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April 13, 2015 

 

Via E-mail 

 

Los Angeles City Council and its 

Planning and Land Use Management Committee 

c/o:  Sharon Gin, Legislative Assistant 

Office of the City Clerk 

200 N. Spring Street, Room 360  

Los Angeles, CA 90012 

E-mail: Sharon.Gin@lacity.org  

 

Re: PLUM Committee April 14th Agenda Item No. 11 and City 

Council April 15th Agenda Item No. 32, Onni “Olive” Project 

(Council File No. 14-1547) 

 

Dear Members of the PLUM Committee and City Council: 

 

This week you will consider a proposed 50-story high-rise project at 820 

South Olive Street in downtown Los Angeles, proposed by Onni Real Estate Group 

of Vancouver, Canada.  The first issue is whether the project should receive a 

transfer of floor area rights (TFAR) from the Los Angeles Convention Center at the 

proposed sale price.  The second issue is whether the Planning Commission abused 

its discretion when it granted variances and other deviations from the City’s 

development standards.   

 

 The Coalition for Responsible Equitable Economic Development (CREED LA) 

urges you to deny the requested transfer of floor area rights at the proposed price, 

and direct that an appraisal be prepared for the project site that reflects the fair 

market value of the property on the date Onni submitted its TFAR application.  We 

also urge you to grant CREED LA’s appeal and reverse the Planning Commission’s 

approval of variances and other concessions for the project.  This appeal presents 

six issues:   
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1.   TFAR Public Benefit Payment Was Under-Calculated by $3.5 Million: 

 

 As explained in the attached letter from real estate expert Thomas Jirovsky, 

the City improperly used the sale price for the project site, and as a result the 

Public Benefit Payment was under-calculated by approximately $3.5 million.  

The TFAR ordinance allows the sale price to be used if the site was sold 

through an independent third-party transaction.  According to the City’s 

TFAR application this means there was “no other consideration (monetary or 

nonmonetary)” than the sale price to induce the seller to enter into the sale.  

 

 The project site was previously owned by Meruelo Maddux Properties (now 

Evoq Properties).  Onni purchased the property during Meruelo Maddux’s 

backruptcy proceeding, as a parking lot for the Union Lofts building.  Onni 

and its appraiser have acknowledged that Onni purchased the Union Lofts 

and the project site in conjunction with one another, and the project site was 

sold for well under market value. 

 

 The project site sold for only $138 per square foot, half as much as the next 

lowest comparable land sale downtown.  The sale was not an independent 

transaction.  Onni provided additional consideration to Meruelo Maddux in 

the form of its total $34 million purchase of the Union Lofts and the parking 

lot site.  The very low sale price of the project site was not the result of an 

independent transaction for which no other consideration was provided. 

 

 The Public Benefit Payment must instead be calculated using the appraised 

fair market value of the project site, on the date the TFAR application was 

submitted.  According to Mr. Jirovsky, even with a 20% discount in the 

average price per square foot for comparable land sales, Onni’s Public Benefit 

Payment should be approximately $3.5 million higher than Onni proposes.  

An appraisal must be prepared. 

 

2.  “Transit Area Mixed Use Project” Designation Further Reduced TFAR  

 

 The March 13, 2015 letter from John Whitaker on behalf of Onni misstates 

the “practical impact” of designating the project as a Transit Area Mixed Use 

Project under the TFAR ordinance.  This designation allows Onni to spend 

less on required TFAR credits, not more.  Onni’s letter suggests that 

designating the project as a Transit Area Mixed Use Project simply increased 
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the “maximum TFAR” credits Onni could purchase.  In reality, the project is 

nowhere close to the maximum TFAR floor-to-area ratio (FAR) of 13:1.  The 

project only seeks a 10.6:1 FAR.  Onni’s letter is misleading and incorrect.     

 

 What the designation does achieve is a bigger lot area, which means more of 

the project’s square footage falls within the existing 6:1 FAR, and fewer 

TFAR credits are required to achieve the final floor area.  Onni initially 

proposed to purchase 5,778 more TFAR credits using the actual lot area 

(38,958 square feet), but the City allowed a larger site footprint (39,921 

square feet) under the designation, reducing the required TFAR credits. 

 

 A Transit Area Mixed Use Project “meets the standards and guidelines in the 

Downtown Design Guide.”  Onni’s project does not meet this condition and 

does not qualify for designation.  The Downtown Design Guide requires 75% 

of the project’s street frontage (excluding vehicle access) to be retail frontage.  

For the first time, Onni argues that the project meets this standard, but  

planning staff was very clear that the project does not meet the standard: 

 
“One of the conditions of approval as part of the TFAR entitlement is that 

the project shall comply with the Downtown Design Guidelines.  Within the 

Guidelines are a series of ‘shalls’ and ‘shoulds’.  This project is located on a 

retail street, which requires (so it’s a ‘shall’) that projects have a certain 

amount of retail frontage, depth, and height, that this project does not 

comply with. …  The 75% street frontage is exclusive of the driveway width, 

so you subtract out the driveway and you still have about 50% [retail] on 

one side and 25% on the other …  Staff discussed with the applicant having 

a driveway just on the Hill Street side, and instead the driveway goes all 

the way through to Olive Street. …  The location of the short-term bike 

storage is supposed to be visible from the sidewalk.  They can actually 

provide some on the sidewalk, per the code, if they get DOT approval to put 

in [bicycle] racks on the sidewalk. …  We also have the transformer, [which 

requires] access.”1 

 

 The project site plan shows that a large part of the project’s street  

frontage is dedicated to bicycle storage areas that are sited together with 

flow-through planters, landscaped courtyards, and large stairwells (25% of 

frontage on Hill Street and 28% on Olive Street is labeled short term bike 

                                            
1 Staff at Planning Commission hearing October 9, 2014, discussion at Video Part II, minute 9:08. 
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storage).  There is no question that these elaborate bicycle parking areas 

could be reduced in size to meet the retail frontage requirements.  Onni 

proposed no sidewalk bicycle parking whatsoever, opted for a two-street 

vehicle access driveway that is not required, and located its electrical 

transformer along the street frontage rather than providing access from the 

driveway.  In any case, as noted by staff, and contrary to Onni’s assertion, the 

large courtyards and stairwells that include bicycle parking do not qualify for 

exclusion from the total frontage that must include 75% retail.  The project 

does not meet the Downtown Design Guide standards.    

 

 The Downtown Design Guide also requires 80 feet spacing between existing 

or possible future high-rise towers:  “Where there is no existing adjacent 

tower, but one could be constructed in the future, the proposed tower must be 

40 feet from an interior property line.”  The project is located less than 9 feet 

from its southern boundary with 808 S. Olive Street, a parking structure that 

could be used for a future tower.  Onni’s letter asserts that “future towers are 

considered” on this property and would be located on 8th Street, north of the 

parking structure and far from Onni’s tower.  There is absolutely no evidence 

that this true, and certainly no concrete proposal.  In fact, the parking 

structure was purchased by the Moinian Group in 2006 for $26.5 million, and 

it was assumed that the high purchase price reflected the land value for a 

new development.  Regardless of Onni’s speculation, the Project simply does 

not meet the 40-foot setback standard in the Downtown Design Guide, and 

therefore the Project should not be considered a Transit Area Mixed Use 

Project.  The TFAR payment must be recalculated using the actual lot area 

and not the extended lot area under the Transit Area Mixed Use Project 

designation.   

 

3. 40% Compact Parking with Tandem Spaces Should Not Be Allowed 

 

 Onni’s letter alleges practical difficulties and unnecessary hardships in 

meeting the City’s parking requirement.  First, new above-ground parking 

levels must be lined with habitable space.  This is not a difficulty, as Onni 

already proposes three parking levels lined with habitable space along Olive 

Street and two levels lined with habitable space along Olive and Hill Streets.  

These parking levels provide up to 11 residential units each, whereas the 

residential tower levels provide only 14 to 15 units.  Adding new parking 

levels in place of a small fraction of the 40 residential tower levels would not 
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impose a hardship or significantly reduce the overall number of units.  

Alternatively, the impacts of adding more below-ground parking could likely 

be mitigated in the same way that impacts from the current parking levels is 

addressed. 

 

 Second, required turning clearance and drive aisle width take up a lot of 

space in addition to bicycle parking and other features.  Regarding bicycle 

parking, Onni could avoid this problem by complying with the City’s 

standards and locating all bicycle parking on lower levels rather than 

distributed on each level.  Regarding drive aisles and turning clearance, it 

may be reasonable to allow the proposed 130 compact parking stalls in the 

middle of each parking level to better accommodate turning cars, but this 

does not hold true for the 136 tandem compact parking stalls on the 

perimeter of the parking levels.  These spaces could easily be full size spaces 

without infringing on drive aisles.  The compact-tandem proposal is simply 

an effort to save space and avoid constructing additional parking areas. 

 

 Third, the project is located near public transit.  The project is already taking 

advantage of a more than 60% parking reduction based on the project’s 

location and proximity to public transit.  Fourth, the lot is narrow and the 

project needs to provide ingress and egress from Hill and Olive Streets.  As 

noted above in the quoted discussion from the Planning Commission hearing, 

Onni is not required to provide ingress and egress from both streets, but 

chose to do so.  In any case, the City does not grant variances “if the 

conditions creating the need for the variance were self-imposed.”  Onni’s 

decision to site a 50-story tower on a narrow lot is a hardship of its own 

making.  

 

 Onni makes similar allegations of “special circumstances” warranting a 

variance:  (1) the lot is narrow, (2) the required drive aisle width and bicycle 

storage, mechanical rooms, and columns take up space, (3) additional parking 

levels would need to be lined with residential uses, and (4) the ground level 

has a number of uses and cannot accommodate parking.  None of these 

reasons is unique or special.  The project site is somewhat narrow but is also 

long, and this does not present the kind of special circumstance that should 

allow Onni to avoid constructing the required number of parking spaces (with 

a reduction of more than 60%). 
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 Onni argues that other projects have received similar variances.  The Onyx 

project at 13th and S. Flower/S. Hope Streets (Case CPC-2012-1665-TDR-ZV-

SPR) was approved in February 2014.  Unlike this project, the site was 

burdened by a 154-parking space covenant for another building, which was a 

substantial hardship considering that the seven-story project would include 

only 2.5 levels of parking.  The Onyx project was also located immediately 

across the street from the Metro Pico/Flower Station and was directly 

connected to and served by an extensive array of public transit services, 

whereas Onni’s project is located one quarter mile from a major transit 

station.  Finally, the Onyx project did not include tandem compact parking 

spaces, as Onni’s project does, which further reduces parking access and 

availability. 

 

 The other projects referenced by Onni are not persuasive.  Only 26% of the 

residential units in the Glass Tower project (Case 2008-4718-ZV-SPR) were 

allowed to have compact spaces, with over 1.6 spaces per unit of residential 

and guest parking (Onni’s project provides only 1 space per unit).  Onni notes 

that the Glass Tower site was 28 feet wider than Onni’s site, but fails to 

disclose that Onni’s site is more than double the length of the Glass Tower 

site (323 feet compared to 155 feet).  The Glass Tower project provided seven 

levels of parking for a 22-story tower, whereas Onni refuses to provide more 

than seven levels for its 50-story tower. 

 

 The Evo project (Case 2005-1867-ZA-CU-YV-ZAA-SPR) allowed only 8% of its 

units to have compact spaces, and provided 1.37 spaces per unit for 

residential and guest parking.  The FIDM project (Case 2005-2948-ZV-ZAA-

SPR) allowed 56% of its units to have compact spaces but provided 1.5 spaces 

per unit and a significant amount of parking for non-residential use.  In 

addition, the site was irregularly shaped, was already proposing to provide 

4.5 levels of subterranean parking (a fifth level was infeasible), and would be 

occupied by students attending the nearby FIDM campus. 

 

 The City should not approve such a high percentage of compact spaces for 

this Project, which would effectively grant a windfall to a developer that is 

already receiving significant benefits through the City’s TFAR program. 
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4. Variance For Dispersed Bicycle Parking Is Not Warranted 

 

 Onni argues that there would be practical difficulties in siting all 581 long-

term bicycle spaces on the ground floor.  Onni does not acknowledge the 

Municipal Code requirement that if ground-floor parking is not feasible, 

bicycle parking “shall be located on the level of the parking garage closest to 

the ground floor.”  Instead of concentrating long-term bicycle parking on the 

floor (or floors) closest to the ground floor, Onni has sited bicycle parking 

areas throughout every level of its seven-level parking garage.  This does not 

meet the spirit of the code requirement, and Onni has not established any 

practical hardships or special circumstances that would prevent siting the 

required bicycle parking on floors closest to the ground floor. 

 

 Onni’s letter notes that the Metropolis Project (Case ZA-2014-2221-ZV-SPR) 

and the 1133 S. Hope Street project (Case ZA-2013-4157-ZV-TDR-SPR) were 

recently granted bicycle parking variances.  Although the Hope Street project 

was allowed to locate its bicycle parking spaces on all parking levels, the 

Metropolis Project required more than twice as many long-term bicycle spaces 

(1250) as Onni’s project (581), and nonetheless managed to locate all 1250 

spaces on the three floors closest to the ground level.  There is no reason why 

Onni could not locate its 581 long-term bicycle spaces on the two floors closest 

to the ground floor.  

 

5. Director’s Decision for Reduced Open Space Is Not Warranted 

 

 Municipal Code section 12.21G.3 allows the Director to grant a reduction in 

open space of up to 10% without a variance, “provided that any reduction is to 

the common open space portion only.”  The project is required to provide 56% 

of its total open space requirement as common open space (33,222 square 

feet), and the Director’s decision reduced this amount by 14% (28,736 square 

feet).  This exceeds the 10% limit for a Director’s approval.   

 

 Although another provision of the Code, section 12.22C.3(d), states that 

“there shall be no prescribed percentage of the required open space that must 

be provided as either common open space or private open space,” this section 

does not trump every other section of the Code.  For example, Onni 

acknowledges that it does not trump the section that counts only 50 feet of 

private open space per unit.  Similarly, it should not trump the section that 
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allows for only a 10% reduction “to the common open space portion only.”  

The Director exceeded his authority in granting a 14% reduction in common 

open space, and a variance must instead be considered. 

 

6. Variance For On-site Trees Is Not Warranted 

 

 The 64% decrease in required on-site trees is directly tied to the lack of open 

space.  Onni chose to design its Project such that the required amount of open 

space-and accordingly the required number of on-site trees-are not met.  This 

is a self-imposed condition.  The Planning Commission concluded that it 

would grant the parking variance due to the relatively “small” size of the 

Project site, but would grant the tree variance due to the relatively large size 

of the Project site.  These conclusions are contradictory.  Onni should be 

required to provide the required amount of common open space and should 

therefore be required to include more trees in its building design. 

 

7. CREED LA Has Standing and Is Not Asking the City to Impose Local 

 Hire and Prevailing Wages 

 

 John Whitaker’s letter on behalf of Onni challenges the “standing” of CREED 

LA and its members to object to the project.  First, the City does not have “standing” 

criteria for local citizens to object to the land use matters raised in this appeal.  

Second, CREED LA represents thousands of people who live, work, recreate and 

raise their families in Los Angeles, including downtown.  These members would be 

directly affected by the City’s failure to collect the required Public Benefit Payment 

and its failure to hold Onni to established standards.  The lack of appropriate 

vehicle and bicycle parking, open space, and trees directly diminishes the quality of 

life of CREED LA’s members.  Projects that adhere to the City’s development 

standards also support the long-term sustainable development of the City and 

protect the quality of life and future job opportunities for workers.  

 

 Third, Onni alleges “it is not feasible” to provide direct public benefits 

through local hire and prevailing wages because the increased labor costs may be 

greater than the amount of its Public Benefit Payment.  Accordingly, the City’s 

under-calculation of the Public Benefit Payment directly affects the achievement of 

CREED LA’s purposes and the opportunities of its members.  Onni’s argument that 

CREED LA and its members lack standing is baseless.   
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 CREED LA never asked the City to “impose” local hire and prevailing wages 

on Onni’s project.  It argued that:  (1) the City’s TFAR application form is biased 

against workers because it does not list local hire and prevailing wages as allowable 

direct public benefits in accordance with the TFAR ordinance; (2) the City has 

discretion to negotiate with Onni about the provision of direct public benefits; and 

(3) the City is under no obligation to approve the sale of its TFAR credits for a 

project that fails to meet the City’s development standards. 

  

 In conclusion, the TFAR ordinance requires that projects “must comply with 

any applicable urban design standards.”  The Project does not comply with the 

City’s vehicle parking, bicycle parking, open space, trees, retail frontage, or tower 

spacing standards.  The City should not approve the sale of its limited TFAR rights 

for this Project, particularly at the proposed price.  Moreover, a variance is a 

“special privilege.”  Onni chose to design a high-rise project that will utilize a large 

proportion of the City’s Convention Center floor area rights.  The project design 

decisions are not alone an adequate reason to grant special privileges regarding 

compliance with the City’s development standards.  The project should be remanded 

to the Planning Commission to develop an appropriate appraisal of the project site 

and correct its violations of the City’s development standards.   

 

 Thank you for your consideration of the important issues raised in this 

appeal. 

 

      Sincerely, 

 

 

 

      Ellen L. Trescott 

       

 

ELT:ljl 

 

cc:    Council members and staff 
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THOMAS JIROVSKY 

Real Estate Economics 

Thomas.jirovsky@hotmail.com 

 

 

April 13, 2015 

 

 

Mr. Jeff Modrzejewski 

Executive Director 

CREED LA 

501 Shatto Place, Suite 200 

Los Angeles, CA 90020 

 

 Re:   Value of TFAR Transfer – Onni Group – Olive Project 

 

Dear Mr. Modrzejewski, 

 

I have a long history working with the City’s TFAR ordinance and with commercial and 

residential real estate valuations. Below is my analysis of the value associated with the transfer 

of development rights for the Onni parcel on South Olive Street in downtown Los Angeles. 

 

BACKGROUND 

 

Onni Group is the proposed developer of a high-rise residential project in downtown Los 

Angeles near the 800 block of South Olive Street. Onni recently negotiated a proposed Transfer 

of Floor Area Rights (TFAR) agreement with the City of Los Angeles on the property to provide 

a significant increase in density for new residential construction. 

 

You asked me to provide an independent analysis of the defined transfer payments to determine 

if the City will receive the appropriate payment for the development right being transferred under 

the terms of the TFAR ordinance. I reviewed the City’s TFAR documents and the terms of the 

proposed TFAR transfer agreement, as well as documents related to Onni’s purchase of the 

parcel in 2012. 

 

EXECUTIVE SUMMARY 

 

Our review of the sale price used to calculate the Public Benefit Payment suggests that Onni 

would receive the transfer of over 280,000 square feet of development rights at a substantial 

discount of over $3.5 million, even conservatively assuming a -20% variation from the average 

per square foot land price of relevant sale comps. The City should not use the sale price of the 

parcel when making its calculation. The parcel was not sold independently but was part of a 

larger transaction in a bankruptcy reorganization, which involved the sale of two parcels, the 

developed Union Lofts parcel at 8th and Hill, and the subject parcel, a nearby parking lot. The 

sale price for the subject parcel was tied to the sale of the Union Lofts parcel, and the stand-alone 
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sale price of the subject parcel was greatly undervalued. The sale price cannot be used to 

calculate the Public Benefit Payment under the TFAR ordinance, and the fair market value of the 

parcel must be used instead. 

 

TFAR TRANSFER VALUE COMPARISON 

 

  Onni Olive Parcel 
   

TFAR rights (sq. ft.)  289,557 

Public Benefit Payment (proposed) $2,538,638 

 

Land Purchase Price (per sq. ft.)  $138 
   

Avg. Land Sale Comps (per sq. ft.)  $394 
   

Public Benefit Payment:   

If Land Value at $315 per sq. ft. (-20%)  $6,080,000 

Public Benefit Payment Shortfall  $3,541,362 

 

 

Summary of City Ordinance for TFAR Payments 

  

The fees associated with the transfer of development rights are based on the LA City ordinance 

181574 adopted on January 28, 2011, which calls for a Public Benefit Payment (Section 14.5.9) 

under specific guidelines tied to the value of the underlying land before any transfers. 

 

The Public Benefit Payment must equal the purchase price per square foot of land if the 

purchase was an independent third party transaction made within 18 months of the TFAR 

application, then divided by the Floor Area Ratio Factor (typically 6.0 in Downtown), then 

multiplied by 40%, and finally multiplied by the square feet of floor area rights being transferred. 

Payment can be made through a combination of cash payment to the Public Benefit Trust Fund 

or by direct provision of public benefits being provided by applicant.  

 

The TFAR ordinance states that the sale price can only be used if the parcel was “purchased 

through an unrelated third-party transaction.” The City’s TFAR application form clearly explains 

what this means: “no other consideration (monetary or nonmonetary) other than [the sale 

price]was paid or provided to Seller as an inducement to enter into the sale of the Receiver Site.”  

 

Proposed Public Benefit Payment for Subject Parcel 

 

The parcel is located at 820 and 826 S. Olive Street and 817-825 S. Hill Street, totaling 39,921 

square feet with an FAR of 6.0 to 1. There are 289,557 square feet of floor area rights being 

transferred to the subject site, mostly from the Los Angeles Convention Center with a small 

portion from a private party. The proposed Public Benefit Payment is calculated at $2,538,638, 

based on the sale price of the property. The Public Benefit Payment is therefore calculated at 

$8.77 per square foot of transfer rights.  (In contrast, the TFAR ordinance at section 14.5.10 

gives an example calculation of a Public Benefit Payment of $26.67 per square foot of transfer 

rights.)  
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Meruelo Maddox Bankruptcy and Onni’s Purchase 

   

The subject parcel was previously owned by Meruelo Maddux Properties, Inc. (MMPI) and its 

successor company Evoq Properties, which was formed during MMPI’s bankruptcy 

reorganization. The parcel was one of many sold by MMPI/Evoq in an attempt to dig out of debt 

(see attached news articles).  

 

Onni purchased the subject site in July 2012 for only $5.52 million as part of Onni’s $34 million 

purchase of the nearby Union Lofts building, less than a block away (see attached). Accordingly, 

Onni did provide other consideration to MMPI/Evoq as an inducement to enter into the sale of 

the subject parcel. This disqualifies the use of the sale price as the basis for calculating the Public 

Benefit Transfer payment under the TFAR ordinance. 

 

As further evidence that the sale was not a stand-alone third party transaction, Onni’s appraiser 

described the sale of the parcel as follows (see attached): 

 

This parking lot property was bought in conjunction with the 

Union Lofts complex but each site was sold separately. The 

0.913 acre parking lot sold for $5,250,000 or $138.27 per 

square foot. The parking lot provides parking for the Union 

Lofts … The property was in bankruptcy at the time of the sale 

and sold for less than its perceived market value, based on 

confirmation with the buyer [Onni]. 

  

The sale of the parcel was part of a larger real estate transaction, wherein Onni purchased the 

Union Lofts along with the parcel used as the parking lot for the Union Lofts. This disqualifies 

the sale price as the basis for calculating the Public Benefit Payment under the TFAR ordinance. 

The TFAR ordinance provides that if the sale price does not reflect an independent third party 

transaction, the City must use the appraised fair market value of the parcel at the time the 

applicant submitted its TFAR application (2013). The parcel sold for well below market value, 

and therefore the use of the sale price greatly discounts the Public Benefit Payment owed to the 

City, giving Onni a windfall. 

 

Financial Analysis of Value Transfer 

 

My review of other land sale comps for high density land parcels in the L.A. Live and downtown 

Financial Districts found land sales prices ranging from $247 to $485 per square foot. These land 

sale comps are listed in the table below, together with the sale price for the Onni parcel. 

 

This is not a formal appraisal of the Onni parcel, but an illustration of similar land sale comps in 

the vicinity of the subject parcel at the time Onni submitted its TFAR application.  
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DOWNTOWN LAND SALE COMPS 

 

Location Date Sale Price Land Area 

(sq. ft.) 

Price/Sq. Ft. 

Subject parcel     

8th & Olive/Hill 7/12  $5.5 million 39,921 $138  

     

 S. Flower Appraisal     

8th & Grand 6/12 $63 million 130,000 $485 

12th & Olive/Grand 11/12 $29 million 117,537 $247 

9th & Hill 1/13 $18 million 64,129 $281 

10th & Grand 12/13 

(listed) 

$12.5 million 23,601 $530 

Other land sales     

1051 S. Grand 3/13 $16.3 million 42,950 $378 

1024 S. Grand 6/13 $25.3 million 64,033 $395 

1213 S. Olive 10/13 $45 million 130,680 $345 

 Average   $394 

 80% of Average   $315 

 

As shown in the table above, the fair market value of parcels similar to the Onni parcel is in the 

range of $394 per square foot. For purposes of this comparative analysis, I have chosen to 

illustrate a conservative value of 80% of the weighted average, or $315 per square foot. 

 

Based on the 40% factor in the City formula, the Public Benefit Payment on parcels with land 

values of $315 per square foot should be $21.00 per square foot of TFAR rights transferred. 

Even this conservative estimate is still much higher than the $8.77 per square foot of transfer 

rights proposed by Onni. Assuming no extraordinary circumstances depressing the existing land 

value of the Onni parcel (none has been shown), this comparative analysis indicates that if the 

City Council approves Onni’s proposed TFAR agreement, Onni would receive a substantial 

discount on its Public Benefit Payment of approximately $3,542,000, because the allocated sale 

price does not reflect the full market value.  

 

My qualifications are provided as a separate attachment. I appreciate the opportunity to assist 

you and the City on this important matter. 

 

Sincerely, 

 
Thomas R. Jirovsky 

709 Mercer Avenue 

Ojai, CA 93023 

 

Attachments 



THOMAS JIROVSKY 
PROFESSIONAL RESUME 

 

• City of Palmdale/Ritter Ranch.  To assist the City of Palmdale in evaluating the merits of issuing a $50 
million Mello-Roos bond, I performed economic, market and demographic research and designed a 
dynamic pro forma financial model that measured the financial feasibility of a proposed 7,200-unit 
master planned community under various economic conditions. 

• Concord Naval Weapons Station Reuse Plan.  Working with the City of Concord since 2007, I 
managed the development of a financial and fiscal impact model for reuse planning of a 5,000-acre 

T 213.422.4097 
709 Mercer Avenue 

Ojai, CA 93023 
Thomas.Jirovsky@hotmail.com 

 

I am an independent real estate economic consultant providing economic impact and financial feasibility 
studies for both public sector and private sector clients. Through my 30-year career I have developed a 
wide range of skills in the real estate investment and development fields, ranging from architecture, land 
planning, due diligence, entitlements, focusing on market and financial feasibility analysis, valuations, pro 
forma financial models, and fiscal and economic impact analyses for urban infill projects to large master—
planned mixed-use projects.   
 
I have assisted a wide range of clients in evaluating residential, commercial and entertainment development 
proposals and in the negotiation of development agreements and long-term ground leases.  
 
I am a former Senior Managing Director of CBRE’s Land Use and Economic consulting practice, prior to 
its closing in 2012, where I managed a group of 20 professionals.  Prior to joining CBRE in 2000, I was 
CFO and principal with Kotin, Regan & Mouchly, Inc. and a Senior Vice President with Kosmont Partners, 
providing financial feasibility, asset management and public/private advisory services to public agencies, 
land owners and developers. 
 
 Illustrative examples of my experience are listed below, grouped by major service area. 
 
D E V E L O P M E N T  F E A S I B I L I T Y  

• MCAS Tustin.  To assist the City of Tustin in its application for an Economic Development 
Conveyance of the recently closed Marine Corps Air Station, I gathered market data and designed a 
pro forma financial model that illustrated the expected revenues and costs from a 20-year build-out of 
the 1,000-acre property and analyzed financing structures. 

• Kamehameha Schools.  To assist Kamehameha Schools (“KS”) with long-term master planning efforts 
of a key urban land holding near downtown Honolulu, I spent several weeks in the area inspecting 
existing land use conditions, reviewing leases, meeting wit City officials and working with local 
engineering and planning firms to help develop the Kaka’ako Framework Plan to guide future 
development of 250 acres of land owned by KS and other stakeholders. 

• Jacksonville Electric Authority (JEA) – Prior to closure of an electric generating plant located near 
downtown Jacksonville, I worked with local real estate brokerage firms and a local engineering firm to 
prepare a highest and best use analysis and land plan for the redevelopment of the 50-acre site.  This 
analysis involved doing interviews with various city leaders, as well as market research, financial pro 
formas and case study research on similar large scale redevelopment efforts. 
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former naval weapons station in northern California.  I have been providing ongoing advisory services 
in support of the City’ negotiations for an Economic Development Conveyance from the Navy. 

• City of West Hollywood. The City of West Hollywood was concerned that their new development 
standards were negatively impacting feasibility of new construction.  Working with City staff and 
using pro forma financial models for residential and commercial development prototypes, I analyzed 
impact of City’s code and zoning restrictions on various parcel sizes to help refine the standards. 

• Westfield Corporation. Following Westfield’s acquisition of a large portfolio of regional shopping 
centers in California, I worked with local managers to analyze the financial feasibility of redeveloping 
some existing regional malls and measured the economic and fiscal benefits to the community.  I also 
worked with legal team to negotiate public/private investment packages tied to successful 
redevelopment.  Following completion of redevelopment I assisted Westfield in auditing the annual 
financial reports of the City to confirm the public investment and reimbursement amounts owing. 

• Fifield Companies/Santa Monica.  I was retained by Fifield to prepare required financial and economic 
analyses in support of their development agreement negotiations with the City of Santa Monica for a 
residential mixed-use project in downtown.  Negotiated feasibility findings with City staff and 
consultants, and made presentation to Planning Commission and City Council. 

 

• City of Whittier   In 2009 following closure of State owned property, I was retained by City to do a   
market analysis, fiscal impact analysis and valuation of alternative development scenarios for the 50-
acre site of the former Fred Nelles State Correctional to assist City in rezoning the property to optimize 
City tax revenues, as well as the residual land value, before the State offered site for sale to developers. 

 

PUBLIC/PRIVATE JOINT VENTURES /  GROUND LEASES  

• Metropolitan Transit Authority.  Between 2001 and 2011 I was one a group of financial advisors to the 
Los Angeles MTA retained to evaluate joint development projects proposed on MTA-owned land 
adjacent to new Metro stations in Los Angeles County.  I reviewed design plans, and financial 
proposals submitted by developers seeking exclusive negotiating rights (“ENA”).   I participated in the 
selection panel to recommend developers for ENA and met with MTA Board members to present our 
findings.  Following Board approval, I worked with MTA team to analyze the market and financial 
feasibility of proposals for long-term ground leases on four high-density joint development projects. 

• Los Angeles County./Marina del Rey  I assisted Los Angeles County Department of Beaches and 
Harbors in drafting a developer RFP and reviewing the developer proposals for a 300,000 square foot 
mixed-use commercial project in Marina del Rey.  I provided detailed pro forma financial analysis of 
each development proposal and the proposed ground lease terms. 

E C O N O M I C  D E V E L O P M E N T  

• San Bernardino County/Chino Airport.  In 2007 I evaluated existing leases and local real estate 
conditions to create an asset management and economic development strategy for the 1,000-acre Chino 
airport in San Bernardino County.  Findings were presented to City and County leaders 

• LAWA/Ontario Airport.  In 2000 the Los Angeles World Airport Authority had developed new 
terminal facilities for the Ontario airport.   Working with the firm of Leo Daly to tour the airport 
property, interview airport management, review site plans and building floor plans of all existing 
buildings, I did a financial analysis of leasehold operations, examined the airport asset management 
program to develop strategic recommendations that would optimize long-term revenue from surplus 
real estate assets, as part of master planning effort.  
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FINANCIAL ANALYSIS 

• Huntington Beach High School.  The High School district owned a key parcel across from City Hall, operating 
as a maintenance yard.  I was retained to analyze the feasibility of relocating the yard, and redeveloping the 5-
acre site into commercial and residential uses.  I reviewed City zoning and building codes to determine the 
potential building area that would likely be approved, and then prepared financial pro formas to determine the 
residual land value, which was compared to the cost of relocating the maintenance yard to an industrial area. 

• Downey Savings and loan.  Downey Savings held residual interests in approximately 30 shopping centers built 
by a former president and financed by Downey Savings.  I was retained to perform a leasehold valuation for a  
30 retail shopping center portfolio to determine a buyout offer.  The residual interest was tied to net cash flow 
after all expenses, capital improvements and debt service, so a pro forma model was designed for each property 
to project cash flow over a 30-year period, as well as estimating the net proceeds if a property were to be sold. 

• City of Denver – Union Station Bond Analysis. As part of financial due diligence for the $200 million Bond 
underwriting, I performed a 30-year financial projection of tax increment revenue related to commercial and 
residential development within the Union Station Development District 

• University of Southern California.  Prepared highest and best use study for a surplus parking lot adjacent to the 
main campus.  Analyzed residential, office, retail and hotel demand to determine feasible uses. 

 

ECONOMIC AND FISCAL ANALYSIS 

• Glendale, AZ.   In 2011, City of Glendale AZ was negotiating a long-term lease for the Glendale Arena with the 
Phoenix Coyote Hockey Team.  Due to State gift of public funds concerns, the City needed an independent 
valuation of the financial benefits/cost vs. the financial incentives provide to the Team.  I was retained to review 
all legal and leasehold documents and prepare a financial pro forma of likely revenue from ticket sales, parking, 
concessions, tax revenues etc. to confirm the value of the leasehold to the City was sufficient. 

• City of El Segundo.  In 2005 The City of El Segundo was undergoing major new development and was 
concerned about the potential fiscal impact of such development on the General Fund.  I was retained to design 
a dynamic fiscal impact model that would allow the City to evaluate a wide range of residential, commercial 
and industrial developments impacts on the City budget. The work entailed detailed interviews with all City 
department heads to determine both fixed and marginal costs associated with expanding commercial or 
residential development within the narrow boundaries of the City. 

• Disneyland Resort. To assist in Disneyland public relations effort, I was provided confidential information on 
park operations to prepare a fiscal and economic impact analyses for the 50thth anniversary of Disneyland 
Resort.  I analysed 50 years of City financial data to illustrate the relative importance of Disneyland to Anaheim 
economy.  I also completed follow-up analyses in 2007 and 2010 to reflect the growth in attendance. 

 
EDUCATION 

• BS Architecture - University of Southern California  
• MBA Finance – University of Southern California 
• California Real Estate Broker (Inactive) 
• LEED Accredited Professional 
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