

LOS ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS: 

PARCEL 1: 

LOTS 301 AND 302 OF TRACT NO. 5780, IN THE CITY OF LOS ANGELES, COUNTY OF 

LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 66, PAGES 91 

TO 95 INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID 

COUNTY. 

EXCEPT THE SOUTH 70.1 FEET OF SAID LOTS. 

ALSO EXCEPT FROM LOT 301 THE RIGHT TO ANY DEPOSITS OF OIL, GAS OR OTHER 

HYDROCARBON SUBSTANCES, WITHOUT HOWEVER THE RIGHT OF ENTRY THERETO, AS 

RESERVED IN THE DEED FROM TITLE GUARANTEE AND TRUST COMPANY, RECORDED IN 

BOOK 16941, PAGE 378, OF OFFICIAL RECORDS.  

ALSO EXCEPT THE RIGHT TO ANY DEPOSITS OF OIL, GAS OR OTHER HYDROCARBON 

SUBSTANCES AND WATER UNDERLYING SAID LAND WITHOUT, THE RIGHT OF ENTRY 

THERETO, AS RESERVED IN THE DEED FROM ARTESIA WATER COMPANY, RECORDED 

SEPTEMBER 30, 1942, IN BOOK 19598, PAGE 177, OFFICIAL RECORDS. 

PARCEL 2: 

LOT 303 OF TRACT NO. 5780, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, 

STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 66, PAGES 91 TO 95 INCLUSIVE 

OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. 

EXCEPT FROM SAID LOT, ALL OIL, GAS OR OTHER HYDROCARBON SUBSTANCES 

UNDERLYING SAID LAND BUT WITHOUT ANY RIGHT OF ENTRY, AS RESERVED IN THE 

DEED RECORDED IN BOOK 18804, PAGE 275, OFFICIAL RECORDS. 

PARCEL 3: 

LOTS 304 AND 305, OF TRACT NO. 5780, IN THE CITY OF LOS ANGELES, COUNTY OF LOS 

ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 66, PAGES 91 TO 95 

INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. 

EXCEPT FROM SAID LAND, THE RIGHT TO ANY DEPOSITS OF OIL, GAS, OR OTHER 

HYDROCARBON SUBSTANCES UNDERLYING SAID LAND, BUT WITHOUT THE RIGHT OF 

ENTRY FOR DEVELOPMENT OF SAME, AS RESERVED IN THE DEED FROM TITLE 

GUARANTEE AND TRUST COMPANY, TRUSTEE UNDER ITS TRUST NO. S-816-H, RECORDED 

JANUARY 24, 1941, IN BOOK 18082, PAGE 129, OFFICIAL RECORDS. 

APN: 5046-004-900, 901 and 902 



EXHIBIT B – SCHEDULE OF PERFORMANCE 

1. ENA 

Milestones  Completed 

Final ENA  September 6, 2016  

CRA/LA  Governing Board Approval  October 6, 2016  

CRA/LA Oversight Board Approval  October 13, 2016  

Department of Finance Approval  October 14, 2016   

ENA Executed   October 14, 2016  

1
st
 Extension of ENA approved by Governing Board April 6, 2018 

2
nd

 Extension of ENA approved by Governing Board September 7, 2017  

3
rd

 Extension of ENA approved by Governing Board January 4, 2018 

 

2. DDA 

Milestones No later than 

Final DDA  April 30, 2018 (Completed) 

CRA/LA Governing Board Approval June 7, 2018 

Oversight Board Approval June 25, 2018 

Department of Finance Approval (up 40 days) August 6, 2018 

 

3. Predisposition Requirements 

Milestones Target Date 

Section 2.2: Financing Plan – Evidence of Financial Commitments 11 Months after Execution 

of DDA Section 2.3: Insurance – Submittal of insurance certificates to CRA/LA 

Section 2.5: City Approvals -  All City approvals obtained 

Section 2.7: Final Construction Drawings – CRA/LA approval of final 

construction drawings 

Section  4.3(d): Public Art Program – CRA/LA review and approval of 

on-site public art 

Section 2.8: Building Permits – City is ready to issue the Building 

Permit in favor of Developer upon payment of applicable fees by 

Developer  

Sections 2.9 & 5.13: Construction Contract – CRA/LA approval of 

each construction contract 

Section 2.10: Completion Guaranty 

 

4. Disposition of Property Contingent on Satisfaction of Predisposition Requirements 

Milestones Target Date 

Section 3.3: Opening of Escrow 11 Months after Execution 

of DDA Section 3.6: Close of Escrow  

Section 4.3: Submit & Review Design and Construction Documents 

Section 5.7(c): Prevailing Wages – prior to commencement of 

construction, developer will schedule a preconstruction orientation 

meeting with developer and general contractor 

Section 5.1: Commencement of Construction   12 Months after Execution 

of DDA  

Section 5.2: Completion of Construction  18 Months after 

Commencement of 

Construction 

 



EXHIBIT C - PROFORMA

Jefferson and Wellington 

Road

DEVELOPMENT  

PROFORMA / 

CONFIDENTIAL NOT TO 

BE DISTRIBUTED / FOR 

INTERNAL USE ONLY 

(N)

SQ. FT. $/SQ.FT.  TOTAL 

COST 

 NOTES 

LAND COST

 $                   -   

Parcel A 25,337  $                   -   

Balance of Site  $                   -   

Total 25,337  $                   -   

Cost per square foot of Land  $         -   

BUILDING COSTS

18,000 square feet of 

Subterranean Parking

18,000  $ 120.00  $ 2,160,000.00 

Office 18,130  $ 120.00  $ 2,175,600.00 

Retail 3,135  $ 110.00  $    344,850.00 

Restaurant 2,575  $ 115.00  $    296,125.00 

Total 41,840  $         -   

Tenant Improvement 

Allowance (Office)

18,130  $   50.00  $    906,500.00 

Retail 3,135  $   20.00  $      62,700.00 

Restaurant 2,575  $   40.00  $    103,000.00 

Total  $ 6,048,775.00 

ON SITE COSTS

Parking area/side 

walks/landscaping

25,337  $     5.00  $    126,685.00 

Grading 25,337  $     4.25  $    107,682.25 

Site Engineering 25,337  $     3.00  $      76,011.00 

General Conditions

1



EXHIBIT C - PROFORMA

Jefferson and Wellington 

Road

DEVELOPMENT  

PROFORMA / 

CONFIDENTIAL NOT TO 

BE DISTRIBUTED / FOR 

INTERNAL USE ONLY 

(N)

SQ. FT. $/SQ.FT.  TOTAL 

COST 

 NOTES 

Soil Testing-Remediation $35,000  Actual costs for 

Phase II and 

ongoing 

monitoring per 

Tetra Tech 

proposal 

Storm Water Management 

Plan

$6,000 

Demo 8,000  $     6.00  $      48,000.00 

Total  $   18.25  $    399,378.25 

OFF SITE COSTS

Driveways, streets, sidewalks

Landscaping, utilities, curbs 

etc.

41,840  $     4.00  $    189,760.00  Additional 

Grading Costs of 

$1,600 per day for 

14 days of 

grading 

attributable to 

Monitoring of 

Soil Management 

Programs 

Utilities-relocation & charges 41,840  $     4.00  $    167,360.00 

Bonds

Total per square foot  $     8.54 

Total on and off site/ square 

foot

 $   29.86 

TOTAL  $    357,120.00 

INDIRECT COSTS

Escrow & Title $8,000  Survey for ALTA-

Escrow and title 
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EXHIBIT C - PROFORMA

Jefferson and Wellington 

Road

DEVELOPMENT  

PROFORMA / 

CONFIDENTIAL NOT TO 

BE DISTRIBUTED / FOR 

INTERNAL USE ONLY 

(N)

SQ. FT. $/SQ.FT.  TOTAL 

COST 

 NOTES 

1. PERMITS

   A. Building (Shell) 41,840  $     1.25  $      52,300.00 

   B. Grading 25,337  $     0.80  $      20,269.60 

   C. Mechanical $15,000.00 

   D. Electrical $15,000.00 

   E. Plumbing $15,000.00 

   F. HVAC

   G. Plan Check 45% $23,535.00   45%  of Shell 

Permit  

2. 

ENTITLEMENT/GOVERNM

ENT FEES

a.  Water and Power

        (1)     Connection and 

Implementation 

41,840  $     0.80  $      33,472.00 

b.   Parks and Recreation 41,840  $     0.80  $      33,472.00 

c.   Fire Department 41,840  $     0.14  $        5,857.60 

d.   Public Works (Sewer) 41,840  $     0.50  $      20,920.00 

e.   Planning 41,840  $     0.50  $      20,920.00 

f.   Development Impact Fees 41,840  $     2.03  $      85,000.00  Estimated city 

required impact 

fees including 

$5/square foot for 

anticipated 

Housing Linkage 

Fee 

g.   School Fees   41,840  $     0.85  $      35,564.00 

3. TAXES, INSURE, 

LEGAL, ACCOUNTING
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EXHIBIT C - PROFORMA

Jefferson and Wellington 

Road

DEVELOPMENT  

PROFORMA / 

CONFIDENTIAL NOT TO 

BE DISTRIBUTED / FOR 

INTERNAL USE ONLY 

(N)

SQ. FT. $/SQ.FT.  TOTAL 

COST 

 NOTES 

   a. Taxes during 

Construction

   b. Legal & Accounting

   c. General Liability 

Insurance

Total (2% of direct costs)  $ 6,805,273.25  $     0.02  $    136,105.47 

SOFT COSTS

Traffic Studies 41,840  $     0.50  $      20,920.00 

Construction Warranty 

Insurance

 $      15,000.00 

Architectural & Engineering 4%  of Direct 

Costs

$272,210.93 

Leasing Commission 23,840  $     6.00  $    143,040.00 

Development Fee 23,840  $    240,000.00  3% of 

construction costs 

Historical Monitoring and 

Security 

 $      61,000.00 

Civil Engineer 25,337  $     7.00  $    177,359.00 

Total  $ 1,449,945.60 

Per square foot cost / Indirect 

Costs

TOTAL CONSTRUCTION

INCLUDING LAND  $ 8,255,218.85 

CONTINGENCY 4% of Direct 

Costs

$272,210.93 

TOTAL  $ 8,527,429.78 

FINANCING AMOUNT  RATE  COST 
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EXHIBIT C - PROFORMA

Jefferson and Wellington 

Road

DEVELOPMENT  

PROFORMA / 

CONFIDENTIAL NOT TO 

BE DISTRIBUTED / FOR 

INTERNAL USE ONLY 

(N)

SQ. FT. $/SQ.FT.  TOTAL 

COST 

 NOTES 

Interest on Land  $                   -    $                   -   

Interest on Building  (50% on

Improvement cost amount)  $ 3,855,886.63 4.00%  $    154,235.47 

Loan broker fee (80% Loan)  $ 6,821,943.82 1%  $      51,164.58 

Points  $ 6,821,943.82 1%  $      51,164.58 

Total  $    256,564.62 

TOTAL PROJECT COST  $ 8,783,994.40 

INCOME PROFORMA

Tenant  Square Feet $/Sq.Ft.   Rent 

Office 18,130  $   26.00  $    471,380.00 

Retail 3,135  $   33.00  $    103,455.00 

Restaurant 2,575  $   36.00  $      92,700.00 

 $    667,535.00 

EXPENSES

Reserves  $        2,575.00  $     1.00  $        2,575.00 

Vacancy (5% of net) 5%  $      33,376.75 

Management (2% of net  

Income)

 $    667,535.00 2%  $      13,350.70 

Total  $      49,302.45 

NOI  $    618,232.55 

DEBT SERVICE AMOUNT  RATE  COST 

Loan-70%- Interest Only.  $ 6,148,796.08 3.90%  $    239,803.05 

Equity required/Return on 

Equity

 $ 2,635,198.32 6.00%  $    158,111.90 
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EXHIBIT C - PROFORMA

Jefferson and Wellington 

Road

DEVELOPMENT  

PROFORMA / 

CONFIDENTIAL NOT TO 

BE DISTRIBUTED / FOR 

INTERNAL USE ONLY 

(N)

SQ. FT. $/SQ.FT.  TOTAL 

COST 

 NOTES 

Total  $    397,914.95 

Cash Flow  $    220,317.60 

Cash required  $ 6,148,796.08 

Cash on Cost return (cap 

rate)

7.04%

Cash on Cash return 3.58%
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EXHIBIT D – SCOPE OF DEVELOPMENT 

3900 W. Jefferson Blvd. 
Los Angeles, CA 90016 

APN: 5046-004-900, -901, -902 

The proposed project (the “Project”) will be located on a 25,337 square foot parcel located at 3900 
W. Jefferson Boulevard, Los Angeles CA (APNs: 5046-004-900, -901, -902).  The developer will
construct a high quality, three-story, 28,500 square foot commercial office building over
subterranean parking.  The first floor will 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 will contain approximately 18,130 square feet of medical office space and approximately
4,660 square feet of exterior terrace gardens.  A total of 93 parking spaces will be provided on site.
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MARK      DATE          DESCRIPTION

SHEET NO.

PROJECT TITLE

M & A, a California
Limited Partnership

3900 & 3914 W  JEFFERSON BLVD
LOS ANGELES,
CALIFORNIA 90016

JEFFERSON AND
WELLINGTON

02.20.2018

SCALE :  1/16" = 1'-0" 1SITE 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"

TRANSITIONAL HEIGHT:
DISTANCE HEIGHT
0 TO 49 FEET 25 FEET
50 TO 99 FEET 33 FEET
100 TO 199 FEET 61 FEET

SETBACKS:
FRONT: 0 FEET
REAR: 3'-0" FROM "R" USES
SIDE: 3'-0" FROM "R" USES

FRONTAGE ( REQUIRED)
75 %  (LOT WIDTH) = .75 ( 261'-6") = 196'-0"

FRONTAGE (PROVIDED)
FRONTAGE 1 + FRONTAGE 2 = 198'

BUILDING AREA SUMMARY
GROUND LEVEL  6,260  S.F.
SECOND LEVEL         10,430  S.F.
THIRD LEVEL   7,700 S.F.
TOTAL BLDG AREA 24,390 S.F.

LEASABLE AREA
GROUND LEVEL

RESTAURANT  2,575 S.F.
RETAIL  3,135 S.F.

SECOND LEVEL
OFFICE         10,430 S.F.

THIRD LEVEL
OFFICE  7,700 S.F.

TOTAL LEASABLE AREA 23,840 S.F.

PARKING REQUIRED

RESTAURANT-2,575 S.F. @1/100: 26 SPACES
RETAIL-3,135 S.F. @1/250: 13 SPACES
OFFICES AND MEDICAL OFFICES
IN ENTERPRIZE ZONE -18,130 S.F. @1/500: 37 SPACES
TOTAL 76 SPACES ( REQUIRED)

PARKING PROVIDED

B1 BASEMENT PARKING: 56 SPACES
GROUND LEVEL: 37 SPACES
TOTAL 93 SPACES ( PROVIDED )

A101

SITE PLAN

SITE 

VICINITY MAP

PROJECT DATA
OWNER
Summitrose Investments, LP 
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

A400 BUILDING & WALL SECTION
A500 MATERIAL BOARD
A600 PERSPECTIVE

. 
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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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EXHIBIT E 

FORM OF GRANT DEED 

 

CRA/LA, A Designated Local Authority 

448 S. Hill Street, Suite 1200  

Los Angeles, California 90013 

Attn: Records Department  

 

 

After recordation mail to and  

Mail tax statements to: 

 

 

 

 

SPACE ABOVE THIS LINE FOR RECORDER'S USE 

 

The undersigned declares that this Grant Deed is exempt from Recording Fees pursuant to 

California Government Code Sections 6103 and 27383 and exempt from Documentary Transfer 

Tax pursuant to California Revenue and Taxation Code Section 11922. 

 GRANT DEED 

 

 

For valuable consideration, the receipt of which is hereby acknowledged, 

 

 CRA/LA, a Designated Local Authority, (herein called "Grantor" or "CRA/LA"), 

the successor agency to THE COMMUNITY REDEVELOPMENT AGENCY OF THE CITY 

OF LOS ANGELES, CALIFORNIA (the "Former Agency"), grants to 

____________________________ (herein called "Grantee"), the real property located at 

___________________, Los Angeles, California (the "Property") legally described in the 

document attached hereto, labeled Exhibit A, and incorporated herein by this reference, together 

with all of Grantor’s right, title and interest in and to all easements, privileges and rights 

appurtenant to the Property, subject to (a) all non-delinquent real property taxes, (b) all non-

delinquent special assessments, if any, (c) all other liens, leases, easements, encumbrances, 

covenants, conditions, restrictions and other matters of record, and (d) all matters affecting the 

status of title that would be revealed by an accurate survey of the subject property. 

Grantor disclaims any and all express or implied warranties regarding the Property other than 

the implied warranties stated in Section 1113 of the California Civil Code. 
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1. Grantee herein covenants by and for itself, its successors and assigns that there shall be 

no discrimination against or segregation of a person or of a group of persons on account of race, 

color, religion, creed, national origin, ancestry, disability (actual or perceived), medical 

condition, age, source of income, familial status, marital status, domestic partner status, sex, 

sexual preference/orientation, Acquired Immune Deficiency Syndrome (AIDS) – acquired or 

perceived, or any additional basis listed in subdivision (a) or (d) of Section 12955 of the 

Government Code, as those bases are defined in Sections 12926, 12926.1, subdivision (m) and 

paragraph (1) of subdivision (p) of Section 12955, and Section 12955.2 of the Government Code, 

as such provisions may be amended from time to time, in the sale, lease, sublease, transfer, use, 

occupancy, tenure or enjoyment of the Property herein conveyed nor shall the Grantee or any 

person claiming under or through the Grantee establish or permit any such practice or practices 

of discrimination or segregation with reference to the selection, location, number, use or 

occupancy of tenants, lessees, subtenants, sublessees, vendees, or employees in the Property 

herein conveyed.  The foregoing covenant shall run with the land. 

 

  All deeds, leases or other real property conveyance contracts entered into 

by the Grantee on or after the date of this Grant Deed as to any portion of the Property shall 

contain the following language: 

 

(a) In Deeds: 

 

"Grantee herein covenants by and for itself, its successors and assigns that 

there shall be no discrimination against or segregation of a person or of a 

group of persons on account of race, color, religion, creed, national origin, 

ancestry, disability (actual or perceived), medical condition, age, source of 

income, familial status, marital status, domestic partner status, sex, sexual 

preference/orientation, Acquired Immune Deficiency Syndrome (AIDS) – 

acquired or perceived, or any additional basis listed in subdivision (a) or (d) 

of Section 12955 of the Government Code, as those bases are defined in 

Sections 12926, 12926.1, subdivision (m) and paragraph (1) of subdivision 

(p) of Section 12955, and Section 12955.2 of the Government Code, as 

such provisions may be amended from time to time, in the sale, lease, 

sublease, transfer, use, occupancy, tenure or enjoyment of the property 

herein conveyed nor shall the grantee or any person claiming under or 

through the grantee establish or permit any such practice or practices of 

discrimination or segregation with reference to the selection, location, 

number, use or occupancy of tenants, lessees, subtenants, sublessees, 

vendees, or employees in the property herein conveyed.  The foregoing 

covenant shall run with the land." 
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(b) In Leases: 

 

"The lessee herein covenants by and for the lessee and lessee's heirs, 

personal representatives and assigns and all persons claiming under or 

through the lessee that his lease is made subject to the condition that there 

shall be no discrimination against or segregation of any person or of a 

group of persons on account of race, color, religion, creed, national origin, 

ancestry, disability (actual or perceived), medical condition, age, source of 

income, familial status, marital status, domestic partner status, sex, sexual 

preference/orientation, Acquired Immune Deficiency Syndrome (AIDS) – 

acquired or perceived, or any additional basis listed in subdivision (a) or (d) 

of Section 12955 of the Government Code, as those bases are defined in 

Sections 12926, 12926.1, subdivision (m) and paragraph (1) of subdivision 

(p) of Section 12955, and Section 12955.2 of the Government Code, as 

such provisions may be amended from time to time, in the leasing, 

subleasing, transferring, use, occupancy, tenure or enjoyment of the land 

herein leased nor shall the lessee or any person claiming under or through 

the lessee establish or permit any such practice or practices of 

discrimination or segregation with reference to the selection, location, 

number, use or occupancy of tenants, lessees, sublessees, subtenants, 

vendees, or employees in the land herein leased." 

 

(c) In Contracts: 

"There shall be no discrimination against or segregation of any person or 

group of persons on account of race, color, religion, creed, national origin, 

ancestry, disability (actual or perceived), medical condition, age, source of 

income, familial status, marital status, domestic partner status, sex, sexual 

preference/orientation, Acquired Immune Deficiency Syndrome (AIDS) – 

acquired or perceived, or any additional basis listed in subdivision (a) or (d) 

of Section 12955 of the Government Code, as those bases are defined in 

Sections 12926, 12926.1, subdivision (m) and paragraph (1) of subdivision 

(p) of Section 12955, and Section 12955.2 of the Government Code, as 

such provisions may be amended from time to time, in the sale, lease, 

sublease, transfer, use, occupancy, tenure or enjoyment of the property nor 

shall the transferee or any person claiming under or through the transferee 

establish or permit any such practice or practices of discrimination or 

segregation with reference to the selection, location, number, use or 

occupancy of tenants, lessees, subtenants, sublessees, vendees, or 

employees of the land." 

 

2. The covenants contained in this Grant Deed shall be construed as covenants 

running with the land. 

 

[Remainder of page intentionally left blank; signature page to follow.] 
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IN WITNESS WHEREOF, the Grantor has caused this Grant Deed to be executed by its 

duly authorized representative. 

 

Executed as of the __ day of __________, 2017 

 

   

CRA/LA, A DESIGNATED LOCAL 

AUTHORITY 

 

By:       

Estevan Valenzuela 

Chief Executive Officer 

APPROVED AS TO FORM: 

GOLDFARB & LIPMAN LLP 

 

By:      

Thomas H. Webber 

CRA/LA Counsel 
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EXHIBIT A  

LEGAL DESCRIPTION OF LAND 
 

 

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF LOS 

ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS: 

 

PARCEL 1: 

 

LOTS 301 AND 302 OF TRACT NO. 5780, IN THE CITY OF LOS ANGELES, COUNTY OF LOS 

ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 66, PAGES 91 TO 95 

INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. 

 

EXCEPT THE SOUTH 70.1 FEET OF SAID LOTS. 

 

ALSO EXCEPT FROM LOT 301 THE RIGHT TO ANY DEPOSITS OF OIL, GAS OR OTHER 

HYDROCARBON SUBSTANCES, WITHOUT HOWEVER THE RIGHT OF ENTRY THERETO, AS 

RESERVED IN THE DEED FROM TITLE GUARANTEE AND TRUST COMPANY, RECORDED IN 

BOOK 16941, PAGE 378, OF OFFICIAL RECORDS.  

 

ALSO EXCEPT THE RIGHT TO ANY DEPOSITS OF OIL, GAS OR OTHER HYDROCARBON 

SUBSTANCES AND WATER UNDERLYING SAID LAND WITHOUT, THE RIGHT OF ENTRY 

THERETO, AS RESERVED IN THE DEED FROM ARTESIA WATER COMPANY, RECORDED 

SEPTEMBER 30, 1942, IN BOOK 19598, PAGE 177, OFFICIAL RECORDS. 

 

PARCEL 2: 

 

LOT 303 OF TRACT NO. 5780, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, 

STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 66, PAGES 91 TO 95 INCLUSIVE 

OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. 

 

EXCEPT FROM SAID LOT, ALL OIL, GAS OR OTHER HYDROCARBON SUBSTANCES 

UNDERLYING SAID LAND BUT WITHOUT ANY RIGHT OF ENTRY, AS RESERVED IN THE 

DEED RECORDED IN BOOK 18804, PAGE 275, OFFICIAL RECORDS. 

 

PARCEL 3: 

 

LOTS 304 AND 305, OF TRACT NO. 5780, IN THE CITY OF LOS ANGELES, COUNTY OF LOS 

ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 66, PAGES 91 TO 95 

INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. 

 

EXCEPT FROM SAID LAND, THE RIGHT TO ANY DEPOSITS OF OIL, GAS, OR OTHER 

HYDROCARBON SUBSTANCES UNDERLYING SAID LAND, BUT WITHOUT THE RIGHT OF 

ENTRY FOR DEVELOPMENT OF SAME, AS RESERVED IN THE DEED FROM TITLE 

GUARANTEE AND TRUST COMPANY, TRUSTEE UNDER ITS TRUST NO. S-816-H, RECORDED 

JANUARY 24, 1941, IN BOOK 18082, PAGE 129, OFFICIAL RECORDS. 

 

APN: 5046-004-900, 901 and 902 
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I - INTRODUCTION 
 
The Community Redevelopment Agency of the City of Los Angeles (CRA/LA) is a public agency 
established to attract private investment into economically depressed communities; eliminate 
slums, abandoned or unsafe properties and blight throughout Los Angeles; revitalize older 
neighborhoods through historic preservation and new development; create and retain employment 
opportunities; promote the development of new housing; support the best in urban design, 
architecture and the arts; and ensure the broadest possible community participation in its 
activities. 
 
Beginning in the late 1960s, the CRA/LA made Los Angeles one of the first cities in the country to 
require developers to incorporate art in their development projects. In redeveloping Los Angeles, 
particularly its Downtown, the CRA/LA sought to recast Los Angeles as a world-class city, one 
whose vitality was strengthened by its commitment to arts and culture. Through its successful 
model, the CRA/LA planted the seeds for a program and funding mechanism that has, over the 
past 35 years, expanded to encompass all public and private sector development through Los 
Angeles and has been adopted by many other cities throughout this country.  
 
In 1985, the CRA/LA formalized its commitment to the arts by adopting a “Downtown Art in Public 
Places Policy” for the three downtown redevelopment project areas, Bunker Hill, Central Business 
District, and Little Tokyo. Ten years later, with the adoption of the 1993 “Public Art Policy,” the 
CRA/LA expanded the Policy to include all CRA/LA redevelopment project areas throughout the 
City. This 2005 revision seeks to refine and clarify the organization of the Policy and modify its 
requirements to conform to the City’s Arts Development Fee Ordinance and Procedures so as to 
make the requirements less confusing to the development community and City staff. A separate 
user-friendly Developer Guide has been created to aid developers and their representatives, along 
with an Art Program Guide to address administration of Cultural Trust Fund and Agency-Initiated 
projects.  
 
The intent of the Art Policy is to make artists and the arts primary resources in the revitalization of 
the City and to provide physical, social, cultural, and economic benefits that will strengthen and 
sustain communities over time.1

 
 

II - POLICY GOALS  
 
Through the Art Policy, the Agency seeks to achieve the following goals: 

• Serve the CRA/LA's mission through revitalization of neighborhoods. 
• Promote projects with permanence with which the CRA/LA can be identified. 
• Provide public art that is of the highest quality, well integrated into the fabric of the City. 
• Involve artists in planning efforts and utilize their talents to make spaces relevant to the 

people who use them. 
• Ensure that artists are hired concurrent with other members of the design team and foster 

collaboration amongst artists and designers.  
• Provide opportunities for communities to participate in cultural planning through Art 

Advisory Panels.  

                                                 
1 By changing the name of the policy to Art Policy the intention is not to de-emphasize Public Art, but rather to 
acknowledge that in addition to Public Art the policy supports the creation of, and upgrades to, Cultural Facilities.  
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• Encourage establishment of new and rehabilitated Cultural Facilities based on an 
assessment of need and feasibility. 

• Assure that artists from diverse cultural, ethnic, gender, and regional backgrounds are 
engaged in public art activities under this Policy. 

• Work cooperatively with the City of Los Angeles Cultural Affairs Department and be in 
conformance with the City's Arts Development Fee Program and the Public Work 
Improvements Arts Program. 

• Actively disseminate information to the public, especially via the Internet, about the Art 
Program. Specifically, communicate the Program’s mission and goals, keep artists 
informed about upcoming opportunities, provide easy access to basic information about 
artworks available for public viewing, and distribute user-friendly guides to developers. 

 
 

III - DEFINITIONS 
 
Agency (CRA/LA) – The Community Redevelopment Agency of the City of Los Angeles, 
California.  
 
Art Budget – An amount equal to one percent (1%) of project Development Cost pursuant the 
Disposition and Development Agreement, Owner Participation Agreement, or other legal 
agreement, minus allowable exemptions or credits. Costs must be verified through Proformas or 
other financial spreadsheets used as the basis for the DDA, OPA or other legal agreement.  
 
Art Advisory Panel – A group appointed by the CRA/LA Chief Executive Officer or a Regional 
Administrator, in consultation with the CRA/LA staff, to provide advice and guidance, especially 
with regard to redevelopment project area-based Cultural Trust Fund planning, project 
identification and implementation, and fund balance oversight.  
 
Art Plan – A narrative statement with required attachments submitted by the developer indicating 
how the development will meet the requirements of this CRA/LA Art Policy. Art Plans may address 
on-site artwork, development or upgrades to a Cultural Facility within the development or in the 
redevelopment project area. Art Plans are submitted at the schematic and final stages of project 
design. The developer may choose to contribute the full amount of the art obligation to a Cultural 
Trust Fund (defined below) in lieu of an Art Plan.  
 
Art Policy – The adopted policy of the CRA/LA Board of Commissioners and City Council by which 
the CRA/LA's Art Program is directed. 
 
Art Program – The CRA/LA's program which sets forth the oversight and management of 
Developer-Initiated art projects, Cultural Trust Fund projects, CRA/LA-Initiated projects, and other 
related activities.  
 
Artist Selection Panel – A group of artists, design professionals, arts professionals, community 
representatives, and others deemed necessary for a balanced point of view called together by a 
developer or Art Program staff to evaluate artist qualifications and/or identify artist(s) for a given 
project in conformance with this Art Policy and related Procedures and Guidelines.  
 
Arts Development Fee – A fee required of developers (other than those working under 
agreements with the CRA/LA) in the City of Los Angeles guided by Municipal Code Section 
91.107.2.11 and Administrative Code Div. 22, Ch.7, Art.3, Sec.22.118.  
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Artwork (Art, Art Project, Art Elements) – The artist’s contribution to the project as a result of 
collaboration with the other members of the design team. 
 
Certificate of Completion (C of C) – A certificate issued by the Agency upon request of the 
developer following the completion of a project and as guided by a DDA, OPA or other legal 
agreement.  
 
Community Advisory Committee (CAC) – A committee established by City Council in a specific 
redevelopment project area to review CRA/LA activities and to make recommendations to the 
CRA/LA Board of Commissioners through CRA/LA staff. 
 
Community Redevelopment Agency (CRA/LA, The Agency) – The Community Redevelopment 
Agency of the City of Los Angeles, California. 
 
Cultural Affairs Department (CAD) – A department of the City of Los Angeles which serves as a 
catalyst for the delivery of high quality arts and cultural experiences to every neighborhood in the 
City of Los Angeles. The CAD ensures access to these experiences through grant making, 
marketing, development, communication, and building relationships with community partners.
 
Cultural Facility – A structure, which houses a cultural activity, that has as its primary purpose the 
presenting of one or more art forms (dance, opera, live theater, visual art, folk and community art, 
literature, media arts). Cultural Facilities are operated by public entities or non-profit organizations 
and are dedicated to cultural activities available to a broad public. Examples of acceptable 
facilities are museums, theatres, performing arts centers, multi-purpose stages and 
amphitheaters. Facilities that do not meet the definition are churches, schools, commercial movie 
theaters, gymnasiums or other sports facilities, bookstores, buildings dedicated primarily to 
housing or administrative activities, and for-profit facilities used for for-profit activities.  
 
Cultural Trust Fund – A separate interest-bearing fund established and maintained by the CRA/LA 
for each redevelopment project area for the deposit of the cash portion of the public art 
requirement of a development within that redevelopment project area. 
 
Design Professional – An individual professionally trained in design, such as architecture, 
landscape architecture, art, graphics, urban design, and planning; also environmental, industrial, 
interior, and design. 
 
Design Team Collaboration – Projects created through the co-equal cooperative design efforts of 
design professionals, such as artists, architects, and landscape architects. 
 
Development Cost – All “hard” costs and “soft” costs which are incurred by or on behalf of the 
Developer, which are directly related to the improvements to be developed pursuant to an OPA, 
DDA or other legal agreement (other than costs relating to property acquisition, development 
rights transfers, tenant improvements unless specifically included in the OPA/DDA or other legal 
agreement, and the construction or installation of off-site improvements), including, without limiting 
the generality of the foregoing, the following:  construction costs; construction, engineering and 
design fees; general development cost; construction financing interest, fees and "points"; 
permanent financing interest, fees, and "points"; building permits and other City fees; utility fees; 
taxes; insurance; legal and accounting fees; bonds; soils tests and other tests; and all other fees 
and expenses directly related to the construction of the improvements not specifically included in 
any of the foregoing categories.  
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Disposition and Development Agreement (DDA) – An agreement between the CRA/LA and a 
developer involving a conveyance of property by the CRA/LA to the developer for the purpose of 
implementing a redevelopment activity.  
 
Financial Participation – Categories of CRA/LA financial participation include, but are not limited 
to: tax increment financing; bond financing; planning assistance which results in a discrete 
monetary benefit to the project such as a fee reduction or fee waiver; construction of off-site public 
improvements by the CRA/LA that would otherwise be the responsibility of the developer; lease or 
license of Agency land; land assembly; land write-downs and tax credits; and below market 
interest loans. 
 
Final Design – The design once all variables, such as engineering, costs, and changes in project 
design are fixed and resolved. It must include identification of all materials, colors, and processes 
to be used in the creation of the art, as well as an identification of who will fabricate or provide all 
components. Drawings should contain sufficient detail to allow the art to be constructed and 
installed. Final design should be accompanied by a revised artist’s statement of intent and detailed 
budget. 
 
Life Span of the Artwork – Artworks created under this Policy are meant to be permanent and 
should last a century or more when properly designed and maintained. Artworks with shorter life 
spans are allowable if addressed in the Art Plan and approved by the CRA/LA Board of 
Commissioners.    Artwork reaches the end of its life cycle when the artist, or the artist’s estate, 
and/or a qualified art conservator verifies that the artwork has aged or deteriorated to a point 
where it cannot reasonably be conserved or repaired. Artwork life span cannot be less than 25 
years or the duration of CRA/LA land use controls. 
 
Nondiscrimination Policy – The CRA/LA policy dedicated to ensuring equal employment 
opportunity and access to all individuals regardless of race, color, religion, national origin, sex, 
age, disability, marital status, sexual orientation, creed, ancestry, medical condition, or Acquired 
Immune Deficiency Syndrome (AIDS) (acquired or perceived).  
 
Notice of Program Availability (NOPA) – An advertisement by the CRA/LA that a program is to be 
initiated which will require consultants to develop a plan and to implement it. 
 
Other Legal Agreements – Other types of legal agreements the CRA/LA enters into with 
developers include, but are not limited to, Loan, Bond and Construction Agreements or Contracts.  
 
Owner Participation Agreement (OPA) – An agreement between the CRA/LA and a developer 
providing for the development of property owned by the developer to effectuate a redevelopment 
activity. 
 
Permit Date – The date on which the developer has obtained permits to allow commencement of 
construction work on the development project. 
 
Project Area Committee (PAC) – A committee in certain redevelopment project areas formed and 
existing pursuant to California Health and Safety Code Section 33385. 
 
Public Accessibility – The condition under which a public space is accessible to the public a 
minimum of 12, but preferably up to 18, hours, a day. 
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Redevelopment Project Area – A specific geographic area of the City of Los Angeles for which the 
City Council has adopted a redevelopment plan, in accordance with applicable State law. 
 
Regional Artist – An artist who resides in Southern California which is geographically defined as 
within Santa Barbara to San Diego Counties.  
 
Request for Proposals (RFP) – An invitation by the CRA/LA or a developer to potential 
consultants, such as artists, to submit proposals for a specific project, project component, or 
professional service. 
 
Request for Qualifications (RFQ) – An invitation by the CRA/LA or a developer to potential 
consultants, such as artists, to submit for consideration their qualifications for a specific project, 
project component, or professional service. 
 
Schedule of Performance – The summary schedule of actions to be taken by the developer and 
the CRA/LA, and any other parties, pursuant to a DDA, OPA, or other legal agreement to allow for 
completion of the development.  
 
Schematic Design – The artist’s initial artwork design in context and in scale with components fully 
identified. The design should address materials, colors, features, and processes for which the 
artist is responsible. Visual illustrations should represent the artwork in context and should be 
submitted along with a narrative description explaining the artist’s intent. 
 
 

IV - MANAGEMENT AND OVERSIGHT 
 
This section sets out the roles and responsibilities of Art Program staff, Art Advisory Panels, the 
CRA/LA CEO and the CRA/LA Board of Commissioners with regard to review and approval of 
public art projects mandated under this Policy and addresses project management.  
 
A. CRA/LA Board of Commissioners 

The CRA/LA Board of Commissioners ensures that developer agreements brought before 
it conform to the requirements set forth in this Policy. The Board approves changes to the 
Art Policy as needed to ensure it adapts to the shifting focus and goals of the Agency. 
Developer Art Plans are reviewed and approved by the Board after review and evaluation 
by Art Program staff and an Art Advisory Panel, if applicable.   

 
B. CRA/LA CEO 

The CRA/LA CEO reviews and approves updates to the Developer and Art Program 
Guides, manages Art Program staff, and ensures adequate staffing. Additionally, the CEO 
ensures that the Agency achieves its goals of supporting the best in urban design, 
architecture, and the arts. 

 

 
Hollywood Art Advisory Panel 

 
C. Art Advisory Panels

The Regional Administrator or CEO and CRA/LA Art 
Program staff establish Art Advisory Panels in 
redevelopment areas when the amount and 
consistency of art projects merits their formation. 
Panels should include artists, design professionals, 
arts organization representatives, and those 
interested in public art that live or work in or near the 
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redevelopment area. Panels provide advice and guidance to Art Program staff and their 
views are incorporated into reports to the CRA/LA Board of Commissioners. Art Advisory 
Panels review Art Plans from developers, provide recommendations on the use of Cultural 
Trust Funds, provide recommendations for artist selection panel members and may serve 
on panels themselves. Most importantly, through their knowledge of their communities, 
they aid in establishing priorities, in identifying project opportunities, and in recommending 
locations and problem sites that might benefit from visual improvement. Where Art 
Advisory Panels are not formed, the PAC or CAC shall fulfill this function or a project-
specific Advisory Panel may be established by the CEO or Regional Administrator.  

 
D. Art Program Staff

Art Program activities and projects are implemented by the CRA/LA Art Program staff 
according to CRA/LA policies and practices and are subject to approval of the CEO, the 
CRA/LA Board of Commissioners, or the City Council, as indicated and as required by 
general CRA/LA procedures and practices, and applicable law. Art Program staff members 
are responsible for administrative processes for reviewing and approving developer Art 
Plans; updates to the Art Policy and related Guides; participation in the development of, or 
revisions to, other Agency policies that impact art or cultural activities within redevelopment 
project areas; oversight of all Cultural Trust Funds; management of CRA/LA-Initiated public 
art projects and Cultural Trust Fund projects; program planning and development; outreach 
efforts; technical support; and support of communications/public relations efforts related to 
all such activities. CRA/LA funds will be budgeted to administer, implement, and support 
this Art Policy. In addition, up to 15% of Cultural Trust Fund total fund revenues can be 
utilized for the management of Cultural Trust Fund projects.  
 

 
V - DEVELOPER OBLIGATION 

 
This section summarizes public art requirements placed on private developments. It gives the 
history of this obligation and the relationship of the CRA/LA Policy to the City’s Arts Development 
Fee Program. Exemptions and credits are listed, as well as the three possible options for 
satisfying the Policy requirement.  
 
A. City Arts Development 

On March 8, 1991, City Council established the Arts Development Fee requiring 
developers to pay up to one percent of their building permit valuation into the Arts 
Development Fee Trust Fund or develop an arts project approved by CAD and receive a 
dollar-for-dollar credit. The CRA/LA’s commitment to public art began more than 20 years 
earlier and was formalized through a Board-adopted “Downtown Art in Public Places 
Policy” in 1983 and again in 1993 when the Policy was revised and expanded to apply to 
all redevelopment areas. The1993 CRA/LA Policy was also adopted by the City Council. 
The CRA/LA’s Art Policy is reinforced through legal agreements (DDA, OPA or other legal 
agreements) and monitored by staff and the CRA/LA Board of Commissioners.  
 
Both the City’s Arts Development Fee and the CRA/LA’s developer obligation require one 
percent of project costs to be designated for art, although the City’s is based on building 
type and a square foot calculation. 2  The Los Angeles Administrative Code requires that 
dollar-for-dollar credits be granted for any development project subject to an art 
requirement pursuant to a written agreement with the CRA/LA in lieu of meeting the City’s 

                                                 
2 For further discussion of the Arts Development Fee, see Developer Guide. 
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Arts Development Fee requirement. 3  The developer will work with CAD staff to ensure 
compliance paperwork is issued prior to pulling permits with the Building and Safety 
Department.  

 
B. Private Development Projects Subject to the Art Policy 

All private development projects with CRA/LA financial participation must obligate at least 
1% of development cost to art and adhere to the CRA/LA’s Art Policy. Private development 
projects within the City without CRA/LA financial participation may be subject to the City’s 
Arts Development Fee Program. 

 
C. Exemptions to the Art Obligation
 The following are exemptions to the Policy: 

• Projects with Development Cost below $500,000. 
• New or rehabilitated very low-, low-, and moderate-income (as defined within the 

CRA/LA Housing Policy) housing units are exempt from the art obligation. New or 
rehabilitated mixed-income housing developments 
that include both market-rate and affordable 
housing units are subject to the art obligation on 
that portion of the development that is market rate, 
but only if that portion represents 20% or more of 
Development Cost.   

 
The cost of Cultural Facilities, such as 
Disney Hall, is credited against the art 
requirement.  

• Historic rehabilitation projects conforming to the 
Secretary of the Interior's Standards for 
Rehabilitation and Guidelines for Rehabilitating 
Historic Buildings. Credits are given dollar-for-dollar 
for historic rehabilitation. 

• Cultural Facilities (see Definition). Credits are given 
dollar-for-dollar for the cost attributed to a Cultural 
Facility.4  
 

D. Developer Options for Satisfying the Art Obligation 
A developer has the option of proposing an Art Plan incorporating on-site art or a Cultural 
Facility into the development or may elect to pay the full fee into the Cultural Trust Fund for 
the redevelopment area in which the development is located. At the outset of discussions, 
the CRA/LA will inform the developer of the Art Policy and of its goals and objectives and 
how they relate to the CRA/LA's overall mission of revitalization. Throughout negotiations, 
staff will work with the developer to fully evaluate the options available.    

 
Art Plan options are: 
• On-Site Art:  An artist or artists may be hired to participate in design and execution of 

artwork for the development project. To ensure that adequate funding is available to 
meaningfully impact the project, the CRA/LA will establish a threshold (for example, 
$100,000) or fixed amount of the total Art Budget that may be spent for on-site art. 
Above that fixed amount or threshold, up to 60% of the total Art Budget (60% of 1%) 
can be spent for this effort. The remaining 40% of the total Art Budget (40% of 1%) 
must be contributed to a Cultural Trust Fund established for the redevelopment area. 
Cultural Trust Funds are guided by redevelopment project area-based art advisory 

                                                 
3 Division 22, Chapter 7, Article 3, Section 22.118, Subsection 3. 
4 CAD must also concur that the development meets its definition of a Cultural Facility and, if so, will issue compliance 
paperwork exempting the project from the Arts Development Fee.  
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panels and support public art initiatives and Cultural Facilities that improve the project 
area as a whole.  

 
• Cultural Facility:  The development may include a 

Cultural Facility on-site or within the redevelopment 
project area, and may utilize up to the full 1% obligation 
for that purpose. The Cultural Facility must be made 
available to a public or non-profit cultural organization on 
a permanent basis or long-term basis. There must not 
only be a demonstrated need for that Cultural Facility in 
that area of the city, but the arts activity must be 
compatible with the activities, hours of operation, and 
public comings and goings of the development. The 
cultural organization managing and programming the 
Cultural Facility must demonstrate current and future 
financial stability.   

 

 
MOCA’s facility was built to 

satisfy the art requirement for 
California Plaza. 

• Cultural Trust Fund Contribution: The full 1% art obligation may be contributed to the 
appropriate Cultural Trust Fund in lieu of an Art Plan (see "Procedure for Cultural Trust 
Fund Contribution"). 

 
E. Art Plan - On-Site Art Option

All developers will be informed of the Art Policy at the outset of discussions with the 
CRA/LA. Any developer electing to meet the public art requirement by preparing and 
carrying out an Art Plan for on-site art will be instructed that such plan should evolve as an 
integral part of the project program and should be the responsibility of the project artist 
working collaboratively with the full design team. The Art Plan will be reviewed at two 
stages, schematic and final, and will be subject to review and approval in accordance with 
a Schedule of Performance. 

 
The Art Plan for on-site art, through the various stages, will 

describe: 

 
Zanja Madre, a public plaza 

designed by Andrew Leicester for 
the 801 Figueroa Building. 

• The artist-selection process, including the method of 
artist identification, and evidence that culturally diverse, 
male and female artists, and artists from the region have 
been considered.  

• The biographical and professional experience of the 
artist(s), demonstrating that the artist is qualified to 
participate in the project.  

• The interrelationship of the Art Plan to the development 
project plan, including the artist's contribution to the 
development of project program and design. 

• The relationship and significance of the Art Plan to the 
site, to the neighborhood in which it is located, and to its 
place in the city.  

• The location of the artwork within the project and 
evidence that the location is accessible to the general 
public at least 12, but preferably 18 hours a day.     

• The relationship to the CRA/LA's mission of revitalization and its Art Policy goals and 
objectives. 
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• The Art Budget showing only eligible costs and limiting administrative fees to a 
maximum of 10% of the total.  

 
F. Art Plan - Cultural Facility Option 

To use the art obligation to develop a new Cultural Facility, upgrade an existing facility or 
contribute to a future Cultural Facility (either on- or off-site) within a redevelopment project 
area, the proposal must not only meet an identified need, it must also be operated by a 
public or non-profit cultural organization with financial capacity.  
 
The Art Plan for the Cultural Facility must address:  
• The facility's location within the project, capacity, preliminary design concept, 

credentials of proposed operating entity, estimated operating budget of user(s), and 
programmatic goals and objectives.  

• The operational and financial plan developed jointly by the developer and the facility 
operator/cultural organization. 

• A plan for ongoing funding of the organization and maintenance of the facility, including 
a proposed long-term financing report and marketing plan. 

• The Art Budget, including detailed costs associated with building, architectural and 
engineering fees, tenant improvements, land value (if appropriate), projected rent (if 
the building will not be owned by the non-profit entity), and other costs used to verify 
expenditure of the full 1% requirement.  

• Legal agreements providing adequate assurances of continuing cultural use throughout 
the term of commitment. Such assurances may take the form of secured contractual 
commitments, a covenant in perpetuity, an irrevocable trust fund financing plan, 
conditional use or zoning restriction, ground-lease covenants, or other binding use 
restriction which assures that the property and/or improvements will be dedicated to 
public and/or non-profit cultural purposes. 

 
G. Cultural Trust Fund Contribution 

Cultural Trust Funds are interest-bearing accounts 
administered and managed by the CRA/LA that 
support public art projects resulting in visual 
enhancements to the redevelopment project area, 
or support Cultural Facilities that attract visitors to 
the project area or serve the local community. A 
developer may commit the total art obligation to a 
Cultural Trust Fund for the redevelopment project 
area in which the development is located. 
Developers who do not submit an Art Plan within 
the approved Schedule of Performance maybe 
required to forgo an Art Plan and instead submit 
the full 1% developer art obligation to a Cultural 
Trust Fund. Retrofit of an Art Plan into a completed project will be discouraged. The 
Cultural Trust Fund contribution shall be made no later than the project's Permit Date for 
demolition, grading, and construction work. The due date, therefore, will be referred to as 
the Permit Date. 

 
The Lankershim Arts Center was 

renovated with funds from the NoHo 
Cultural Trust Fund. 
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H. Review and Evaluation of Art Plans 
Developer Art Plans will be submitted to and reviewed by Art Program staff and may be 
presented to an Art Advisory Panel at two stages of design, schematic and final. The 
CRA/LA Board of Commissioners shall approve Art Plans at the schematic stage, but not 
before the artist’s ideas are well developed and good visual representations of the artwork 
in relation to the project are available. Art Program staff, Art Advisory Panels, and the 
Board will use the following criteria for evaluating an Art Plan for On-Site Art:  
• Art Plan adheres to Art Policy and the Developer Guide; 
• Art Plan achieves Art Policy and Agency goals; 
• Artwork design is of high quality and has artistic merit; 
• Art Plan is appropriate in terms of scale, material and components relative to the 

development’s architecture; 
• Artwork is located within the development project in a location or locations with 

adequate public accessibility; 
• Artwork has long-term durability against vandalism, weather and theft; and 
• Artist’s achievements, experience, education, and recognition are consistent with the 

scale and complexity of the artwork design. 
 
Art Program staff, Art Advisory Panels, and the Board shall use the following additional criteria 
for evaluating an Art Plan for a Cultural Facility: 
• A need for such a Facility has been clearly demonstrated through an independent 

study; 
• The Facility meets national standards and is sited appropriately within the development 

project area and the redevelopment project area; 
• The managing cultural organization has demonstrated financial capability to 

successfully operate the Facility in the short- and long-term; 
• The parties are committed to negotiating all details regarding ownership, management, 

costs, rights over development, and management of the Facility; and 
• Agreements will ensure that the Facility will be reserved for public or non-profit cultural 

activity throughout the term of the commitment. 
 
No part of this review and approval process shall operate to restrict or prohibit any 
ideological, political or non-commercial message which is a part of any Art Plan submitted 
by the Developer.  
 

I. Covenant for Long-Term Artwork Maintenance
During the Certificate of Completion process for the development project, the developer 
will be required to enter into a covenant agreement obligating the developer to maintain the 
artwork over the life of the artwork unless otherwise negotiated and approved by the 
CRA/LA Board of Commissioners.  The covenant will be for the benefit of, and be 
approved by, CRA/LA and the City.5    

 
 

VI - CRA/LA OBLIGATION 
 
This section summarizes the CRA/LA’s commitment to public art for Agency-Initiated projects, 
which parallel the basic requirements placed on private developments. It also addresses how 

                                                 
5 CRA/LA has authority over the covenant for the duration of land use controls of the relevant redevelopment plan and 
therefore the City will be the responsible party after that point in time.  
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artists are selected and who serves on panels that select artists.  
 
A. Agency-Initiated Projects 

Susan Stinsmuehlen-Amend 
collaborated on the design of 

Hollywood Streetscape improvements 
including this crosswalk and public 

gathering area.  

In keeping with the requirement it imposes on private 
developers, and to match the commitment made by 
the City to set aside 1% of all public works projects 
for art, 6 the CRA/LA shall obligate for public art at 
least 1% of project development cost on all new 
Agency-Initiated projects. This obligation applies to 
projects where the CRA/LA is the developer or 
manager as well as those projects that are jointly 
developed by the Agency and a municipal 
department, agency, or authority. Projects with total 
costs less than $500,000 or with little to no public 
accessibility shall be exempt. However, Agency staff 
should consider artists as a valuable resource and may, with guidance from Art Program 
staff, seek to engage artists in projects of all sizes and scopes. Budgets may be in excess 
of the 1% requirements where appropriate (i.e., in arts districts where public art can 
reinforce district identity or where a high-level of community participation in a public project 
is sought).  

 
B. Artist Selection Process  

Three selection methods are available for artist selection, open, invitational, and direct 
(allowable only if justified). In most cases the open method will be used, which invites all 
artists to submit qualification or proposals for a project. Art Program staff will work with 
CRA/LA redevelopment project area staff to determine any eligibility limitations. These 
limitations may be imposed based on the funding source, the budget size, location within 
the city, expectations for community involvement, and adherence to Policy goals. 
Invitational or direct selections may be appropriate for projects with extremely aggressive 
schedules, where there is community consensus around an artist or list of artists to be 
considered, or where a high-level of experience or a specific type of experience is 
required. Shortlists for specific project types assembled by artist selection panels after an 
open selection process (i.e., streetscapes, parks, etc.) may be used for a fixed number of 
years.  

 
C.  Artist Selection Panels   

Artist Selection Panels will be comprised of a combination of professional artists, arts and 
design professionals, community representatives or stakeholders, and city department 
representatives, if appropriate, appointed by Art Program staff. If the artist is expected to 
collaborate with a design professional, that design professional should actively participate 
in the artist selection process and be a voting or advisory member. If the artist is selected 
before the design professional, the artist should participate in reviews of qualifications and 
interviews of design professionals being considered for the project.    
 

D. Artwork Maintenance 
Since redevelopment areas are established for fixed time periods, the Agency cannot be in 
the business of owning artwork in the long-term. Projects initiated by the Agency should 
ultimately be turned over to another entity for ownership, such as a Business Improvement 

                                                 
6 Los Angeles Administrative Code Article 2, Section 19.85. 
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District, the City, or a private owner (See the Art Program Guide Procedures for details and 
processes). 
 
 

VII - CULTURAL TRUST FUNDS 
 

A. Establishment of Cultural Trust Funds 
Redevelopment project areas with development projects requiring art obligations that 
result in deposits to a Cultural Trust Fund will establish an interest-bearing Cultural 
Trust Fund named after that area (e.g., Hollywood Cultural Trust Fund). The fund will 
contain developer contributions and any other funds that are contributed or allocated to 
the fund. Cultural Trust Funds shall be carefully monitored by Agency staff to ensure 
that developer receipts and project expenditures are accurately recorded and are 
approved by the Art Program staff, Art Advisory Panels (PAC/CACs where applicable), 
or the CRA/LA Board of Commissioners. Management costs, staff labor, and 
administrative charges shall not exceed 15% of total fund revenues.  

 
B.  Cultural Trust Fund Projects 

Cultural Trust Funds provide redevelopment 
project areas with resources for projects involving 
artists and the arts that could otherwise not be 
accomplished. It is not intended that these funds 
be used for programming and operating grants or 
for objectives more reasonably funded by others, 
such as the Cultural Affairs Department, or other 
arts funders. Art Advisory Panels shall guide 
Cultural Trust Fund projects, or in redevelopment 
areas where panels have not been established 
PACs or CACs will guide them. The Panel or 
PAC/CAC shall be asked to develop priorities for 
projects that it, on behalf of the community, sees 
as important to change, enhance, or energize the 
visual environment. Council Offices, the Mayor’s 
Office, and Neighborhood Councils play vital 
roles in efforts to revitalize communities and bring 
arts and cultural experiences to their 
constituencies. Input and guidance will be sought from each to identify and initiate 
Cultural Trust Fund projects. On a case-by-case basis, projects outside a 
redevelopment area may be supported. Projects funded by Cultural Trust Funds will be 
measured first by how they serve the revitalization mission of the CRA/LA and second 
how they meet the goals and objectives of the Art Policy.  

 
 

 
 

Many Cultural Trust Fund projects reinforce 
neighborhood identity like the Night Art 

Gallery project by the Hollywood 
Beautification Team which added murals to 

roll-down doors. 

VIII - DEVELOPER AND ART PROGRAM GUIDES 
 
A Developer Guide has been prepared to assist developers and their representatives in 
understanding the Art Policy and how it applies to their development. It outlines choices, steps, 
required submittals, approvals, and key milestones. The Guide contains procedures which detail 
key components, for example, eligible and ineligible costs, and should be consulted for a more 
thorough understanding of CRA/LA requirements.   
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An Art Program Guide has been prepared to assist Agency staff in implementation of Agency-
Initiated public art projects or Cultural Trust Fund financed projects, oversight of Cultural Trust 
Funds, interface with advisory panels, and coordination with the Cultural Affairs Department. 
Procedures address artist selection processes, panel membership and term limits, project 
approvals and forms, planning for future maintenance, plaques, and public information.   
 
The Developer and Art Program Guides may be changed upon approval of the CRA/LA CEO, as 
necessary, so long as such changes are consistent with the intent and practice of this Policy.   
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Introduction 
 
Under the Community Redevelopment Law of the State of California, the Community 
Redevelopment Agency of the City of Los Angeles may enter into contracts or other 
agreements with developers of property to assist in the acquisition or the improvement 
of such property to eliminate blight.  The Agency is also empowered to enter into 
agreements with owners of property in redevelopment project areas to develop their 
property pursuant to the requirements of adopted redevelopment plans.  In all such 
agreements, the Agency may require the private owner or developer to comply with 
conditions which the Agency deems necessary to carry out the purposes of the 
Community Redevelopment Law. 
 
Under certain circumstances, the Agency may provide funding which has been obtained 
from the Federal Government for use by private developers or owners in the 
development of their property. In such cases, the federal grant or loan or mortgage 
assistance program may require that construction work performed in such projects 
comply with the requirements of the Davis-Bacon Act (40 U.S.C. 276 et. seq.), which 
requires the payment of wages to laborers and mechanics at a rate not less than the 
minimum wage specified by the Secretary of Labor in periodic wage rate 
determinations. 
 
In addition, whenever the, Agency contracts directly for public works improvements, the 
contractor is required by pertinent State law provisions to pay not less than the 
prevailing rate of wages to workers employed on the public work. 
 
The public purposes which underlie both the Davis-Bacon Act and the State prevailing 
wage requirements apply no less to work performed on a project which is the subject of 
an agreement between the Agency and a private developer or owner. Those purposes 
include protecting the employees of contractors on public projects from substandard 
wages, promoting the hiring of a local labor force, and ensuring, to the extent possible, 
that the quality of the work to be performed will not be compromised by the payment of 
less than the prevailing rate of wages. That is, developers who seek Agency 
assistance, or property owners who wish to develop their property pursuant to an owner 
participation agreement, should not be permitted to pay, or to allow their contractors or 
subcontractors to pay less than the prevailing rate of wages for work performed 
pursuant to an agreement with the Agency. 
 
The Legislature has declared that the redevelopment of blighted areas and the 
provisions for appropriate construction policies in them constitute public uses and 
purposes and are governmental functions of state concern in the interest of health, 
safety and welfare of the people of the State and of the communities in which the 
blighted areas exist. The Legislature has further declared that genuine employment 
opportunities for all the people of the State are vital to the States peace and prosperity, 
and that a fundamental purpose of redevelopment is to expand employment 
opportunities for jobless, underemployed and low-income persons.  Therefore, the 
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Agency has determined that the application of prevailing wage requirements to private 
developers or owners of property who enter into agreements with the Agency for the 
development of such property is a necessary condition in carrying out the purposes of 
the Community Redevelopment Law. 
 
I. Statement of Policy 
 

It is the policy of the Agency that any developer or Owner of property who enters 
into a Agreement with the Agency for the development of such property shall pay 
or cause to be paid to all workers employed in connection with the development 
of such property, not less then than the prevailing rates of wages, as provided in 
the statutes applicable to the Agency public works contracts, including without 
limitation Section 33423-33426 of the California Health and Safety Code and 
Sections 1770-1780 of California Labor Code.  However, notwithstanding the 
foregoing, this policy shall not apply to the payment of wages to such workers 
who have not approved by and are appropriately registered in a Starting 
Apprenticeship Program administered by the Building Trades.  Those workers 
shall be paid at the rate of wages prescribed by the appropriate collective 
bargaining agreement in effect for such trade; provided a list of current enrollees 
in the Program has been submitted to the Agency for review.  In addition, the 
foregoing Agency Policy shall not apply to Agreements in which the total 
aggregate cost of construction does not exceed $250,000 in the case of 
residential development, and $100,000 in the case of non-residential 
developments.  However, notwithstanding the foregoing, a special residential 
wage rate established by the State of California, Department of Industrial 
Relations, Division of Labor Statistics and Research for public projects, may be 
paid to those trade-crafts or classifications performing work on Agency 
sponsored residential projects in which a developer or contractor has requested 
and received approval from the Agency to pay. 

 
In the case of an Agreement with the Agency which involves the use of federal 
funds, such use shall be subject to the prevailing wage requirements, if any, 
mandated by the federal program legislation by which such funds are authorized. 
In the case of construction work financed in whole or in part with assistance 
provided under the Community Development Block Grant ("CDBG") program of 
the United States Department of Housing and Urban Development, the Davis 
Bacon Act applies to any Agreement with the Agency which involves CDBG 
funds in the amount of $2,000 or more. ' However, this CDBG requirement 
applies to the rehabilitation of residential property only if such property is 
designed for residential use of eight or more families. 

 
2. Construction of Terms and Phrases 
 

For purposes of implementing this policy, the following shall apply: 
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(a) The phrase "developer or owner" means any person, corporation, 
partnership, joint venture, association or entity regardless of form, whether 
public or private, for-profit or not-for-profit, which enters into an Agreement 
with the Agency, as hereinafter defined. 

 
(b) The phrase "an Agreement with the Agency" means any disposition and 

development agreement, owner participation agreement, development 
agreement, loan agreement, rehabilitation agreement, agreement for the 
sale of land or any other agreement to which the Agency is a party, 
regardless of form or title, whereby a developer or owner of property in the 
City of Los Angeles agrees to develop or cause the development of such 
property.  An Agreement in which the Agency agrees to subsidize or 
guarantee a rehabilitation loan to be made to a developer or owner by a 
lending institution shall be deemed "an Agreement with the Agency" for 
purposes of this policy.  However, to the extent that an Agreement with 
the Agency provides for the use of federal financial assistance, this policy 
is not intended to supersede the prevailing wage requirements, if any, 
mandated by the federal grant, loan or mortgage insurance program 
legislation by which such assistance is authorized, but shall be deemed to 
be supplementary to such requirements. 

 
(c) The phrase "the development of property" means any demolition, 

construction, rehabilitation, reconstruction or other work of improvement to 
be performed by or on behalf of an owner or developer in accordance with 
an Agreement with the Agency. 

 
(d) The phase "all workers employed in connection with the development of 

such property" shall mean and refer to each craft, classification or type of 
worker, as determined by the rules and regulations of the California 
Department of Industrial Relations, actually employed by the developer or 
owner, or by a contractor or subcontractor, to perform labor or services in 
connection with the development of the property.  In the case of a family 
owned business which employs family members, who have an ownership 
interest in such business, such family members shall not be deemed to be 
"workers employed in connection with the development of such property" 
for purposes of this policy. 

 
(e) The phrase "prevailing rates of wages" means the general prevailing rate 

of per diem wages in the locality in which the work is performed, for each 
craft or type of worker needed to perform the work, and the general 
prevailing rate for regular, holiday and overtime work in the locality, for 
each craft or type of worker needed to perform the work, as provided to 
the Agency by the California Department of Industrial Relations pursuant 
to Section 1773 of the Labor Code. 
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(f) The phrase "total aggregate cost of construction" means the total sum of 
costs incurred by the developer or owner in connection with the 
development of property which is the subject of an Agreement with the 
Agency, excluding the cost of acquiring the property and also excluding 
the cost of tenant improvements which are not paid for by the developer 
or owner, and which are constructed under contract with a contractor 
other than the general contractor or a sub-contractor already on the job.  
The intent of this Policy is to cover only non-excluded initial tenant 
improvements which are part of the construction or substantial 
rehabilitation contemplated in the Agreement with the Agency. The "total 
aggregate cost of construction includes, without limitation, the cost to the 
developer or owner of contractors" services, architectural and engineering 
services, materials, direct labor and all other costs which are customarily 
considered to be costs of construction. In the case of multiple projects 
which are functionally or substantively related, Agency staff shall 
determine whether the purposes to be served by this policy require that 
the costs incurred with respect to such projects must be combined in 
determining the "total aggregate cost of construction." 

 
3. Implementation of Policy 

 
This policy shall be implemented and enforced by Agency staff as follows: 

 
(a) Every Agreement with the Agency to which this policy applies shall 

contain a provision whereby the developer or owner shall agree to pay or 
cause to be paid to all workers employed in connection with the 
development of the property. not less than the prevailing rates of wages, 
as provided in the statutes applicable to Agency public works contracts, 
including without limitation Sections 33423-33426 of the California Health 
and Safety Code and Sections 1770-1780 of the California Labor Code. 
Every Agreement with the Agency to which this policy applies shall also 
contain a provision incorporating this policy by reference. 

 
(b) Every owner or developer entering into an Agreement with the Agency to 

which this policy applies shall include, in all contracts for work relating to 
the development of the property to which the Agreement applies, a 
provision whereby the contractor shall agree to pay and shall cause its 
subcontractors to pay all workers employed in connection with such 
contact or subcontract not less than the prevailing rates of wages, as 
provided in the statutes applicable to Agency. public works contracts, 
including without limitation Sections 33423-33426 of the California Health 
and Safety Code and Sections 1770-1780 of the California Labor Code. 

 
(c) Prior to the execution of any Agreement with the Agency to which this 

policy applies, Agency staff shall provide a copy of this policy to the owner 
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or developer. It shall be the obligation of the developer or owner to 
provide copies of this policy to its contractors and subcontractors. 

 
(d) Prior to the commencement of construction, and as soon as 

practicable, Agency staff shall hold an orientation meeting with any owner 
or developer who enters into an Agreement with the Agency to which this 
policy applies, and with the General Contractor of such owner or 
developer in order to explain such matters as the specific rates of wages 
to be paid to workers employed in connection with the development of the 
property, preconstruction conference requirements, record keeping and 
reporting requirements necessary for the evaluation of an owner or 
developer's compliance with this policy. 

 
4. Enforcement 
 

(a) Every owner or developer entering into an Agreement with the Agency to 
which this policy applies shall maintain or cause its contractors and 
subcontractors to maintain an accurate record showing the name, 
occupation and actual per diem, regular, overtime and holiday wages paid 
to each worker and fringe benefits (as appropriate) paid to or on behalf of 
each worker employed in connection with the development of the 
property, the hours worked by such workers and amounts withheld 
pursuant to law. It shall be the responsibility of the owner or developer to 
maintain such records in the event that its contractors or subcontractors 
do not maintain such records.  Such records shall be open for inspection 
by Agency staff at reasonable hours. 

 
(b) Agency staff shall periodically monitor compliance with this policy by 

inspecting payroll records, interviewing workers at the construction site or 
by other similar means. Any owner or developer entering into an 
Agreement with the Agency to which this policy applies shall cooperate 
with Agency staff in carrying out this policy. 

 
(c) Agency staff shall promptly and thoroughly investigate any claim made by 

a worker that less than prevailing wages were paid for work performed in 
connection with the development of property to which this policy applies. 
Any owner or developer entering into an Agreement with the Agency to 
which this policy applies shall cooperate with and cause its contractors 
and subcontractors to cooperate with Agency staff in carrying out such 
investigation, and shall promptly pay or cause its contractors or 
subcontractors to pay any amount determined by Agency staff to be the 
difference between the applicable prevailing wage for the number of hours 
worked by the claimant and the amount actually paid to the claimant. At 
the request of Agency staff, an owner or developer shall withhold funds 
from its contractor, or cause its contractor to withhold funds from a 

EXHIBIT G - PREVAILING WAGES



 7 

subcontractor, prior to the completion of such investigation, to ensure that 
the amount of such restitution, if required, is available. 

 
(d) In the event that the Agency staff determines that a contractor or 

subcontractor has violated any provision of this policy, the developer or 
owner and Agency staff shall agree on appropriate measures, in addition 
to restitution, to ensure that such contractor or subcontractor complies 
with this policy. Such measures may include, without limitation, a 
requirement that during the contract period the owner or developer 
withhold funds from the contractor or cause the contractor to withhold 
funds from the subcontractor, or that the contractor post a bond or provide 
a letter of credit or other security in an amount sufficient to ensure that 
workers employed in connection with such contract or subcontract receive 
the prevailing rates of wages for the work to be performed. Any owner or 
developer entering into an Agreement with the Agency to which this policy 
applies shall include in its contracts and require its contractors to include 
in subcontracts, appropriate provisions by which the provisions of this 
paragraph may be carried out. 

 
(e) In the event of a dispute between the owner or developer, or its 

contractors or subcontractors, or a claimant, and the Agency staff with 
respect to an Agency staff determination, the owner or developer, or its 
contractors or subcontractors, or the claimant, as the case may be, shall 
have the opportunity to bring the dispute before the Agency Board for 
review.  The Agency Board may take such action as it deems appropriate, 
including: (i) affirming the Agency staff determination; (ii) referring the 
matter back to Agency staff for further investigation; (iii) reversing or 
modifying the Agency staff determination; (iv) directing the Agency staff to 
appoint an independent hearing examiner for further investigation; or (v) 
such other action as the Board may deem appropriate under the 
circumstances. 

 
(f) Penalties.  In addition to any restitution required by this Policy and/or 

applicable law, any developer or owner determined by the Agency to have 
violated any provision of this Policy, shall forthwith pay the following as a 
penalty to the Agency: 

 
(1) Payment of less than Prevailing Wages: 

 
$50 per calendar day, or portion thereof, for each worker paid less 
than prevailing wages. 

 
(2) Failure to Provide all requested Records and/or Provide Access to 

Job Site or Workers: 
 

$5,000 per day, or portion thereof. 
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The provisions of this section 4.(f) shall be included verbatim in the clause required by 
Section 3.(a) for Agreements with the Agency, and in the clause required by Section 
3.(b) for owner and developer agreements. 
 
5. Sanctions 
 

Any developer or owner determined by the Agency to have paid less than 
prevailing wages for work performed in connection with the development of 
property to which this policy applies, or whose contractors or subcontractors 
have been found to have paid less than the prevailing rate of wages, shall 
promptly pay or cause its contractors or subcontractors to pay restitution to any 
worker to whom wages less than the prevailing rate have been paid. The amount 
of such restitution shall be the difference between the applicable prevailing wage 
rate for the number of hours the claimant was found to have worked and the 
amount actually paid to the worker. In the event that such restitution is not 
promptly made, Agency staff may refer the matter to the State Department of 
Industrial Relations or other appropriate governmental agency or licensing board 
for further action. In the event that the Agency staff determines that there is a 
pattern of noncompliance with this policy by any owner or developer, or its 
contractors or subcontractors, the Agency staff may refer to the State 
Department of Industrial Relations or other appropriate governmental agency or 
licensing board for further action. Moreover, in the event that the Agency 
Agreement involves any direct Agency assistance to the developer or owner, 
including without limitation, financial assistance, or discretionary Agency action 
such as the grant of a variation from requirements of the redevelopment plan, or 
other Agency consideration, the failure by the developer to comply with this 
policy shall be deemed to be a breach of contract, authorizing the Agency to take 
all appropriate action, including rescission of the Agreement, or to seek judicial 
relief for damages or injunctive relief. 

 
6. Waivers 
 

The Agency Board reserves the right, in its sole discretion, to waive or modify 
any provision of this policy with respect to any project, upon a showing that the 
interests to be served by this policy and the purposes generally of the 
Community Redevelopment Law will not be adversely affected by such waiver or 
modification. 
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OFFICIAL BUSINESS 

Document entitled to free 

recording per Government 

Code Section 6103 

RECORDING REQUESTED BY 

AND WHEN RECORDED RETURN TO: 

CRA/LA, a Designated Local Authority 

448 S. Hill Street, Suite 1200 

Los Angeles, CA  90013 

Attn: Records Department 

MEMORANDUM OF 

DISPOSITION AND DEVELOPMENT AGREEMENT 

THIS DISPOSITION AND DEVELOPMENT AGREEMENT (the “Memorandum”) 

is made this    day of   , 2018,  by and between CRA/LA, a Designated 

Local Authority, a public body formed under California Health and Safety Code Section 

34173(d)(3) (“CRA/LA) and successor to The Community Redevelopment Agency of the City of 

Los Angeles (the "Former Agency"), and Summitrose Investments, LP (“Developer”). 

This Memorandum is to confirm that CRA/LA and Developer have entered into that 

certain Disposition and Development Agreement (“DDA”) dated as of ___________, 2018. The 

DDA imposes certain conditions on the real property described in Exhibit A attached hereto and 

incorporated herein (“Property”). 

This Memorandum shall incorporate herein all of the terms and provisions of the DDA as 

though fully set forth herein.  This Memorandum is solely for recording purposes and shall not 

be construed to alter, modify, amend or supplement the DDA, of which this is a memorandum. 

This Memorandum may be executed in multiple originals, each of which is deemed to be 

an original, and may be signed in counterparts. 

[SIGNATURES ON NEXT PAGE] 
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IN WITNESS WHEREOF, CRA/LA and Developer have caused their duly authorized 

representatives to execute this Memorandum as of the date first written above. 

CRA/LA: 

CRA/LA, A DESIGNATED LOCAL 

AUTHORITY 

By: _________________________________ 

Name: Estevan Valenzuela 

Title: Chief Executive Officer 

APPROVED AS TO FORM 

GOLDFARB & LIPMAN LLP 

By: 

Thomas H. Webber 

CRA/LA Counsel 

DEVELOPER: 

By: _________________________________ 

Name: ______________________________ 

Title: ________________________________ 
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 EXHIBIT A 

LEGAL DESCRIPTION OF THE PROPERTY 

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF LOS 

ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS: 

PARCEL 1: 

LOTS 301 AND 302 OF TRACT NO. 5780, IN THE CITY OF LOS ANGELES, COUNTY OF LOS 

ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 66, PAGES 91 TO 95 

INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. 

EXCEPT THE SOUTH 70.1 FEET OF SAID LOTS. 

ALSO EXCEPT FROM LOT 301 THE RIGHT TO ANY DEPOSITS OF OIL, GAS OR OTHER 

HYDROCARBON SUBSTANCES, WITHOUT HOWEVER THE RIGHT OF ENTRY THERETO, AS 

RESERVED IN THE DEED FROM TITLE GUARANTEE AND TRUST COMPANY, RECORDED IN 

BOOK 16941, PAGE 378, OF OFFICIAL RECORDS.  

ALSO EXCEPT THE RIGHT TO ANY DEPOSITS OF OIL, GAS OR OTHER HYDROCARBON 

SUBSTANCES AND WATER UNDERLYING SAID LAND WITHOUT, THE RIGHT OF ENTRY 

THERETO, AS RESERVED IN THE DEED FROM ARTESIA WATER COMPANY, RECORDED 

SEPTEMBER 30, 1942, IN BOOK 19598, PAGE 177, OFFICIAL RECORDS. 

PARCEL 2: 

LOT 303 OF TRACT NO. 5780, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, 

STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 66, PAGES 91 TO 95 INCLUSIVE 

OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. 

EXCEPT FROM SAID LOT, ALL OIL, GAS OR OTHER HYDROCARBON SUBSTANCES 

UNDERLYING SAID LAND BUT WITHOUT ANY RIGHT OF ENTRY, AS RESERVED IN THE 

DEED RECORDED IN BOOK 18804, PAGE 275, OFFICIAL RECORDS. 

PARCEL 3: 

LOTS 304 AND 305, OF TRACT NO. 5780, IN THE CITY OF LOS ANGELES, COUNTY OF LOS 

ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 66, PAGES 91 TO 95 

INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. 

EXCEPT FROM SAID LAND, THE RIGHT TO ANY DEPOSITS OF OIL, GAS, OR OTHER 

HYDROCARBON SUBSTANCES UNDERLYING SAID LAND, BUT WITHOUT THE RIGHT OF 

ENTRY FOR DEVELOPMENT OF SAME, AS RESERVED IN THE DEED FROM TITLE 

GUARANTEE AND TRUST COMPANY, TRUSTEE UNDER ITS TRUST NO. S-816-H, RECORDED 

JANUARY 24, 1941, IN BOOK 18082, PAGE 129, OFFICIAL RECORDS. 

APN: 5046-004-900, 901 and 902 
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ATTACHMENT B 
TRANSACTION SUMMARY

Asset ID 
No. Location Project Area

Fair Reuse 
Value Buyer

1 87 3900 W. Jefferson 
Blvd.

Mid-City $166,000 Summitrose 
Investments, LP

Total $166,000
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SCALE :  1/16" = 1'-0" 1SITE 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"

TRANSITIONAL HEIGHT:
DISTANCE HEIGHT
0 TO 49 FEET 25 FEET
50 TO 99 FEET 33 FEET
100 TO 199 FEET 61 FEET

SETBACKS:
FRONT: 0 FEET
REAR: 3'-0" FROM "R" USES
SIDE: 3'-0" FROM "R" USES

FRONTAGE ( REQUIRED)
75 %  (LOT WIDTH) = .75 ( 261'-6") = 196'-0"

FRONTAGE (PROVIDED)
FRONTAGE 1 + FRONTAGE 2 = 198'

BUILDING AREA SUMMARY
GROUND LEVEL  6,260  S.F.
SECOND LEVEL         10,430  S.F.
THIRD LEVEL   7,700 S.F.
TOTAL BLDG AREA 24,390 S.F.

LEASABLE AREA
GROUND LEVEL

RESTAURANT  2,575 S.F.
RETAIL  3,135 S.F.

SECOND LEVEL
OFFICE         10,430 S.F.

THIRD LEVEL
OFFICE  7,700 S.F.

TOTAL LEASABLE AREA 23,840 S.F.

PARKING REQUIRED

RESTAURANT-2,575 S.F. @1/100: 26 SPACES
RETAIL-3,135 S.F. @1/250: 13 SPACES
OFFICES AND MEDICAL OFFICES
IN ENTERPRIZE ZONE -18,130 S.F. @1/500: 37 SPACES
TOTAL 76 SPACES ( REQUIRED)

PARKING PROVIDED

B1 BASEMENT PARKING: 56 SPACES
GROUND LEVEL: 37 SPACES
TOTAL 93 SPACES ( PROVIDED )

A101

SITE PLAN

SITE 

VICINITY MAP

PROJECT DATA
OWNER
Summitrose Investments, LP 
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

A400 BUILDING & WALL SECTION
A500 MATERIAL BOARD
A600 PERSPECTIVE

SUMMIT ROSE
INVESTMENTS, LP
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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).

ATTACHMENT E - SECTION 52201 SUMMARY REPORT

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 

SUMMITROSE INVESTMENTS, INC. 

The following Summary Report sets forth certain details of the proposed Disposition and 
Development Agreement (Agreement) between the CRA/LA (Authority) and Summitrose 
Investments, 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: 
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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

ATTACHMENT E - SECTION 52201 SUMMARY REPORT



                                                                                 Page 3 
 

18005002:LACRA:KEE 
15856.107.001:5/1/2018 

 

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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