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At its special meeting on April 17, 2018, the Municipal Facilities Committee (MFC) approved 
recommendations in the attached City Administrative Officer (CAO) and the Department of 
General Services (GSD) reports. The MFC also instructed the City Attorney to amend the 
Ordinance to reflect the correct assessor parcel number APN: 5138-025-910, the updated 
property square footage of 14,480 and to remove any reference of the sidewalk parcel.

Fiscal Impact Statement: The sale of City-owned property located at 1256/1258/1260 S. Figueroa 
Street and 621 W. Pico Blvd for a total purchase price of $9,646,000 will have a positive impact on 
the Special Gas Tax Improvement Fund Number 206. There is no anticipated impact to the 
General Fund.

Richard H. Llewellyn, Jr.
City Administrative Officer 

Chair, Municipal Facilities Committee
RHL:JVW:SJC 151800789

Attachment



REPORT from

OFFICE OF THE CITY ADMINISTRATIVE OFFICER

Date: 0220-05455-0000April 16, 2018 CAO File No.
Council File No. 16-0073 
Council District: 14

To: Municipal Facilities Committee
■V.

Richard H. Llewellyn, Jr., City Administrative OfficerFrom:

LOCATED ATSubject: PROPOSED DIRECT SALE OF SURPLUS PROPERTIES 
1256/1258/1260 S. FIGUEROA STREET AND 621 W. PICO BOULEVARD, LOS 
ANGELES IN COUNCIL DISTRICT 14 (APN: 5138-025-910)

RECOMMENDATIONS

That the City Council, subject to the approval of the Mayor:

1. Determine that the properties located at 1256/1258/1260 S. Figueroa Street and 621 
W. Pico Boulevard, totaling approximately 14,480 square feet, (Attachment A) are no 
longer required for City use and that the public interest is best served by the direct sale 
of the properties;

2. Approve the Ordinance (Attachment B) from the City Attorney relative to the “As Is” 
sale of the properties, without notice of sale or advertisement of bids, to Lightstone 
DTLA, LLC for the appraised fair market value of $9,646,000;

3. Require as a condition of any sale specified in the Ordinance, that the City properties 
be developed and maintained as not less than a 3-Star hotel and that the Buyer provide 
certain public benefits, including, without limitation, entering into a room block 
agreement which guarantees a certain amount of rooms for conventions held at the Los 
Angeles Convention Center;

4. Request the City Attorney to prepare the purchase and sale agreement based on the 
terms specified in the Ordinance for the sale of the properties;

5. Instruct the Department of General Services (GSD), and authorize the Controller, to 
deposit $9,646,000 of the proceeds from the sale of 621 W. Pico Boulevard, 1256/1258 
S. Figueroa Street and 1260 S. Figueroa Street (APN 5138-025-910) into the Special 
Gas Tax Improvement Fund Number 206;

6. Instruct the Controller to subsequently appropriate $9,646,000 to the Reimbursement of 
Related Costs, Account 50P299 for Fiscal Year 2017-18, within Fund 206; and
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7. Authorize the City Administrative Officer to make any necessary technical corrections 
to implement the intent of the Council and Mayor.

SUMMARY

On December 1, 2017, the Council approved a report from the Chief Legislative Analyst (CLA) 
and authorized the Mayor to execute a Memorandum of Understanding between the City of Los 
Angeles and Lightstone DTLA, LLC providing terms for agreements necessary to provide a 
revenue participation agreement to close the financing gap for the proposed Pico-Figueroa Hotel 
Project. As part of the CLA’s evaluation of the available economic incentives for the project, it was 
determined that the City could further support the development by making the adjoining City- 
owned parcels available to the project. As a result, the Council also instructed the Office of the 
City Administrative Officer (CAO) and Department of General Services (GSD) to finalize the 
surplus property process and to prepare the necessary reports, documents, and ordinances 
required to effectuate the sale of the City-owned parcels at the comer of Figueroa Street and Pico 
Boulevard (1256/1258/1260 S. Figueroa Street and 621 W. Pico Boulevard). See updated parcel 
map in Attachment A to this report.

Since the Council’s action in December 2017, GSD has completed the surplus property process 
and in its March 8, 2018 report on its findings (Attachment C), recommends the direct sale of the 
properties. Our Office has completed its review of the GSD correspondence and attachments and 
submits this report for consideration and approval of the direct sale of the City’s surplus 
properties to Lightstone DTLA, LLC for the Pico-Figueroa Hotel Project.

BACKGROUND

The City has made substantial progress towards stimulating economic growth in the surrounding 
area and in efforts to increase the number of hotel rooms within walking distance to the Los 
Angeles Convention Center (LACC). These efforts include the revitalization of the LACC area and 
supporting the development of new hotels to further incentivize tourism and large scale events.

Between the years of 2010 to 2014 the Los Angeles Tourism & Convention Board conducted an 
analysis that examined the need to expand the number of hotel rooms within walking distance of 
the Convention Center. The analysis determined that the inadequate number of hotel rooms have 
contributed to the loss of citywide conventions that could have provided additional revenue to the 
City in the amount of $4.9 billion. In an effort for the City to compete with other cities, Los Angeles 
would need to increase the number of hotel rooms from the existing 3,172, as of September 
2015, to 8,000 rooms to be competitive in the national convention business.

The development of the Pico-Figueroa Hotel project has the potential to generate $90.6 million of 
net present value in new General Fund revenues. The project will also increase the number of 
hotel rooms within walking distance of the LACC to over 6,500, bringing the City closer to its 
objective of 8,000 rooms in this area.



PAGECAO File No.
0220-05455-0000 3

Buyer - Lightstone Group is the development team also known as Lightstone DTLA LLC, that 
developed plans for the Pico-Figueroa Hotel project consisting of two towers containing three 
hotels with a total of 1,130 rooms, ground floor retail, and parking facilities situated directly across 
the street from the LACC. The project is feasible with the inclusion of City-owned parcels at 
1256/1258/1260 S, Figueroa Street and 621 W, Pico Boulevard, which are located between the 
two privately owned parcels controlled by the Developer.

Property History - The City acquired 1256/1258/1260 S. Figueroa Street and 621 W. Pico 
Boulevard (APN: 5138-025-910) on May 29, 1969 for public street purposes that included 
widening Figueroa Street with Special Gas Tax Improvement funds (Attachment A). The former 
Community Redevelopment Agency later purchased a large majority of the block to be included in 
the development of the Los Angeles Sports and Entertainment District (Ordinance No. 174,224).

In November of 2012, the City released a Request for Proposal (RFP) seeking the development 
of a hotel on these City parcels to meet the City’s objective. In January of 2013, the City received 
two bids in response to the RFP. However, these proposals were not consistent with the City’s 
objective of increasing the number of rooms in the LACC area. Shortly thereafter, the City 
received a proposal from the owner of the two privately owned adjacent parcels, Downtown Live, 
LLC. Downtown Live, LLC offered to enter into a joint development with the City to develop a 
hotel with over 1,000 rooms. This proposal resulted in an agreement between Downtown Live, 
LLC and Lightstone Group to develop a 1,130 room hotel with ground floor retail, and parking 
facilities. The project was named the Pico-Figueroa Hotel project, and as instructed, GSD began 
the surplus property process.

On January 19, 2016, CD14 introduced a Motion (Huizar - Price) to authorize reconsideration of 
the project and authorize and instruct the CLA to hire consultants necessary to evaluate the 
proposed hotel project at Pico Boulevard and Figueroa Street and make recommendations on 
economic development incentives that could help the project move forward in achieving the City’s 
objective.

At its December 1, 2017, Council adopted the Economic Development Committee report 
prepared by the CLA and its consultants relative to evaluating available economic incentives and 
financial assistance in connection with the hotel project. In the approval of the report, Council 
instructed CAO, GSD, and the City Attorney, to prepare the necessary reports, documents, and 
ordinances necessary to complete the surplus property process that had begun in 2012 and to 
effectuate the sale of the City-owned parcels for the project.

Appraised Value - GSD reports that there were no objections from City departments or any other 
public agencies on the proposed sale and on November 12, 2016 hired Valentine Appraisal & 
Associates to determine the value of the properties. The completed appraisal report, dated 
November 30, 2016, determined the market value of the properties at $9,646,000.

Zoning - In a letter dated September 27, 2013, the Department of City Planning (DCP) reported 
that, “the sale of the subject properties, for any use or purpose that is allowed within that zone, is 
consistent with the intents and purposes of the City’s General Plan. Our understanding is that the
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subject properties would be sold for development of a hotel use, which would be consistent with 
the General Plan’s designation of the site as intended for regional-serving uses."

BOE Dedication and CEQA - On February 19, 2013 the Bureau of Engineering (BOE) reviewed 
City records and provided comments on the proposed disposition of the properties. The BOE 
recommended the following dedications:

1. Figueroa St. - Modified 2-Way Major Highway - Class II 
Existing R/W= 102’, Existing 14 R/W=5T
The existing half right-of-way is 51-ft wide. A 7-ft wide additional dedication is required 
along the project to complete a standard 58’ wide half right-of-way designated as Modified 
2-Way Major Highway - Class li per Downtown Street Designations. Also, an average 9-ft 
wide sidewalk easement dedication is required.

Pico Blvd. - Modified 2-Way Secondary 
Existing RAN= Varies, Existing 14 R/W= 63’
The survey was conducted on March 2007 shows half right-of-way 45-ft wide; however the 
existing is 63-ft wide. Therefore, no dedication is required.

2.

At the time of the BOE report in 2013, it was indicated that the Downtown Street Standards 
section was considering a modification of the then current configurations of Pico Boulevard and 
Figueroa Street. The BOE report also stated that, “We have determined that this project is 
exempt from the provisions of the California Environmental Quality Act (CEQA) pursuant to City 
Guidelines (Art III, Sec 1, Class 12) and State Guidelines (Sec 15312).

Lastly, BOE and the City of Los Angeles Fire Department (Fire Prevention Records Unit 
[Underground Storage Tanks (USTs)]) and Hazardous Materials Business Plans Unit) have 
revealed no records pertaining to hazardous substances for the properties. The BOE has stated 
that, “The following representation is based solely on the foregoing information and not on any 
sampling or sub-surface investigation. As a result, it is not a definitive indicator of whether or not 
the properties have been affected by a release of a hazardous substance.” BOE affirms that they 
have complied with the statutory disclosure law by including the language stated in their report. 
Our Office has confirmed that no Phase I or Phase II reports were conducted by the City.

To the best of our knowledge, the proposed sale is in accordance with Charter Section 385 Sale 
of properties, LAAC Section 7.22 Recommendations Required of City Departments; LAAC 
Section 7.27 Private Sale; and California Government Code Section 54220 Surplus Land, which 
establish the basic guidelines for the sale of City-owned surplus properties. Further, pursuant to 
LAAC Section 7.22(d), the CAO reviewed the proposed direct sale and recommends approval of 
the sale and the proposed Ordinance, prepared by the City Attorney, which states the terms and 
conditions, legal description and recommendations for reservations and/or easements that should 
be retained by the City, approved by the City Attorney as to form and legality.
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FISCAL IMPACT STATEMENT

The sale of City-owned properties located at 1256/1258/1260 S. Figueroa Street and 621 W. Pico 
Boulevard for a total purchase price of $9,646,000 will have a positive impact on the Special Gas 
Tax Improvement Fund Number 206, These sales proceeds have been approved for use as 
financial assistance for the project. The proposed use of the funds is consistent with City policy. 
Based on the estimated anticipated revenues from the project of $158 million net present value 
(NPV), less $67.4 million (NPV) finance gap, the City would receive an estimated $90.6 million 
(NPV) in new General Fund revenues after completion of the Pico-Figueroa Hotel.
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FINDINGS

1. Public Interest

In accordance with LAAC Division 7, Chapter 1, Article 4 Section 7.27, the Council may 
determine that the sale of City-owned properties is in the public interest or necessity. In this 
event, the Council may, by ordinance with two-thirds vote, authorize the sale of City-owned 
properties, without notice of sale or advertisement for bids, upon review and recommendation by 
the City Administrative Officer. According to a review conducted by the City’s independent 
consultant, it has been determined that the City would generate $158 million (net present value) 
in new net revenues as a result of the development of this project. GSD reports that the sale of 
the properties is in the best interest of the City because it will significantly help the City meet its 
objective of reaching 8,000 hotel rooms within walking distance of the LACC. The City will also 
benefit from the income received from permits, properties documentation, transfer fees, and 
properties taxes. The legal description of the parcels included in the sale is for 1256/1258/1260 
S. Figueroa Street and 621 W. Pico Boulevard and is more fully described in Exhibit A of the 
Ordinance. The proceeds from the sale of the properties will result in a one-time deposit of 
$9,646,000 to the Special Gas Tax Improvement Fund Number 206.

2. Terms of Sale

The following are the terms of sale as described in the Ordinance (Attachment 3):

• The sale price is $9,646,000, which is the agreed upon price between the City and the 
Buyer;

• The Buyer is Lightstone DTLA, LLC;

• The total estimated size of the properties is 14,480 square feet

• The City sales agreement for the City Properties have conditions requiring that the City 
Properties be developed and maintained as not less than a 3-Star hotel and that the Buyer 
provide certain public benefits, including, without limitation, entering into a room block 
agreement which guarantees a certain amount of rooms for conventions held at the LACC;

• EXCEPTING AND RESERVING unto the City of Los Angeles all oil, gas, water and 
mineral rights in the City property now vested in the City of Los Angeles without, however, 
the right to use the surface of said Property or any portion thereof to a depth of 500 feet 
below the surface, for the extraction of such oil, gas, water and minerals;

• The properties are subject to all covenants, conditions, restrictions, reservations, 
easements, encroachments, rights and rights-of-way record or which are apparent from a 
visual inspection of the City property, and excepting and reserving to the City of Los 
Angeles any rights to the fee interest in the streets adjacent to said Properties.
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• The Properties will be sold in its “As Is” condition and without any warranty as to fitness for 
use, fitness for a particular use, or condition of the Properties, and that the City has no 
obligation to correct any condition of the Properties, whether known before or after the 
date of the sale;

• The Mayor of the City of Los Angeles or designee in the name of an on behalf of the City 
is hereby authorized and directed to execute a Grant Deed to the City Property described 
in Section 2 of the Ordinance to Buyer (or its nominees or lawful successors in interest), 
and the City Clerk of the City is hereby authorized and directed to attest thereto and affix 
the City Seal;

• GSD is authorized to open escrow on behalf of the City and execute and deliver deeds 
and ancillary documents, pay the City’s share of costs and expenses related to the sale 
transaction and complete all necessary processes to effectuate the sale of the City 
Properties to the Buyer;

3. Property Description / Legal Description

The Properties are located at 1256/1258/1260 S. Figueroa Street and 621 W. Pico Boulevard, 
Los Angeles, with APN 5138-025-910. The Properties are zoned C2-4D-0 and lies within Council 
District 14 and within the Central City Community Plan. The legal descriptions are attached to this 
report.

(;+"_

L ^
Sj^rilyn Correa, Principal Project Coordinator

APPROVED:

7
w y

Yolanda Chavez, Assisram City Ad iistrafive Officer

Attachment A - Parcel Map of Property 
Attachment B - GSD Report and Attachments 
Attachment C - City Attorney Ordinance

RHLJVW/SJC 
Doc Id: 15180072
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Attachment B

ORDINANCE NO.

An ordinance authorizing the sale at its fair market value of an approximate 
18,811 square foot parcel of City-owned real property (City Property) to Lightstone 
DTLA, LLC, a Delaware limited liability company (Buyer) with conditions assuring that 
City economic development purposes are carried out on the property.

THE PEOPLE OF THE CITY OF LOS ANGELES 
DO ORDAIN AS FOLLOWS:

Section 1. The Council of the City of Los Angeles, pursuant to Los Angeles 
Administrative Code (LAAC) Section 7.27, hereby determines that the public interest or 
necessity requires the sale of the City-owned real property without notice of sale or 
advertisement of bids on the basis that the use and redevelopment of the property for 
the construction of a hotel complex with up to 1162 hotels rooms(the Hotel) on a site 
encompassing the Property and the adjoining site: (i) will eliminate physical blight by 
developing an underutilized parcel; (ii) will alleviate the shortage of high quality hotel 
rooms to serve visitors to the Los Angeles Convention Center (LACC) and the 
Los Angeles Sports and Entertainment District; (iii) will support the City hosting the 2028 
Olympic and Paralymic Games; (iv) will encourage further private investment in and 
around the community; (iv) will promote the development of educational, cultural, 
entertainment, and recreational facilities that serve the needs of the residents and the 
community; (iv) will generate new tax revenues for the City and other local governments 
and (v) will create new high paying jobs.

Sec. 2. The Council of the City of Los Angeles, pursuant to Los Angeles 
Administrative Code at Section 7.27.2 has declared the City Property as Surplus 
Property and finds that: (1) the fair market value of the City Property at its highest and 
best use is $9,646,000; (2) the Buyer’s purchase price for the City Property is 
$9,646,000; (3) the City sales agreement for the City Property has conditions requiring 
that the City Property be developed and maintained as not less than a 3 star hotel and 
that the Buyer provide certain public benefits, including, without limitation, entering into 
a room block agreement which guarantees a certain amount of rooms for conventions 
held at the LACC; (4) the fair reuse value of the City Property with such conditions 
imposed has a value of $9,646,000; and (5) the sale of the City Property will assist in 
the City's economic development goals.

Location and Legal Description of City Property

1260 South Figueroa Street, Los Angeles California 90015, as more fully 
described in Exhibit A, including the adjoining sidewalk strip, as more fully described in 
Exhibit B, which are attached hereto and incorporated herein by this reference.

EXCEPTING AND RESERVING unto the City of Los Angeles all oil, gas, water 
and mineral rights in the City Property now vested in the City of Los Angeles without,

1



however, the right to use the surface of said Property or any portion thereof to a depth 
of 500 feet below the surface, for the extraction of such oil, gas, water and minerals. 
SUBJECT TO all covenants, conditions, restrictions, reservations, easements, 
encroachments, rights and rights-of-way of record or which are apparent from a visual 
inspection of the City Property, and excepting and reserving to the City of Los Angeles 
any rights to the fee interest in the streets adjacent to said Property.

AND ALSO SUBJECT TO an “As Is" condition set forth in the City sales 
agreement under which Buyer has expressly agreed to take the City Property in an “As 
Is” condition and without any warranty as to fitness for use (general or specific) or 
condition, and that City has no obligation to correct any condition on the City Property 
whether known or unknown before or after the date of the exchange.

Sec. 3. The Mayor of the City of Los Angeles or designee in the name of and on 
behalf of the City is hereby authorized and directed to execute a Grant Deed to the City 
Property described in Section 2 of this ordinance to Buyer (or its nominees or lawful 
successors in interest), and the City Clerk of the City is hereby authorized and directed 
to attest thereto and affix the City Seal.

Sec. 4. The Department of General Services, Real Estate Division, or designee 
in the name of and on behalf of the City is hereby authorized and directed to execute a 
purchase and sale agreement that provides for the sale of the City Property for the 
development of the Hotel and the provision of certain community benefits.

Sec. 5, The Department of General Services, Real Estate Division, or designee 
in the name of and on behalf of the City is hereby authorized to open escrow, execute 
and deliver deeds and ancillary documents, pay the City’s share of costs and expenses 
related to the sale transaction and complete all necessary processes to effect this sale 
of the City Property to Buyer,

Sec. 6. The provisions of this ordinance shall become effective upon publication 
in accordance with Charter Section 252(j).

2



Sec. 7. The City Clerk shall certify to the passage of this ordinance and have it 
published in accordance with Council policy, either in a daily newspaper circulated in 
the City of Los Angeles or by posting for ten days in three public places in the City of 
Los Angeles: one copy on the bulletin board located at the Main Street entrance to the 
Los Angeles City Hall; one copy on the bulletin board located at the Main Street 
entrance to the Los Angeles City Hall East; and one copy on the bulletin board located 
at the Temple Street entrance to the Los Angeles County Hail of Records.

Approved as to Form and Legality

MICHAEL N. FEUER, City Attorney

/t -OVBy ■>vV

MIGUEL A. DAGER 
Deputy City Attorney

Date uplift

File No. 16-0073

M:\Econ Dev_Pub Finance\Economic DevelopmenftMiguet DagertSurplus Property Ordinance -1260 S. Fig

I hereby certify that the foregoing ordinance was passed by the Council of the City of 
Los Angeles.

CITY CLERK MAYOR

Ordinance Passed Approved



EXHIBIT “A5?

APN: 5138-025-900

ADDRESS: 621 W Pico Blvd. & 1256/1258 Figueroa St, Los Angeles, CA 90015

LEGAL DESCRIPTION:

Those portions of Lot 11,12 and 13 of Carson and Currier’s Subdivision of Block 89 
Ord’s Survey, in the City of Los Angeles, County of Los Angeles, State of California, as 
per map recorded in Book 55, Page 3 of Miscellaneous Records, in the office of the 
County Recorder of said county, bounded and described as follows:

Beginning at the most southerly comer of said Lot 13; thence North 37°46!20” East 
along the southeasterly line of said lots a distance of 123.23 feet to die southeasterly 
prolongation of the southerly face of the South wall of two-story building on the property 
adjoining on the North; thence North 52°13’10” West along said southeasterly 
prolongation and along said southerly face and its northwesterly prolongation to the 
northwesterly line of said Lot 11; thence South 37°45510” West along the northwesterly 
line of said lots a distance of 148.30 feet to the most westerly comer of said Lot 13; 
thence southeasterly along the southwesterly line of said Lot 13 to the point of beginning

EXCEPTING therefrom that portion of said Lot 13 lying southwesterly of a line 
described as follows:

Commencing at the intersection of the centerline of Figueroa Street, formerly Pearl 
Street, wife the centerline of Pico Boulevard, formerly Pico Street, as said intersection is 
shown on said map; thence southeasterly along last said centerline a distance of 218.42 
feet; thence northeasterly at right angle from last said centerline a distance of 50,00 feet 
to the POINT OF BEGINNING for purposes of this description; thence northwesterly 
along a line parallel with said centerline of Pico Boulevard to a line extending 
northeasterly at right angle from last said centerline and passing through a point in said 
last said centerline distant 169.90 feet southeasterly, measured along last said centerline 
from its intersection with said centerline of Figueroa Street; thence northwesterly along a 
curve tangent to said parallel line, concave to the Northeast and having a radius of 557.00 
feet to a point distant 15.00 feet southeasterly measured along said curve from the 
northwesterly line of said Lot 13; thence northerly in a direct line to a point in last said 
northwesterly line distant 15.00 feet northeasterly measured along last said northwesterly 
line from said curve

RESERVING unto the City of Los Angeles for public street purposes the northwesterly
4.00 feet of above described land

ALSO RESERVING unto the City of Los Angeles for public sidewalk purposes the

APN: 5138-025-900
621 W Pico Blvd. & 1256/1258 Figueroa St.

Page 1



southeasterly 9.00 feet of the northwesterly 13,00 feet of above described land

SUBJECT TO all ordinances, covenants, conditions, restrictions, exceptions, 
reservations, easements, rights and right of way of record.
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ATTACHMENT "A»

LEGAL DESCRIPTION

THE NORTHEASTERLY 20 FEET OF THE SOUTHWESTERLY 34 FEET OF LOT 14, CARSON AND 
CURRIER’S SUBDIVISION OF BLOCK 89 OF ORD’S SURVEY, IN THE CITY OF LOS ANGELES, 
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 55, PAGE 
3, MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF LOS ANGELES 
COUNTY.

EXCEPTING THEREFROM THOSE PORTIONS WITHIN PUBLIC STREET.

ALSO, THAT PORTION OF SAID LOT 14 BOUNOED AND DESCRIBED AS FOLLOWS:

BEGINNING AT THE INTERSECTION OF THE NORTHWESTERLY LINE OF THE SOUTHEASTERLY 5 
FEET OF SAID LOT WITH THE NORTHEASTERLY 20 FEET OF THE SOUTHWESTERLY 34 FEET OF 
SAID LOT; THENCE NORTH 61° 23'30" WEST ALONG SAID NORTHEASTERLY LINE A DISTANCE 
OF 20.26 FEET TO THE BEGINNING OF A NON-TANGENT CURVE CONCAVE TO THE SOUTH AND 
HAVING A RADIUS OF 35 FEET, A RADIAL LINE TO SAID BEGINNING OF CURVE BEARS NORTH 
16° 03’ 26" WEST; THENCE EASTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 40° 
12' 24" AN ARC DISTANCE OF 24.56 FEET TO A POINT IN SAID NORTHWESTERLY LINE DISTANT 
10.13 FEET NORTHEASTERLY MEASURED ALONG SAID NORTHWESTERLY LINE FROM THE 
POINT OF BEGINNING; THENCE SOUTHWESTERLY ALONG SAID NORTHWESTERLY LINE TO THE 
POINT OF BEGINNING.



EXHIBIT "B T _

LEGAL DESCRIPTION

THE NORTHEASTERLY 20 FEET OF THE SOUTHWESTERLY 34 FEET OF LOT 14, CARSON AND 
CURRIER'S SUBDIVISION OF BLOCK 59 OF ORD'S SURVEY, IN THE CITY OF LOS ANGELES, 
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 55, PAGE 
3, MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF LOS ANGELES 
COUNTY.

EXCEPTING THEREFROM THOSE PORTIONS WITHIN PUBLIC STREET.

ALSO, THAT PORTION OF SAID LOT 14 BOUNDED AND DESCRIBED AS FOLLOWS:

BEGINNING AT THE INTERSECTION OF THE NORTHWESTERLY LINE OF THE SOUTHEASTERLY 5 
FEET OF SAID LOT WITH THE NORTHEASTERLY 20 FEET OF THE SOUTHWESTERLY 34 FEET OF 
SAID LOT; THENCE NORTH 61° 23’ 30' WEST ALONG SAID NORTHEASTERLY LINE A DISTANCE 
OF 20;26 FEET TO THE BEGINNING OF A NON-TANGENT CURVE CONCAVE TO THE SOUTH AND 
HAVING A RADIUS OF 35 FEET, A RADIAL LINE TO SAID BEGINNING OF CURVE BEARS NORTH 
16° 03’ 26" WEST; THENCE EASTERLY ALONG SAID CURVE THROUGH A CENTRAL ANGLE OF 40° 
12' 24° AN ARC DISTANCE OF 24.56 FEET TO A POINT IN SAID NORTHWESTERLY LINE DISTANT 
10.13 FEET NORTHEASTERLY MEASURED ALONG SAID NORTHWESTERLY LINE FROM THE 
POINT OR BEGINNING; THENCE SOUTHWESTERLY ALONG SAID NORTHWESTERLY LINE TO THE 
POINT OF BEGINNING.
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Attachment C
FORM GEN. 160 (Rev. 6-80)

CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

DATE: March 8, 2018

Richard H. Llewellyn, Jr.
City Administrative Officer
Attention: Jacqueline Wagner, Chief Administrative Analysj

TO:

a.FROM: Tony M, Royster, General Manager 
Department of General Services I
REYSEW OF PROPOSED SALE OF THE PROPERTY LOCATED 
AT 621 W. PICO BLVD. & 1256/1258 S. FIGUEROA ST., LOS 
ANGELES, CA 90015 TO LIGHTSTONE DTLA LLC - 
APN 5138-025-900_______________________________________

SUBJECT;

The General Services Department has undertaken a program to sell all surplus 
City-owned property in order to return it to the tax rolls as well as to generate 
revenue for the City. Most surplus property is sold at a public auction to the 
highest bidder. In some cases, as defined in Los Angeles Administrative Code 
(LAAC) Section 7.27, the “Council may determine that the public interest or 
necessity requires the sale, conveyance, or exchange of real property owned by 
the City or... of any City interest in the real property without notice of sale or 
advertisement for bids. In the event of such determination the Council may, by 
ordinance adopted by the vote of at least two-thirds of all of its members 
authorize the execution of such deed...or other instrument as may be necessary 
to effect such sale...”

Section 7.22 (d) of the LAAC also provides that "... the City Administrative 
Officer shall review the proposed direct sale and recommend to the Council upon 
its propriety."

The Real Estate Services Division (RESD) of this Department is currently 
processing a direct sale of parcel located at 621 W, Pico Bivd. & 1256/1258 S. 
Figueroa St., Los Angeles, CA 90015 (APN 5138-025-900) to Lightstone DTLA 
LLC. The proposed sale to the Lightstone DTLA LLC is in compliance with 
Government Code Section 54220.

We have attached surplus documentation package, for your information, 
showing the necessary approvals obtained in processing the sate of this property 
in accordance with LAAC Sections 7.22 and 7.27. Should there be any question 
or additional information required, piease contact Alecia Simona McGinnis at 
extension 2-8558 or email alecia.simona@lacitv.org.

Attachments

mailto:alecia.simona@lacitv.org


SURPLUS PROPERTY (DIRECT SALE) CHECKLIST 
DOCUMENTS TO BE SUBMITTED TO CAP’S OFFICE 

WITH OUR REQUEST FOR REVIEW

ADDRESS: 621 W. PICO BLVD. & 1256/1258
S. FIGUEROA ST.. L.A.. CA 90015

APN: 5138-025-900

Assessor Parcel Map 
Navigate LA Map/IMAP LA Map 
Photo if necessary_______________

Exhibit I1

Exhibit II2 54220 Notices

Buyer’s Ownership Report 
City Title Report

Exhibit III3

Exhibit IVLegal Description4

Exhibit VBOE District Engineer Report 
BOE Geotechnical Report 
BOE Environment Report

5

Planning Approval (50 days waiver acceptance) Exhibit VI6

Council District Approval Exhibit VII7

Exhibit VIIIAppraisal Report
E-mail/Confirmation of fair market value by 
appraisal staff
Explanation/Description of Zoning______________
Ordinance

8

Exhibit IX9
(To follow - City Attorney Miguel Pager)
Detail on Source of Funds/Account used to Exhibit X10
purchase Property
Acquisition Deed attached
(CAO to follow-up - Jacqueline Wagner)
Detail on Fund, Account to deposit sale proceeds 
(CAO to follow-up - Jacqueline Wagner)

Exhibit XI11

Benefits to City Exhibit XII12

Cao-SurplusChecklist
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City of Los Angeles 
Department of City Planning

1;

ml.
' 1 -

IKE.6 m

1/17/2013
PARCEL PROFILE REPORT

■ -r'i Esses

y*r-iwnwag
Address/Legal Information - -
PIN Number
Lot/Parcel Area (Calculated)

PROPERTY ADDRESSES

621 W PICO BLVD 
1260 S FIGUEROA ST

126A205 25 
3,688.2 (sq ft)
PAGE 634 - GRID D5 
5138025900
CARSON AND CURRIER'S SUBDIVISION OF BLOCK 69 ORD'S 
SURVEY
M R 55-3 
None 
FR 13 

None

Thomas Brothers Grid 
Assessor Parcel No. (APN) 

Tract

ZIP CODES

90015

Map Reference 
Block

RECENT ACTIVITY

ZA-2009-2992-CUB-CUX-CU
Lot
Arb (Lot Cut Reference)CASE NUMBERS
Map Sheet 126A205CPC-20352 

C PC-2010-213-C A 

CPC-2008-4502-GPA 
CPC-2005-361-CA 
CPC-2005-1124-CA 
C PC-2005-1122-CA 
CPC-1986-606-GPC 
ORD-73261 

ORD-164307-SA3005 
ZV-1981-40 
ENV-2010-214-ND 
ENV-2008-4505-ND 

ENV-2005-362-CE 
ENV-2005-1125-CE 

ENV-2005-1123-CE 
PKG-767

(7-.'V'TTITYVTT-i?jurisdictional, Information
.-•*..

Community Plan Area 

Area Planning Commission 
Neighborhood Council 
Council District 
Census Tract#
LADBS District Office 
Planning and Zoning Information 

Special Notes 
Zoning
Zoning Information (Zl)

Central City 
Central
Downtown Los Angeles 
CD 14 - Jose Huizar 

2079.00
Los Angeles Metro

:T1- It'-

None
C2-4D-0

ZI-2385 Greater Downtown Housing incentive Area 
ZI-2374 LOS ANGELES STATE ENTERPRISE ZONE 
Regional Center Commercial 
Yes

General Plan Land Use 
General Plan Footnote(s)
Hillside Area (Zoning Code)
Baseline Hillside Ordinance 
Baseline Mansionization Ordinance 

Specific Plan Area 
Special Land Use / Zoning 
Design Review Board 
Historic Preservation Review 
Historic Preservation Overlay Zone 
Other Historic Designations 

Other Historic Survey information 
Mills Act Contract
POD - Pedestrian Oriented Districts 
CDO - Community Design Overlay 
NSO - Neighborhood Stabilization Overlay 
Streetscape 
Sign District
Adaptive Reuse Incentive Area 
CRA - Community Redevelopment Agency 
Central City Parking 
Downtown Parking 
Building Line 
500 Ft School Zone

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org 
(*) - APN Area is provided "as is" from the Los Angales County's Public Works, Flood Control, Benefit Assessment.

No
No

No
None
None
No
No
None

None
None
None
None
None
No
Staples
No
Downtown Adaptive Reuse Incentive Area 
City Center Redevelopment Project
Yes
Yes
None
No

zimas.lacity.org | cityplanning.lacity.org



500 Ft Park Zone No
I Assessor Information V ii; ' ;ijfcl-1
Assessor Parcel No. (APN) 
Ownership (Assessor) 

Ownerl 

Address

5138025900

LA CITY
1258 S FIGUEROA ST 
LOS ANGELES CA 90015

Ownership (City Clerk) 
Owner CITY OF LOS ANGELES ATTN: GEN. SRVCS., ASSET MGMNT. DIV. 

CITY OF LOS ANGELES GEN. SRVCS., ASSET MGMNT. DIV.
111 E FIRST ST #201 
LOS ANGELES CA 90012
111 E FIRST ST #201 
LOS ANGELES CA 90012
0.353 (ac)
8800 - Government Owned 
$239,510

Address

APN Area (Co. Public Works)* 
Use Code 
Assessed Land Val.

Assessed Improvement Val.
Last Owner Change
Last Sale Amount
Tax Rate Area
Deed Ref No. (City Clerk)
Building 1
Building 2

Building 3
Building 4
Building 5

{For batch images only}

$0
05/29/69
$0
3264

6-638
No data for building 1 
No data for building 2 

No data for building 3 
No data for building 4 
No data for building 5 

LA CITY
1258 S FIGUEROA ST 
LOS ANGELES CA 90015
CITY OF LOS ANGELES ATTN: GEN. SRVCS., ASSET MGMNT. DIV. 
111 E FIRST ST #201 
LOS ANGELES CA 90012
CITY OF LOS ANGELES GEN. SRVCS., ASSET MGMNT. DIV.
111 E FIRST ST #201 
LOS ANGELES CA 90012
fhtXbjji SjjSB. },:*%■V:lion- & [>..

Airport Flazard 
Coastal Zone 

Farmland
Very High Fire Hazard Severity Zone 
Fire District No. 1 
Flood Zone

None
None
Area Not Mapped
No
Yes
None

Watercourse
Hazardous Waste / Border Zone Properties 
Methane Hazard Site 
High Wind Velocity Areas
Special Grading Area (BOE Basic Grid Map A- 
13372)

Oil Wells

No
No
Methane Zone
No
No

None*5*,,\T- — r-
Seismic Hak¥rds ^
Active Fault Near-Source Zone

*tf§ tvr- --:..: j? ___ fe"!: v

Nearest Fault (Distance in km)
Nearest Fault (Name)
Region 
Fault Type 
Slip Rate (mm/year)
Slip Geometry

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions atzimas.lacity.org
O - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

Within Fault Zone 
Puente Hills Blind Thrust 
Los Angeles Blind Thrusts
B
0.7
Reverse

zimas.lacity.org | cityplanning.lacity.org



Slip Type
Down Dip Width {km)
Rupture Top 
Rupture Bottom 
Dip Angle (degrees)
Maximum Magnitude 

Alquist-Priolo Fault Zone 
Landslide 
Liquefaction
Tsunami Inundation Zone

k_____ ,■ , j. PP'P
Business Improvement District 
Renewal Community 
Revitalization Zone 

State Enterprise Zone 
State Enterprise Zone Adjacency 
Targeted Neighborhood Initiative 
jPut" |
Police Information 

Bureau

Division / Station 
Reporting District

Moderately / Pooriy Constrained
19
5
13
25
7.1

No
No
No
No

Areas:- ' -• .;r i-iIf*• iSis '7Economic- HHHv ■Wms.I.i.SA 'ft SBKBWJ
SOUTH PARK 
Los Angeles 
Central City
LOS ANGELES STATE ENTERPRISE ZONE
No
None

Mi
mmsmms3)v-. • »vi ,

iif- ■re1

Central
Central
182

Fire information 
Division 

Batallion
District / Fire Station 

Red Flag Restricted Parking

1

1
10
No

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
{*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

zimas.lacity.org | cityplanning.lacity.org



City of Los Angeles
Department of City PlanningZIMAS INTRANET 01/17/2013Generalized Zoning
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City of Los Angeles 
Department of City Planningrt

i

1/17/2013
PARCEL PROFILE REPORT

Address/Legal Infc nation ' " ' '
PIN Number
Lot/Parcel Area (Calculated)
Thomas Brothers Grid 
Assessor Parcel No. (APN)
Tract

';i v’

1258 S FIGUEROA ST 
1256 S FIGUEROA ST

126A205 23 
7,768.4 (sq ft)
PAGE 634 - GRID D5 
5138025900
CARSON AND CURRIER'S SUBDIVISION OF BLOCK 89 ORD'S 
SURVEY
M R 55-3

ZIP CODES

90015

Map Reference 
Block

RECENT ACTIVITY
ZA-2009-2992-CUB-CUX-CU None

Lot 12
Arb (Lot Cut Reference) 
Map Sheet

None
126A207

126A205

CASE NUMBERS

CPC-20352
CPC-2010-213-CA

CPC-2008-4502-GPA
CPC-2005-361-CA
CPC-2005-1124-CA
CPC-2005-1122-CA

CPC-1986-606-GPC
ORD-73261
ORD-164307-SA3005
ZV-1981-40
ENV-2010-214-ND

ENV-2008-4505-ND
ENV-2005-362-CE
ENV-2005-1125-CE
E N V-2005-1123-C E

PKG-767
AFF-63767

Jurisdictional Information { 
Community Plan Area 
Area Planning Commission 
Neighborhood Council 
Council District 
Census Tract#

LADBS District Office 

Planning and Zoning Information 
Special Notes 
Zoning
Zoning Information (Zl)

Central City 
Central
Downtown Los Angeles 
CD 14-Jose Huizar 
2079.00
Los Angeles Metro

• Y->« ..

None
C2-4D-0

ZI-2385 Greater Downtown Housing Incentive Area 
ZI-2374 LOS ANGELES STATE ENTERPRISE ZONE 

Regional Center Commercial 
Yes

General Plan Land Use 

General Plan Footnote(s)
Hillside Area (Zoning Code)

Baseline Hillside Ordinance 
Baseline Mansionization Ordinance 
Specific Plan Area 
Special Land Use / Zoning 
Design Review Board 
Historic Preservation Review 
Historic Preservation Overlay Zone 
Other Historic Designations 
Other Historic Survey Information 
Mills Act Contract

POD - Pedestrian Oriented Districts 
CDO - Community Design Overlay 
NSO - Neighborhood Stabilization Overlay 
Streetscape 

Sign District
Adaptive Reuse Incentive Area 
CRA - Community Redevelopment Agency 
Central City Parking 
Downtown Parking 
Building Line

This report Is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

No

No
No
None
None
No
No
None

None
None
None
None
None
No
Staples
No
Downtown Adaptive Reuse Incentive Area
City Center Redevelopment Project
Yes
Yes
None

zimas.lacity.org | cityplanning.lacity.org



500 Ft School Zone 
500 Ft Park Zone 
'Assessor Information •• 
Assessor Parcel No. (APN) 
Ownership (Assessor) 

Ownerl 
Address

No
No

iBHXmEHlr...- 1 ■ -
5138025900

- >' ..

LA CITY
1258 S FIGUEROA ST 
LOS ANGELES CA 90015

Ownership (City Clerk) 
Owner CITY OF LOS ANGELES ATTN: GEN. SRVCS., ASSET MGMNT. DIV. 

CITY OF LOS ANGELES GEN. SRVCS., ASSET MGMNT. DIV.
111 E FIRST ST #201 
LOS ANGELES CA 90012
111 E FIRST ST #201 
LOS ANGELES CA 90012
0.353 (ac)
8800 - Government Owned 
$239,510

Address

APN Area (Co. Public Works)* 
Use Code
Assessed Land Val.
Assessed Improvement Val.

Last Owner Change
Last Sale Amount
Tax Rate Area
Deed Ref No. (City Clerk)
Building 1
Building 2

Building 3
Building 4

Building 5

(For batch images only}

$0
05/29/69
$0
3264
6-638
No data for building 1 

No data for building 2 
No data for building 3 
No data for building 4 
No data for building 5 
LA CITY
1258 S FIGUEROA ST 
LOS ANGELES CA 90015
CITY OF LOS ANGELES ATTN: GEN. SRVCS., ASSET MGMNT. DIV. 
111 E FIRST ST #201 
LOS ANGELES CA 90012
CITY OF LOS ANGELES GEN. SRVCS., ASSET MGMNT. DIV. 
111 E FIRST ST #201 
LOS ANGELES CA 90012

1 C ' ■ *HHIIB••• a
None 
None 
Area Not Mapped

Airport Hazard 
Coastal Zone 

Farmland
Very High Fire Hazard Severity Zone 
Fire District No. 1 
Flood Zone 
Watercourse
Hazardous Waste / Border Zone Properties 
Methane Hazard Site

No
Yes
None
No
No

Methane Zone
High Wind Velocity Areas
Special Grading Area (BOE Basic Grid Map A- 
13372)
Oil Wells

No

No

None

;11P®..it.. ’_t_'. . V. , . ■ ralllS:icHazards ....
:.i.

. ijgE ii :
Active Fault Near-Source Zone

Nearest Fault (Distance in km)
Nearest Fault (Name)
Region 
Fault Type 
Slip Rate (mm/year)

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions atzimas.lacity.org
(*) - APN Area is provided "as is” from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

Within Fault Zone 
Puente Hills Blind Thrust 
Los Angeles Blind Thrusts
B
0.7

zimas.lacity.org [ cityplanning.lacity.org



Slip Geometry 
Slip Type
Down Dip Width (km) 

Rupture Top 
Rupture Bottom 
Dip Angle (degrees) 
Maximum Magnitude 

Algurst-Priolo Fault Zone 
Landslide 
Liquefaction

Reverse
Moderately / Poorly Constrained

19
5
13

25
7.1
No

No

No
Tsunami Inundation Zone No

Vi sMi SIMS
Business Improvement District 
Renewal Community 
Revitalization Zone 

State Enterprise Zone 
State Enterprise Zone Adjacency
Targeted Neighborhood Initiative

__

MB

SOUTH PARK 
Los Angeles 

Central City
LOS ANGELES STATE ENTERPRISE ZONE
No
None

-Pubhe Safety * mPi ~~r

Police Information 

Bureau
Division / Station 

Reporting District

Central
Central
182

Fire Information 
Division 

Batallion
District / Fire Station 

Red Flag Restricted Parking

1
1
10
No

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to tie terms and conditions atzimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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City of Los Angeles
Department of City PlanningZIMAS INTRANET Generalized Zoning 01/17/2013
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54220 NOTICES SENT



CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

DATE: July 27, 2012

TO: Douglas Guthrie, General Manager 
Los Angeles Housing Department 
1200 W. 7th Street, 9th Floor, MS 958 
Los Angeles, CA 90017 
Attention: Helmi Hisserich, AGM 

MS 958
I ^/

A '1 > t- Ut-
FROM: David Roberts, Property Manager 

Department of General Services, Asset Management Division
/

SUBJECT: PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST„ LOS ANGELES, CA 90015 - APN: 5138-025-900

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

APN Location CD

5138-025-900 621 W Pico Blvd. & 1256/1258 S. Figueroa St. 14

This information is supplied in advance of the sale in compliance with the provisions of Section 54220 
through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available for 
park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this letter, 
we will assume you are not interested and have no objections. Should you need additional information, 
please contact Real Estate Officer Alecia Simona at (213) 922-8558.

Enclosure

C:\Documents and SettingsU04610\My Documents\Surplus Property\Figueroa and Pico\L_542201nternaILtrsl.doc



I have no objections to the proposed sale. 
Comments:_________________________

I object to the proposed sale. 
Comments:______________

C:\Documents and Settings\1046]0\My Documents\Surplus Property\Figueroa and Pico\l_54220IntemalLtrsl.doc
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APN: 5138-025-900



CITY OF LOS ANGELES
[NTER-DEPARTMENTAL CORRESPONDENCE

DATE: July 27, 2012

Richard L. Benbow, General Manager 
Community Development Department 
1200 W. 7th Street, 6th Fir, MS 854 
Los Angeles, CA 90017 
Attention:

TO:

Robert Sainz, AGM 
Economic Development Division

/ .

:/A^/
■ i V/,/ <U-

FROM: David Roberts, Property Manager 
Department of General Services, Asset Management Division

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST.. LOS ANGELES. CA 90015 - APN: 5138-025-900

SUBJECT:

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

CDLocationAPN

14621 W Pico Blvd. & 1256/1258 S. Figueroa St.5138-025-900

This information is supplied in advance of the sale in compliance with the provisions of Section 54220 
through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available for 
park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this letter, 
we will assume you are not interested and have no objections. Should you need additional information, 
please contact Real Estate Officer Alecia Simona at (213) 922-8558.

Enclosure

C:\Documents and Settings\1046I0\tvly Documents\Surplus Property\Figueroa and Pico\l_54220IntemaiLtrsl.doc



CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

DATE: July 27,2012

TO: Michael Perez, General Manager 
Fire & Police Pensions 
360 E. 2nd St., Ste 400, MS 390 
Los Angeles, CA 90012

Ji/ /\ (ft**-*’
r '

f yi
FROM: David Roberts, Property Manager 

Department of General Services, Asset Management Division
i

SUBJECT: PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST., LOS ANGELES, CA 90015 - APN: 5138-025-900

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

APN CDLocation

145138-025-900 621 W Pico Blvd. & 1256/1258 S. Figueroa St.

This information is supplied in advance of the sale in compliance with the provisions of Section 54220 
through 54232 of the Government Code.

Section 54220 provides as follows ... that surplus land, prior to disposition should be made available for 
park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this letter, 
we will assume you are not interested and have no objections. Should you need additional information, 
please contact Real Estate Officer Alecia Simona at (213) 922-8558.

Enclosure

C:\Documents and Settings\104610\My Documents\Surplus PropertyVFigueroa and Pico\l_54220IntemaILtrs2.doc



CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

DATE: July 27, 2012

Thomas Moutes, General Manager 
LACERS
360 E. 2nd St., Ste 800, MS 175 
Los Angeles, CA 90012-4207

TO:

-■ /
■ f/

David Roberts, Property Manager /
Department of General Services, Asset Management Division

FROM:

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST.. LOS ANGELES. CA 90015 - APN: 5138-025-900

SUBJECT:

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

CDLocationAPN

621 WPico Blvd. & 1256/1258 S. Figueroa St. 145138-025-900

This information is supplied in advance of the sale in compliance with the provisions of Section 54220 
through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available for 
park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this letter, 
we will assume you are not interested and have no objections. Should you need additional information, 
please contact Real Estate Officer Alecia Simona at (213) 922-8558.

Enclosure

C:\Documents and Settings\1046I0\My Documents\Surplus Property\Figueroa and Pico\l_542201nternalLtrs2.doc



CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

DATE: July 27, 2012

TO: Jaime De La Vega, General Manager 
Department of Transportation
100 S. Main Street, 10th Fir., MS 725 
Los Angeles, CA 90012 
Attention: Amir Sedadi, AGM Transportation Engineer 

Bureau of Planning and Land Use Development 
100 S. Main Street, 10th Fir. - MS 725 , • /.1/ /-// f /f1/

FROM: David Roberts, Property Manager 
' Department of General Services, Asset Management Division

L

SUBJECT: PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST., LOS ANGELES, CA 90015 - APN: 5138-025-900

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

Location CDAPN

621 W Pico Blvd. & 1256/1258 S. Figueroa St. 145138-025-900

This information is supplied in advance of the sale in compliance with the provisions of Section 54220 
through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available for 
park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this letter, 
we will assume you are not interested and have no objections. Should you need additional information, 
please contact Real Estate Officer Alecia Simona at (213) 922-8558.

Enclosure

C:\Documeirts and Settings\104610\My Documents\Surplus Property\Figueroa and Pico\l_54220InternalLlrsI.doc



CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

DATE: July 27, 2012

TO: Jon K. Mukri, General Manager 
Department of Recreation and Parks
221 N. Figueroa St, 1st Fir., MS 625 
Los Angeles, CA 90017 
Attention: Cid Macaraeg, Director

Real Estate and Land Management
MS 682

■ /
fA

t
nL-o:Lr-:FROM: David Roberts, Property Manager 

Department of General Services, Asset Management Division
/

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST.. LQS ANGELES. CA 90015 - APN: 5138-025-900

SUBJECT:

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

APN CDLocation

5138-025-900 621 WPico Blvd. & 1256/1258 S. Figueroa St. 14

This information is supplied in advance of the sale in compliance with the provisions of Section 54220 
through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available for 
park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager, If we do not hear from you within sixty (60) days of receipt of this letter, 
we will assume you are not interested and have no objections. Should you need additional information, 
please contact Real Estate Officer Alecia Simona at (213) 922-8558.

Enclosures

C:\Documents and Settings\104610\My DocumentsVSurplus Property\Figueroa and Pico\l_54220IntemalLtrsl.doc



City of Los Angeles
CALIFORNIA

GENERAL MANAGER 
AND

CITY PURCHASING AGENT

TONY M. ROYSTER DEPARTMENT OF 

GENERAL SERVICES 
ROOM 701

City hall south 
i i i East First Street 

Los Angeles, CA 90012 
(213) 928-9555 

FAX NO. (2 13) 928-9515

is

ANTONIO R. VILLARAIGOSA
MAYOR

July 26, 2012

California State Resources Agency 
1416 Ninth Street, Ste. 1311 
Sacramento, CA 95814-5111

Attention: Patrick Kemp, Financial Services

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD, & 
1256/1258 S, FIGUEROA ST., LOS ANGELES. CA 90015 - APN: 5138-025-900

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

CDAPN Location

5138-025-900 621 WPico Blvd. & 1256/1258 S. Figueroa St. 14

This information is supplied in advance of the sale in compliance with the provisions of Section 
54220 through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available 
for park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this 
letter, we will assume you are not interested and have no objections. Should you need additional 
information, please contact Real Estate Officer Alecia Simona at (213) 922-8558.

0/ ■j/L-

*Sinpferely yours, - /
\ JCZU'C^' ,' %^1 / <
id Roberts, Property Manager

A f
A

f
Qavi
Department of General Services, Asset Management Division

Enclosure

AN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER



I have no objections to the proposed sale.
Comments: ___________________

I object to the proposed sale. 
Comments:______________

C:\Documents. and SettIngs\104610\My Documents\SurplLis Property\Figueroa and Pico\1_54220_OutsideLtrs.DOC
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621 WEST PICO BOULEVARD &
1256/1258 SOUTH FIGUEROA STREET, LOS ANGELES, CA 90015 
APN: 5138-025-900



CiTY OF LOS ANGELES
California

TONY M. ROYSTER DEPARTMENT OF 
GENERAL SERVICES 

Room 701 
City Hall South 

1 1 1 East First Street 
Los Angeles, ca 90012 

(213) 920’9555 
FAX NO. (213) 92B-951 5

GENERAL MANAGER 
AND

CITY PURCHASING AGENT

:

ANTONIO R. VILLARAIGOSA
MAYOR

July 26, 2012

Los Angeles Unified School District Facilities Services Division 
Leasing & Asset Management Unit 
333 South Beaudry Avenue, 23rd Fir.
Los Angeles, CA 90017

Attention: Scott Graham, Director

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST.. LOS ANGELES. CA 90015- APN: 5138-025-900

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

APN CDLocation

5138-025-900 14621 W Pico Blvd. & 1256/1258 S. Figueroa St.

This information is supplied in advance of the sale in compliance with the provisions of Section 
54220 through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available 
for park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this 
letter, we will assume you are not interested and have no objections. Should you need additional 
information, please contact Real Estate Officer Alecia Simona at (213) 922-8558.

/?SincerelyAours / ./ # J'4‘f i 7y,. „ _ L/N
DavidYtoberfs. Property Manager
Department of General Services, Asset Management Division

Enclosure

mAN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER TLS)



City of Los Angeles
California

TONY M. ROYSTER DEPARTMENT OF
GENERAL SERVICES 

ROOM 701 
CITY HALL SOUTH 

1 1 i East First street 
Los ANGELES, CA 90012 

(213) 928-9555 
FAX NO. (21 3) 928-9515

GENERAL MANAGER 
AND

CITY PURCHASING AGENT

gp

VOED j

ANTONIO R. VILUARAIGOSA
MAYOR

July 26, 2012

Los Angeles County Metropolitan Transportation Authority 
1 Gateway Plaza, MS 99-13-8 
Los Angeles, CA 90012 ■

Attention: Velma Marshall, Director of Real Estate

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST.. LOS ANGELES. CA 90015 - APN: 5138-025-900

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

APN Location CD

5138-025-900 621 W Pico Blvd. & 1256/1258 S. Figueroa St. 14

This information is supplied in advance of the sale in compliance with the provisions of Section 
54220 through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available 
for park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this 
letter, we will assume you are not interested and have no objections. Should you need additional 
information, please contact Real Estate Officer Alecia Simona at (213) 922-8558.

Sincer^fy^ours,

Dav^SlhLrti'

.*• ■
-

-
Property Manager 

Department of General Services, Asset Management Division

ty f?

Enclosure

AN EQUAL EMPLOYMENT OPPORTUNITY-AFFIRMATIVE ACTION EMPLOYER



City of Los Angeles
CALIFORNIA

TONY M. ROYSTER DEPARTMENT OF 
GENERAL SERVICES 

room 7Q1 
city Hall south 

1 1 1 East First Street 
Los ANGELES, CA 90012 

{213} 926-9555 
FAX NO. (2 13) 928-9515

GENERAL MANAGER 
AND

C/TY PURCHASING AGENT
elite

11
Jv

IT
ANTONIO R. VILLJ\RAIGOSA

MAYOR

My 26, 2012

Housing Authority of the City of Los Angeles 
2600 Wilshire Boulevard 
Los Angeles, CA 90057

Attention: Rudolf Montiel, Executive Director

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST„ LOS ANGELES, CA 90015 - APN: 5138-025-900

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

CDAPN Location

5138-025-900 621 W Pico Blvd. & 1256/1258 S. Figueroa St. 14

This information is supplied in advance of the sale in compliance with the provisions of Section 
54220 through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available 
for park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this 
letter, we will assume you are not interested and have no objections. Should you need additional 
information, please contact Real Estate Officer Alecia Simona at (213) 922-8558.

Sincerely yours, &Si J
A H

y V

DaiMTob^ertsf Pro perty Manage 
Department of General Sendees, Asset Management Division

/

Enclosure

AN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER{SBll



City of Los Angeles
California

TONY M. ROYSTER DEPARTMENT OF 
GENERAL SERVICES 

Room 701 
City Hall South 

t t 1 East First street 
los Angeles, CA 90012 

(213) 928-9555 
FAX NO. (213) 92B-95I5

GENERAL MANAGER 
ANO

CITY PURCHASING AGENT

ajSId'3
ANTONIO R. VILLARAIGOSA

MAYOR

July 26, 2012

Chief Executive Office of Los Angeles County 
Real Estate Division 
222 S. Hill St., 3rd Floor 
Los Angeles, CA 90012

Attention: Real Estate Manager

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST.. LOS ANGELES, CA 90015 - APN: 5138-025-900

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

CDAPN Location

621 WPico Blvd, & 1256/1258 S. Figueroa St. 145138-025-900

This information is supplied in advance of the sale in compliance with the provisions of Section 
54220 through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available 
for park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this 
letter, we will assume you are not interested and have no objections. Should you need additional 
information, please contact Real Estate Officer Alecia Simona at (213) 922-8558.

.a"T 1S'

ySincerely yours, s/ £
f ...obcifs. Property Manager

f/A s

David
Department of General Services, Asset Management Division

Enclosure

CRlAN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER



California
TONY M. ROYSTER

GENERAL SERVICES
ROOM 701

city Hall South 
111 East first Street 

Los ANGELES, CA 90012 
(213) 928-9555 

FAX NO. (213) 926-9515

DEPARTMENT OF
GENERAL MANAGER 

AND
CITY PURCHASING AGENT

ANTONIO R. VILLARAIGOSA
MAYOR

July 26, 2012

Santa Monica Mountains Conservancy 
5750 Ramirez Canyon Road 
Malibu, CA 90265

Attention: Joe Edmiston, Executive Director

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST.. LOS ANGELES. CA 90015 - APN: 5138-025-900

The City of Los Angeles intends to offer for possible sale the property listed below and.shown on the 
enclosed map.

APN CDLocation

5138-025-900 621 W Pico Blvd. & 1256/1258 S. Figueroa St. 14

This information is supplied in advance of the sale in compliance with the provisions of Section 
54220 through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available 
for park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this 
letter, we will assume you are not interested and have no objections. Should you need additional 
information, please contact Real Estate Officer Alecia Simona at (213) 922-8558.

,/1
Sincereiy'yoiirs,

David Rohe^sf Property Manager
Department of General Services, Asset Management Division

A'
/ y?f

7
A *>-

Enclosure

AN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER



City of Los Angeles
California

TONY Mj ROYSTER DEPARTMENT OF 
GENERAL SERVICES 

Room 701 
City Hall South

1 1 1 EAST FIRST STREET 
Los Angeles, CA 90012 

(213) 928-9555 ' 
FAX NO. (213) 928-9515

GENERAL MANAGER 
AND

CITY PURCHASING AGENT

V
®EedT5

ANTONIO R. VILLARAIGOSA 
MAYOR

July 26, 2012

Los Angeles River Revitalization Corporation 
570 West Avenue 26, Suite 475 
Los Angeles, CA 90065

Attention: Omar Brownson, Executive Director

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST„ LOS ANGELES. CA 90015 - APN: 5138-025-900

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

APN CDLocation

145138-025-900 621 W Pico Blvd. & 1256/1258 S. Figueroa St.

This information is supplied in advance of the sale in compliance with the provisions of Section 
54220 through 54232 of the Government Code.

Section 54220 provides as follows ,. .that surplus land, prior to disposition should be made available 
for park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this 
letter, we will assume you are not interested and have no objections. Should you need additional 
information, please contact Real Estate Officer Alecia Simona at (213) 922-8558.

1 4S // i* .-fy

Sincerely yours, <

/ yp/fs /
r / J'a

A/ t.-'

David Roberts, Property Manager
Department of General Services, Asset Management Division

Enclosures

AN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER
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CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

July 27, 2012DATE:

Michael Perez, General Manager 
Fire & Police Pensions 
360 E. 2nd St., Ste 400, MS 390 
Los Angeles, CA 90012

TO:

■o/?
/

£■$-//

David Roberts, Property Manager 
Department of General Services, Asset Management Division

FROM:

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST.. LOS ANGELES. CA 90015 - APN: 5138-025-900

SUBJECT:

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

CDAPN Location

621 W Pico Blvd. & 1256/1258 S. Figueroa St.5138-025-900 14

This information is supplied in advance of the sale in compliance with the provisions of Section 54220 
through 54232 of the Government Code.

Section 54220 provides as follows ... that surplus land, prior to disposition should be made available for 
park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this letter, 
we will assume you are not interested and have no objections. Should you need additional information, 
please contact Real Estate Officer Alecia Simona at (213) 922-8558. irw“'

\
Enclosure CJ

■I

cn

C:\Documents and Settings\104610\My Documents\Surplus Property\Figueroaand Pico\1^54220IntemalLtrs2.doc



f

f I have no objections to the proposed sale. 
Comments:_________________________

I object to the proposed sale. 
Comments:______________

C:\Documents and Settings\104610\My Documents\SurpIus PropertyVFigueroa and Pico\l_54220IntemalLtrsl.doc



CITY OF LOS AMGELES
INTER-DEPARTMENTAL CORRESPONDENCE

0July 27, 2012DATE:
ft

Richard L. Benbow, General Manager 
Community Development Department 
1200 W. 7th Street, 6th Fir, MS 854 
Los Angeles, CA 90017 
Attention:

TO:

.W'

Robert Sainz, AGM 
Economic Development Division

yi

a
David Roberts, Property Manager j*
Department of General Services, Asset Management Division

FROM:

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST.. LOS ANGELES. CA 90015 -APN: 5138-025-900

SUBJECT:

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

APN Location CD

5138-025-900 621 W Pico Blvd. & 1256/1258 S. Figueroa St 14

This information is supplied in advance of the sale in compliance with the provisions of Section 54220 
through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available for 
park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this letter, 
we will assume you are not interested and have no objections. Should you need additional information, 
please contact Real Estate Officer Alecia Simona at (213) 922-8558.

Enclosure

C:\Documents and Settings\104610\My DocumenMSurplus Property\Figueroa and Pico\l_54220InteraalLtisl.doc



I have no objections to the proposed sale.
Comments:__________________________

I object to the proposed sale. 
Comments:______________

ihoos Beniamin Director - EDD 8/6/12

DateSignature Name Title

C:\Documents and Settings\104610\My Documents\Surplus Proper1y\Figueroa and Pico\l_54220IntemalLtrsl.doc
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CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

My 27, 2012DATE:

Thomas Moutes, General Manager 
LACERS
360 E. 2nd St, Ste 800, MS 175 
Los Angeles, CA 90012-4207

TO:

S) £

'A*( / , • / / 
r\yDavid Roberts, Property Manager 

Department of General Services, Asset Management Division
FROM: /

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST.. LOS ANGELES. CA 90015 - APN: 5138-025-900

SUBJECT:

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

Location CDAPN

621 WPico Blvd. & 1256/1258 S. Figueroa St.5138-025-900 14

This information is supplied in advance of the sale in compliance with the provisions of Section 54220 
through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available for 
park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this letter, 
we will assume you are not interested and have no objections. Should you need additional information, 
please contact Real Estate Officer Alecia Simona at (213) 922-8558.

Enclosure

C:\Documents and Settings\104610\My Documenls\SuipIus PropetlyVFigueroaand Pico\I_54220IntemaILtrs2.doc



4k I have no objections to the proposed sale.
Comments:__________________________

I object to the proposed sale. 
Comments:______________

C:\Documents and Settings\104610\My DocumentsVSurplus Property\Figueroa and Pico\l_54220IntemalLtrsl.doc
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CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

DATE: My 27,2012

TO: Jaime De La Vega, General Manager 
Department of Transportation 
100 S. Main Street, 10th Fir,, MS 725 
Los Angeles, CA 90012 
Attention: Amir Sedadi, AGM Transportation Engineer 

Bureau of Planning and Land Use Development 
100 S. Main Street, 10th Fir. - MS 725 ■•in/

FROM: David Roberts, Property Manager 
Department of General Services, Asset Management Division J

SUBJECT: PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST.. LOS ANGELES. CA 90015 - APN: 5138-025-900

i

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map.

iI
:Location CDAPN

5138-025-900 621 WPico Blvd & 1256/1258 S. Figueroa St. 14

Tins information is supplied in advance of the sale in compliance with the provisions of Section 54220 
through 54232 of the Government Code, s

Section 54220 provides as follows.. .that surplus land, prior to disposition should be made available for 
park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes. I

i

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this letter, 
we will assume you are not interested and have no objections. Should you need additional information, 
please contact Real Estate Officer Aiecia Simona at (213) 922-8558.

i

Enclosure

C:VDocuments wul Settings’ll046l(F\My Documents^urpjus Property^Figueroa and Pico\i_54220JntcrnalLti3l.doc

I



I
i

I have no objections to the proposed sale. 
Comments;______________________

■

I object to the proposed sale. 
Comments;_____________ i

J
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Csty of Los Angeles
California

TONY M. ROYSTER
GENERAL MANAGER 

AND
CITY PURCHASING AGENT

DEPARTMENT OF
GENERAL SERVICES 

Room 701 
city hall south 

1 i I East first street 
Los Angeles, ca 90012

(213) 92S-9555 
FAX NO. (213) 928-9515

*<£24

ssSBgjOJ
ANTONIO R. VILLARAIGOSA 

MAYOR

July 26, 2012

Santa Monica Mountains Conservancy 
5750 Ramirez Canyon Road 
Malibu, CA 90265

Attention: Joe Edmiston, Executive Director

PROPOSED SALE OF CITY-OWNED PROPERTY AT 621 W. PICO BLVD. & 
1256/1258 S. FIGUEROA ST.. LOS ANGELES. CA 90015 - APN: 5138-025-900

The City of Los Angeles intends to offer for possible sale the property listed below and shown on the 
enclosed map:

APN CDLocation

5138-025-900 621 W Pico Blvd. & 1256/1258 S. Figueroa St. 14

This information is supplied in advance of the sale in compliance with the provisions of Section 
54220 through 54232 of the Government Code.

Section 54220 provides as follows .. .that surplus land, prior to disposition should be made available 
for park and recreation purposes, for open space purposes, or for low and moderate income housing 
purposes.

Please return a signed copy of this letter to Room 201, City Hall South, Asset Management Division, 
attention Property Manager. If we do not hear from you within sixty (60) days of receipt of this 
letter, we will assume you are not interested and have no objections. Should you need additional 
information, please contact Real Estate Officer Alecia Simona at (213) 922-8558.

X" ..l? '
Sincerelyyoprs,

X / /
David ^ofc^^^ropefty Manager
Department of General Services, Asset Management Division

Enclosure
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I
I have no objections to the proposed sale,
Comments:

J*-

/
I object to the propose^saj#! 
Comments:

C:\Documents and SettingsW04610\My Documents'iSurplus PropertylFigueroa and PicoYI_54220_OutsideLtrs.DOC
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V*

TITLE REPORT

APN: 5138-025-900DATE: August 15, 2012

JOB TITLE: 1258 Figueroa Street, Los Angeles, 90015

Title to the Land hereinafter described is vested as follows:

Vestee: The City of Los Angeles, a municipal corporation

Final Order: Recorded May 29, 1969 as instrument No. 3936 in Book D-4386 
Page 638 of Official Records.

Defendants: John W. Spinks, et al.

21st Floor, City Hall, Los AngelesReturn Address:

DTT: None.

Assessed value: $ 239,510.00 2012

$ 239,510.00Land:

Imp: None

Tax Parcel: 5138-025-900

Subject to:

General and Special County and City taxes for fiscal year 2011-20121.

1 Installment: not examined

2nd Installment: not examined

Bonds and Assessments: not examined2.

Covenants, conditions and restrictions (but omitting any covenant or restrictions, if any, 
based upon on race, color, religion, sex, sexual orientation, familial status, marital 
status, disability, handicap, national origin, ancestry, or source of income, as set forth in 
applicable state or federal laws, except to the extent that said covenant or restriction is 
permitted by applicable law) as set forth in the document

3.

Recorded: September 13, 1941 in Book 18780 Page 93, of Official 
Records



f {V.

An community oil and gas lease for the term therein provided, executed by the parties 
herein named, and other parties as owners of other lands described in said lease, with 
certain covenants, conditions and provisions, together with easements, if any as set 
forth therein.

4.

Lessor:
Lessee:
Recorded:

Horton & Converse
Standard Oil Company of California, a corporation
January 7, 1965 as Instrument No. 2785 in Book M-1724 Page
63, of Official Records

Reference is hereby made to said document for full particulars.

No assurance is made as to the present ownership of the leasehold created by said 
lease, nor as to other matters affecting the rights or interests of the lessor or lessee in 
said lease.

Affects that portion of said land lying below a depth of 500 feet from the surface thereof, 
without the right to enter upon or use any portion of said land lying above said depth.

5. Covenants, conditions and restrictions (but omitting any covenant or restrictions, if any, 
based upon on race, color, religion, sex, sexual orientation, familial status, marital 
status, disability, handicap, national origin, ancestry, or source of income, as set forth in 
applicable state or federal laws, except to the extent that said covenant or restriction is 
permitted by applicable law) as set forth in the document

Recorded: May 29, 1969 as instrument No. 3936 in Book D-4386 Page 
638 of Official Records

An easement affecting the portion of said land and for the purposes stated herein, and 
incidental purposes, dedicated by City Ordinance.

6.

In Favor of: 
Purpose: 
Ordinance No.: 
Approved: 
Affects:

City of Los Angeles, a municipal corporation 
Public street 
143439 
May 25, 1972
A portion of said land more particularly described therein.

The fact that said land is included within the Central Business Distrct Redevelopment 
Project Area, and that proceedings for redevelopment have been instituted.

7.

Recorded: July 22, 1975 as Instrument No. 3675 and recorded July 30, 
1975 as instrument No. 3868 of Official Records



ri

8. A covenant and agreement upon and subject to the terms and conditions therein

Mary M. Mann
City of Los Angeles, a municipal corporation
July 31, 1987 as Instrument No. 87-1223300, of Official
Records

Executed by: 
In favor of: 
Recorded:

Reference is hereby made to said document for full particulars.

This covenant and agreement shall run with the land and shall be binding upon any 
future owners, encumbrances, their successors, heirs or assigns and shall continue in 
effect until the proper government agency approves its termination.

An easement affecting the portion of said land and for the purposes stated herein, and 
incidental purposes, dedicated by City Ordinance.

9.

In Favor of: 
Purpose: 
Ordinance No.: 
Approved: 
Affects:

City of Los Angeles, a municipal corporation
Public street
172283
November 4, 1998
A portion of said land more particularly described therein.

To be known as Pico Boulevard

If any of the above items contain any restriction based on race, color, religion, 
sex, familial status, marital status, disability, national origin or ancestry, that 
restriction violates State and Federal Fair Housing Laws and is omitted, unless 
and only to the extent that the covenant, condition or restriction (a) is exempt 
under Title 42 of the United States Code, or (b) relates to handicap but does not 
discriminate against handicapped persons.

LEGAL DESCRIPTION:

THOSE PORTIONS OF LOTS 11, 12 AND 13, CARSON AND CURRIER'S SUBDIVISION OF BLOCK 39 
OF ORD’S SURVEY, AS PER MAP RECORDED IN BOOK 55 PAGE 3 OF MISCELLANEOUS 
RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, BOUNDED AND 
DESCRIBED AS FOLLOWS:



BEGINNING AT THE MOST SOUTHERLY CORNER OF SAID LOT 13; THENCE 
NORTH 37° 46' 20" EAST ALONG THE SOUTHEASTERLY LINE OF SAID LOTS 
123.23 FEET TO THE SOUTHEASTERLY PROLONGATION OF THE SOUTHERLY 
FACE OF THE SOUTH WALL OF A TWO STORY BUILDING ON THE PROPERTY 
ADJOINING ON THE NORTH; THENCE NORTH 52° 13' 10" WEST ALONG, SAID 
SOUTHEASTERLY PROLONGATION AND ALONG SAID SOUTHERLY FACE AND 
ITS NORTHWESTERLY PROLONGATION TO THE NORTHWESTERLY LINE OF 
SAID LOT 11; THENCE SOUTH 37° 45' 10" WEST ALONG THE NORTHWESTERLY LINES OF 
SAID LOTS A DISTANCE OF 148.30 FEET TO THE MOST WESTERLY CORNER OF 
SAID LOT 13; THENCE SOUTHEASTERLY ALONG THE SOUTHWESTERLY LINE OF 
SAID LOT 13 TO THE POINT OF BEGINNING.

EXCEPTING THEREFROM THAT PORTION OF SAID LOT 13 LYING SOUTHWESTERLY 
OF A LINE DESCRIBED AS FOLLOWS:

COMMENCING AT THE INTERSECTION OF THE CENTER LINE OF FIGUEROA STREET, 
FORMERLY PEARL STREET, WITH THE CENTER LINE OF PICO BOULEVARD, FORMERLY PICO STREET, 
AS SAID INTERSECTION IS SHOWN ON SAID MAP; THENCE SOUTHEASTERLY ALONG SAID 
LAST MENTIONED CENTER LINE A. DISTANCE OF 218.42 FEET; THENCE 
NORTHEASTERLY AT RIGHT ANGLES FROM SAID LAST-MENTIONED CENTER LINE A DISTANCE OF 
50 FEET TO THE TRUE POINT OF BEGNNING FOR PURPOSES OF THIS DESCRIPTION; THENCE 
NORTHWESTERLY ALONG A LINE PARALLEL WITH SAID CENTER LINE OF PICO 
BOULEVARD TO A LINE EXTENDING NORTHEASTERLY AT RIGHT ANGLES 
FROM SAID LAST-MENTIONED CENTER LINE AND PASSING TROUGH. A POINT IN SAID LAST- 
MENTIONED CENTER LINE, DISTANT 169.90 FEET SOUTHEASTERLY, MEASURED ALONG SAID 
LAST MENTIONED CENTER LINE, FROM ITS INTERSECTION WITH SAID. CENTER 
LINE OF FIGUEROA STREET; THENCE NORTHWESTERLY ALONG A CURVE TANGENT TO SAID PARALLEL 
LINE, CONCAVE TO THE 'NORTHEAST AND HAVING A RADIUS OF 557 FEET TO A POINT DISTANT 15 FEET 
SOUTHEASTERLY, MEASURED ALONG SAID CURVE, FROM THE NORTHWESTERLY LINE OF SAID LOT 
13; THENCE NORTHERLY IN A DIRECT LINE TO A POINT IN SAID LAST-MENTIONED NORTHWESTERLY LINE 
DISTANT 15 FEET NORTHEASTERLY, MEASURED ALONG SAID LAST-MENTIONED NORTHWESTERLY LINE. 
FROM SAID CURVE..

ALSO EXCEPTING AND RESERVING ALL CRUDE OIL, PETROLEUM, GAS, ASPHALTUM AND ALL KINDRED 
SUBSTANCES AND OTHER MINERALS OF WHATEVER NATURE IN, UNDER AND RECOVERABLE FROM SAID 
REAL PROPERTIES WITHOUT THE RIGHT TO ENTER, DRILL OR PENETRATE IN OR UPON THE SURFACE OF 
SAID REAL PROPERTIES, OR WITHIN 500 FEET THEREOF, FOR THE PURPOSES OF RECOVERING CRUDE 
OIL , PETROLEUM , GAS, ASPHALTUM AND ALL KINDRED SUBSTANCES AND OTHER MINERALS OF 
WHATEVER NATURE, AS EXCEPTED IN THE FINAL ORDER OF CONDEMNATION, A CERTIFIED COPY OF 
WHICH WAS RECORDED MAY 29, 1969 AS INSTRUMENT NO. 3936 IN BOOK 04386 PAGE 638 OF OFFICIAL 
RECORDS.

Department of General Services 
Asset Management Division vr

PM L .Searched by: Jose L. Ramirez By.r~- Jose L. RamirezJT ler

Approved &Checked by:

JoAnn Kishi,“Senior Re^Estate OfficerDate:
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EXHIBIT “A5'

APN: 5138-025-900

ADDRESS: 621 W Pico Blvd. & 1256/1258 Figueroa St, Los Angeles, CA 90015

LEGAL DESCRIPTION:

Those portions of Lot 11,12 and 13 of Carson and Currier’s Subdivision of Block 89 
Ord’s Survey, in the City of Los Angeles, County of Los Angeles, State of California, as 
per map recorded in Book 55, Page 3 of Miscellaneous Records, in the office of the 
County Recorder of said county, bounded and described as follows:

Beginning at the most southerly comer of said Lot 13; thence North 37°46’20” East 
along the southeasterly line of said lots a distance of 123.23 feet to the southeasterly 
prolongation of the southerly face of the South wall of two-story building on the properly 
adjoining on the North; thence North 52° 13s 10” West along said southeasterly 
prolongation and along said southerly face and its northwesterly prolongation to the 
northwesterly line of said Lot 11; thence South 37°45’ 10” West along the northwesterly 
line of said lots a distance of 148.30 feet to the most westerly comer of said Lot 13; 
thence southeasterly along the southwesterly line of said Lot 13 to the point of beginning

EXCEPTING therefrom that portion of said Lot 13 lying southwesterly of a line 
described as follows:

Commencing at the intersection of die centerline of Figueroa Street, formerly Pearl 
Street, with die centerline of Pico Boulevard, formerly Pico Street, as said intersection is 
shown on said map; thence southeasterly along last said centerline a distance of 218.42 
feet; thence northeasterly at right angle from last said centerline a distance of 50.00 feet 
to the POINT OF BEGINNING for purposes of this description; thence northwesterly 
along a line parallel with said centerline of Pico Boulevard to a line extending 
northeasterly at right angle from last said centerline and passing through a point in said 
last said centerline distant 169.90 feet southeasterly, measured along last said centerline 
from its intersection with said centerline of Figueroa Street; thence northwesterly along a 
curve tangent to said parallel line, concave to the Northeast and having a radius of557.00 
feet to a point distant 15.00 feet southeasterly measured along said curve from the 
northwesterly line of said Lot 13; thence northerly in a direct line to a point in last said 
northwesterly line distant 15.00 feet northeasterly measured along last said northwesterly 
line from said curve

RESERVING unto the City of Los Angeles for public street purposes the northwesterly
4.00 feet of above described land

ALSO RESERVING unto the City of Los Angeles for public sidewalk purposes the

APN: 5138-025-900
621 W Pico Blvd. & 1256/1258 Figueroa St.

Page 1



southeasterly 9.00 feet of the northwesterly 13.00 feet of above described land

SUBJECT TO all ordinances, covenants, conditions, restrictions, exceptions, 
reservations, easements, rights and right of way of record.

la no

#°,00%
EXP. 12-3H» 

LS 7231
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APN: 5138-025-900
621 W Pico Blvd. & 1256/1258 Figueroa St.

Page 2
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ATTACHMENT "A"

LEGAL DESCRIPTION

THE NORTHEASTERLY 20 FEET OF THE SOUTHWESTERLY 34 FEET OF LOT 14, CARSON AND 
CURRIER’S SUBDIVISION OF BLOCK 89 OF ORD’S SURVEY, IN THE CITY OF LOS ANGELES, 
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 65, PAGE 
3, MISCELLANEOUS RECORDS. IN THE OFFICE OF THE COUNTY RECORDER OF LOS ANGELES 
COUNTY.

EXCEPTING THEREFROM THOSE PORTIONS WITHIN PUBLIC STREET.

ALSO, THAT PORTION OF SAID LOT 14 BOUNDED AND DESCRIBED AS FOLLOWS;

BEGINNING AT THE INTERSECTION OF THENORTHWESTERLYUNE OF THE SOUTHEASTERLY 5 
FEET OF SAID LOT WiTH THE NORTHEASTERLY 20 FEET OF THE SOUTHWESTERLY 34 FEET OF 
SAID LOT; THENCE NORTH 61° 23’ 3tT WE$T ALONG SAID NORTHEASTERLY LINE A DISTANCE 
OF 20.26 FEET TO THE BEGINNING OF A NON-TANGENT CURVE CONCAVE TO THE SOUTH AND 
HAVING A RADIUS OF 35 FEET, A RADIAL LINE TO SAID BEGINNING OF CURVE BEARS NORTH 
ir 03 26” WEST; THENCE'EASTERLY ALONG SAI D CURVE THROUGH A CENTRAL ANGLE OF 40° 
12’ 24" AN ARC DISTANCE OF 24.66 FEET TO A POINT IN SAID NORTHWESTERLY LINE DISTANT 
10.13 FEET NORTHEASTERLY MEASURED ALONG SAID NORTHWESTERLY LINE FROM THE 
POINT OF BEGINNING; THENCE SOUTHWESTERLY ALONG SAID NORTHWESTERLY LINE TO THE 
POINT OF BEGINNING.
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CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

FORM GEN. tea (RflV. S-80)

Data: February 19, 2013

David Roberts, Property Manager 
Department of General Services 
Asset Management Division, Stop 706 
Attn: Alecia Simona

To:

Carl Mills, Civil Engineer 
Land Use Section, Central District 
201 N, Figueroa St., 7th Floor, Stop 503

From:

PROPOSED SALE OF CITY-OWNED PROPERTY LOCATE AT 621 W. 
PICO BOULEVARD & 1256/1258 S. FIGUEROA STREET

Subject:

This office recommends the following:

Dedications Required:

Figueroa St. - Modified 2-Way Major Highway - Class II 
Existing RA/V= 102’, Existing Yz R/W= 51’
The existing half right-of-way is 51-ft wide. A 7-ft wide additional dedication is 
required along the project to complete a standard 58’ wide half right-of-way 
designated as Modified 2-Way Major Highway - Class II per Downtown Street 
Designations. Also, an average 9-ff wide sidewalk easement dedication is required.

Pico Blvd. - Modified 2-Way Secondary 
Existing R/W= Varies, Existing R/W= 63’
The survey was conducted on March 2007 shows half right-of-way 45-ft wide; 
however the existing is 63-ft wide. Therefore, no dedication is required.

Downtown Street Standards is considering modify the current configurations of Pico 
Boulevard and Figueroa Street.

Any questions regarding this report may be directed to Terry Phan at (213) 482-7048.

Q:\Disc Act Post 200SVSCOL - Sale of City Owned LandVPico Bi W - 621 & Figuero St S -1256-1258_APN 5138-025-900\621 W
Pico BIjSCOL-Rptdoc 
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FORM GEN. 160 (Rev. 11-02)

CITY OF LOS ANGELES
INTERDEPARTMENTAL CORRESPONDENCE

Date: March 5, 2013

To: David Roberts, Property Manager I
Real Estate Services
Department of General Services
Attn: Alecia Simona, Surplus Property Manager

James E Doty, Manager ^
Environmental Management Group 
Bureau of Engineering

From:

SALE OF PROPERTY - 621 PICO BOULEVARD, 1256-1258-1260 
FIGUEROA STREET (APN 5138-025-900)
CEQA NOTICE OF EXEMPTION

Subject:

Following your request for environmental documentation, we have determined that this 
project is exempt from the provisions of the California Environmental Quality Act 
(CEQA) pursuant to City Guidelines (Art III, Sec 1, Class 12) and State Guidelines (Sec 
15312). The attached Notice of Exemption serves as your record that CEQA review has 
been completed and it should be retained In the official project file.

This determination is based on the information submitted to us by your office and on our 
subsequent investigation. Please review the enclosed notice carefully. If the notice 
incompletely or inaccurately describes the project, the City could be vulnerable to legal 
challenges. If you think there may be inconsistencies, or if the project description 
changes, please contact this office for a re-evaluation of the project’s exempt status.

The Notice of Exemption may be filed with the Los Angeles County Clerk after the 
project is approved or a determination is made to carry out the project. Filing with the 
County Clerk is not usually required but has the advantage of limiting legal challenges 
to a 35-day period. Without the filing, legal challenges can be filed up to 180 days 
following commencement of the project. The filing is subject to a $75 filing fee, which 
your office will be expected to provide. If you want EMG to file the notice with the 
County Clerk, please let us know immediately after the project is approved or a 
determination is made to carry out the project. Project approval can occur in any of 
several actions, such as authorization to: going into escrow, proceed beyond the pre
design stage, acquire rights of way, expend funds for construction, or advertise for 
construction bids.

Should you have questions or concerns regarding this notice, please contact James R 
Tebbetts of my staff at (213) 485-5732 orjames.tebbetts@lacity.org

JED/jrt:CEQA NOE Transmittal Memo 
Enclosure: Notice of Exemption

mailto:orjames.tebbetts@lacity.org


CITY OF LOS ANGELES 
OFFICE OF THE CITY CLERK 

ROOM 395, CITY HALL 
LOS ANGELES, CALIFORNIA 90012 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 
NOTICE OF EXEMPTION 

{Articles II and ill — City CEQA Guidelines)

CITY CLERK'S USECOUNTY CLERK'S USE

Submission of this form is optional. The form shall be filed with the County Clerk, 12400 E. Imperial Highway, 
Norwalk, California, 90650, pursuant to Public Resources Code Section 21152(b). Pursuant to Public Resources 
Code Section 21167(d), the filing of this notice starts a 35-day statute of limitations on court challenges to the 
approval of the project. ____  _________________________________________________ ______________

COUNCIL DISTRICTEnvironmental Management Group 
Los Angeles City Engineer 
1149 S. Broadway, MS 939 
Los Angeles, CA 90015__________

LEAD CITY AGENCY AND ADDRESS:
14

LOG REFERENCEPROJECT TITLE: Sale of surplus City-owned property- 621 W Pico Blvd and 1256-
(W.O. E1903843)1258-1260 Figueroa St.

PROJECT LOCATION: The property is located at - 621 W Pico Blvd and 1256-1258-1260 Figueroa St. (APN 
5118-025-900), Los Angeles, Ca 90015. The property is approximately 18,820 sq. ft (0.43 ac) in area.. It is located

T.G. Pg 634, Grid D5in the in the Central City Community Plan Area.
DESCRIPTION OF NATURE, PURPOSE, AND BENEFICIARIES OF PROJECT: The subject property has been 
declared surplus by the City and will be sold to a private party. This exemption only applies to the sale of the 
property, not the subsequent use,________ ___________________________________________________________

TELEPHONE NUMBER: (213) 487-5732CONTACT PERSON: James R Tebbetts,
Environmental Specialist II

EXEMPT STATUS: (Check One)
C ITY CEQA 
GUIDELINES 
Art. II, Sec. 2.b 
Art. II, Sec. 2.a(1) 

Sec. 2.a(2)(3) 
Art. II, Sec. 1

STATE CEQA 
GUIDELINES 
Sec. 15268□ MINISTERIAL

□ DECLARED EMERGENCY
tivicnociN^T rrwJcLrr

□ GENERAL EXEMPTION
E] CATEGORICAL EXEMPTION*Art. Ill, Sec. 1 Class 12
□ STATUTORY*

* See Public Resources Code Sec. 21080 and set forth state and city guidelines provisions.

Sec. 15269(a)
A _L IIrtll. II, Sec. 1526S(b)(c)

Sec. 15061(b)(3) 
Sec. 15312
Sec.Art.

JUSTIFICATION FOR PROJECT EXEMPTION: City CEQA Guidelines (Art III, Sec 1, Class 12) and State CEQA 
Guidelines (Sec 15312) exempt the sale of surplus government property from the requirements of CEQA, except 
for lands in area of statewide interest or potential area of critical concern. The property is not located in an area of 
statewide interest or critical concern as noted in the Governor’s Environmental Goals and Policy Report (Govt 
Code 65041 et seq). None of the limitations set forth in State CEQA Guidelines 15300.2 apply (see attached 
narrative). _______________________ ___________________________
IF FILED BY APPLICANT, ATTACH CERTIFIED DOCUMENT OF EXEMPTION FINDING

TITLE:
Environmental Affairs Officer 
Environmental Management Group

DATE:
MarchS, 2013

SIGNATURE:

Jim Doty
RECEIPT NO. REC’D BYFEE: DATE

$75.00.
DISTRIBUTION: (1) County Clerk (2) City Clerk (3) Agency Record



CATEGORICAL EXEMPTION NARRATIVE

I. PROJECT DESCRIPTION - The property is located at 621 W Pico Blvd and 1256-1258-1260 Figueroa St. 
(North of Pico Bouievard and east of Figueroa Street (APN 5118-019-900)). The property is 18,820 square 

feet in area (0.43 acres). It is located in the Central City Community Plan Area and 14th Council District. It is 
currently used as an off-street parking lot. The property will be sold to a private party. This exemption only 
applies to the sale of the property, not the subsequent use.

II. HISTORY - The City of Los Angeles acquired title to the property on May 29, 1969. There appears to 
have been no use of the property since that time, other than being used as a public parking lot. According to 
the General Services Department (GSD) they have had control of the property since its purchase.

III. ENVIRONMENTAL REVIEW - The State CEQA Guidelines (CCR Sec 15300.2) limit the use of 
categorical exemptions in the following circumstances:

1. Location. Exemption Classes 3,4, 5,6, and 11 are qualified by consideration of where the project is to 
be located - a project that is ordinarily insignificant in its impact on the environment may be significant in a 
particularly sensitive environment. Therefore, these classes are considered to apply all instances, except 
where the project may impact on an environmental resource of hazardous or critical concern where 
designated, precisely mapped, and officially adopted pursuant to law by federal, state, or local agencies. 
This project is the sale of surplus City property that is used for parking during events held at the Staples 
Center or City Convention Center. As such it is exempt under Class 12. Therefore, this exception has no 
application here.

2. Cumulative Impact. This exception applies when, although a particular project may not have a 
significant impact, the cumulative impact of successive projects of the same type in the same place, over 
time is significant. This project is the sale of surplus City property at this location. There are no other known 
projects that could involve cumulatively significant impacts in the general area. Therefore, this exception 
has no application here.

3. Significant Effect. This exception applies when, although the project may otherwise be exempt, there is 
a reasonable possibility that the project will have a significant effect due to unusual circumstances. There 
are no unusuai circumstances known to this office on this project site. Therefore, this exception has 
application here.

i IS/

4. Scenic Highway. A categorical exemption shall not be used fora project which may result in damage to 
scenic resources, including but not limited to, trees, historic buildings, rock outcroppings, or similar 
resources, within a highway officially designated as a state scenic highway. The proposed project is not 
within sight of any designated scenic highway resource. Therefore, this exception has no application here.

5. Hazardous Waste Site. This exception applies when a project is located on a site listed as a hazardous 
waste site under Government Code Section 65962.5. As of February 14, 2013, the'State Department of 
Toxic Substances Control has not listed any site within the project area (Envirostor at 
www.envirostor.dtsc.ca.gov). The project site is within the Methane Zone (NavigateLA) and the Los Angeles 
Downtown Oil Field. This project is for the transfer of property, between seller and buyer. As noted earlier, 
this exemption is for the sale of the property If/when the property is developed in the future these issues will 
require addressing. Therefore, this exception has no application here.

6. Historical Resources. This exception applies when a project may cause a substantial adverse change 
in the significance of a historical resource. There are no buildings on the property. No historical resources 
are involved within the purpose of this proposed project (sale of surplus land) so this exception has no 
application here.

http://www.envirostor.dtsc.ca.gov


THIS REAL PROPERTY LIES WITHIN THE FOLLOWING HAZARDOUS AREA(S):

1. An EARTHQUAKE FAULT ZONE pursuant to §2622 of the Public Resources Code?

Yes
This information to be provided by the Bureau of Engineering, Geotechnical Engineering 
Group.

No

2. A SEISMIC HAZARD ZONE pursuant to §2696 of the Public Resources Code?

(Liquefaction zone)
This information to be provided by the Bureau of Engineering, Geotechnical Engineering 
Group.

(Landslide zone)Yes Yes No

3. A SPECIAL FLOOD HAZARD AREA (any type Zone "A* or “V”) designated by the 
Federal Emergency Management Agency? (Source: NavigateLA.iacity.org/floodgis, Firm 
Map 6037C1638F)

No XYes

4. An AREA OF POTENTIAL FLOODING shown on a dam failure inundation map 
pursuant to §8589.5 of the Government Code? (City of Los Angeles, General Plan 
Safety Element, Exhibit G - Inundation & Tsunami Hazard Areas in the City of Los 
Angeles)

Yes X No

5. AVERY HIGH FIRE HAZARD SEVERITY ZONE pursuant to §51178 or 51179 of the 
Government Code? (City of Los Angeles, General Plan Safety Element, Exhibit G - 
Selected Wildfire Hazard Areas in the City of Los Angeles)

No XYes

6, Pursuant to §4125 of the Public Resources Code, there are no WILDLAND AREAS 
THAT MAY CONTAIN SUBSTANTIAL FOREST FIRE RISKS AND HAZARDS within the 
City of Los Angeles.

Yes No X

If you have any questions, please do not hesitate to telephone James R Tebbetts at 
(213) 485-5732 or email at james.tebbetts@lacity.org .

621 Pico Boulevard and 1256-1258-1260 Figueroa Street

mailto:james.tebbetts@lacity.org


FORM GEN. 160 (Rev. 7-98)
CITY OF LOS ANGELES

INTER-DEPARTMENTAL CORRESPONDENCE

Date: March 5, 2013

To: David Roberts, Property Manager I
Real Estate Services
Department of General Sen/ices
Attn: Alecia Simona, Surplus Property Manager

/TiffinFrom: James E Doty, Manager 
Environmental Management Group 
Bureau of Engineering

HAZARDOUS SUBSTANCE DISCLOSURE FOR 621 PICO BOULEVARD, 
1256-1258-1260 FIGUEROA STREET LOS ANGELES, CA (APN 5138
025-900) - COUNCIL DISTRICT 14

Subject:

California Health and Safety Code §25359.7(a) states, “Any owner of non-residential 
real property who knows, or has reasonable cause to believe, that any release of 
hazardous substance has come to be located on or beneath that real property shall, prior 
to the sale, lease, or rental of the real property by that owner, give written notice of that 
condition to the buyer, lessee, or renter of the real property.”

In response to your request, the Department of Public Works Bureau of Engineering has 
reviewed the city's records to provide the information required by state law to be 
disclosed to prospective purchasers of the city-owned commercial property named 
above. Both our department and the City of Los Angeles Fire Department (Fire 
Prevention Records Unit [Underground Storage Tanks (USTs)]) and Hazardous 
Materials Business Plans Unit) have revealed no records pertaining to hazardous 
substances for the property. Findings of a visual inspection indicate that the property is 
used for parking during events held at the Staples Center or City Convention Center. 
Fire Department records pertaining to hazardous materials were searched and no 
records were found for the property. The following representation is based solely on the 
foregoing information and not on any sampling or sub-surface investigation. As a result, 
it is not a definitive indicator of whether or not the property has been affected by a 
release of a hazardous substance. This information is a disclosure and is not intended to 
be part of any contract between the city and the purchaser.

The city does not know or have reasonable cause to believe that any release of a 
hazardous substance has come to be located on or beneath this real property.

Although not legally required, the following natural hazards information is provided for 
discretionary disclosure. As with the foregoing disclosure, these representations are 
based on the city’s knowledge and analysis of maps, drawn by city, state and federal 
agencies. As a result, they are not definitive indicators of whether or not the property will 
be affected by a natural disaster.



CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

April 15, 2013Date:

David Roberts, Property Manager
Department of General Services, Asset ManagepjenUDivpon

Christopher F. Johnson, Manager p*
Geotechnical Engineering Group

REQUEST FOR NATURAL HAZARDS DISCLOSURE STATEMENT 
INFORMATION, PROPOSED SALE OF A PROPERTY LOCATED AT 621 W. PICO 
BLVD. AND 1256/1258 S. FIGUEROA STREET (APN: 5138-025-900), CD 14,
W.O. EXX11161, GEO FILE NO. 13-043

To:

From:

Subject:

The Department of Public Works, Bureau of Engineering, Geotechnical Engineering 
Group (GEO) has reviewed the State of California’s Seismic Hazard Maps and the 
Alquist Priolo Earthquake Fault Zones maps for the subject properties and is disclosing 
the following:

AN EARTHQUAKE FAULT ZONE pursuant to Section 2622 of the Public Resources 
Code.

Yes No X

A SEISMIC HAZARD ZONE pursuant to Section 2696 of the Public Resources Code.

No X (Landslide Zone) YesYes No___X (Liquefaction Zone)

A METHANE OR METHANE BUFFER ZONE, a Department of Building & Safety 
defined zone, which will require a methane investigation and possible mitigation for 
enclosed structures, pursuant to Los Angeles Building Code, ch. 71.

Yes X No

Other HAZARDOUS MATERIALS IN SOIL, known from GEO records.

Yes No X

These disclosures are solely based on the analysis of maps that only estimate where 
natural hazards exist and not on the results of a field or subsurface investigation. As a 
result, they are not definitive indicators of whether or not the property will be affected by 
a natural disaster.

If you have any questions please call Craig Kunesh at (213) 847-0504.

GEOTECHNICAL ENGINEERING GROUP 
1149 S. Broadway, Los Angeles, CA 90015-2213, (213) 847-0469, Fax (213) 847-0541
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City Hail • 200 N. Spring Street, Room 667 * Los Angeles, CA 90012

September 27, 2013

David Roberts, Property Manager
Department of General Services, Real Estate Services Division 
111 E. First Street, Room 201 GHS, Mail Stop 706

TO:

4)WCraig Weber, Senior City PlannFROM:

SUBJECT: Assessor Parce! No. 5138-025-900
Proposed Sale of City-Owned Properties Located at 621 W. Pico 
Blvd. & 1256/1258 S. Figueroa St, Los Angeles, CA 90015

We have received your request for comment regarding the sale of city-owned 
properties located at 621 W. Pico Blvd. and 1256-1258 S. Figueroa St., Los Angeles, 
CA 90015, identified as assessor parcel number 5138-025-900.

The subject property is located within the Central City Community Plan area and is 
designated for Regional Center Commercial use, with a corresponding zone of 
C2-4D-0. .

The saie of the subject property, for any use or purpose that is allowed within that 
zone, is consistent with the intents and purposes of the City’s General Plan. Our 
understanding is that the subject property would be sold for development of a hotel 
use, which would be consistent with the General Plan’s designation of the site as 
intended for regional-serving uses. Specifically, the Central City Community Plan 
contains the following relevant policies:

Objective 2-3: To promote land uses in Central City that will address the needs 
of all the visitors to Downtown for business, conventions, trade shows, and 
tourism.

Policy 2-3.1: Support the development of a hotel and entertainment district 
surrounding the Convention Center/Staples Arena with linkages to other areas 
of Central City and the Figueroa corridor.

The subject property is located directly across the street from the Convention Center, 
and its sale for use as a hotel development would help meet the needs of the 
surrounding area and implement adopted policies of the Central City Community Plan. 
As such, the proposed sale would be consistent with the City’s General Plan.

Please contact me directly if you need any additional information.
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City of Los Angeles
CALIFORNIA

HOLLY L. WOLCOTT 
CITY CLERK

OFFICE OF THE 
CITY CLERK

SHANNON D. HOPPES
EXECUTIVE OFFICER

Council and Public Services Division
200 N. SPRING STREET, ROOM 395 

LOS ANGELES, CA 90012 
GENERAL INFORMATION - (213) 978-1133 

FAX: (213) 978-1040

pfj
m

When making inquiries relative to 
this matter, please refer to the 
Council File No.: 16-0073

ERIC GARCETTI 
MAYOR BRIAN E. WALTERS

DIVISION CHIEF

CLERK.UCITY.ORG

OFFICIAL ACTION OF THE LOS ANGELES CITY COUNCIL

December 5, 2017

Council File No.: 16-0073

December 01,2017Council Meeting Date: 

Agenda Item No.: 

Agenda Description:

2

COMMUNICATION FROM THE CHIEF LEGISLATIVE ANALYST relative to 
evaluating available economic incentives and financial assistance in 
connection with the Pico-Figueroa Hotel Project.

ECONOMIC DEVELOPMENT COMMITTEE REPORT - ADOPTEDCouncil Action:

YES BOB BLUMENFIELD
MIKE BONIN
JOE BUSCAINO
GILBERT A. CEDILLO
MITCHELL ENGLANDER
MARQUEECE HARRIS-DAWSON
JOSE HUIZAR
PAUL KORETZ
PAUL KREKORIAN
NURY MARTINEZ
MITCH O'FARRELL
CURREN D. PRICE
MONICA RODRIGUEZ
DAVID RYU
HERB WESSON

Council Vote:
ABSENT
ABSENT
ABSENT
YES
ABSENT
YES
YES
YES
YES
YES
YES
YES
YES
YES

HOLLY L. WOLCOTT 
CITY CLERK

AN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER



Fife No. 16-0073

ECONOMIC DEVELOPMENT COMMITTEE REPORT relative to evaluating available 
economic incentives and financial assistance in connection with the Pico-Figueroa Hotel Project.

Recommendations for Council action:

1. AUTHORIZE the Mayor to execute a Memorandum of Understanding between the City of 
Los Angeles and Lightstone DTLA LLC (Lightstone) providing terms for agreements 
necessary to provide a revenue participation agreement to close the financing gap in the 
Pico-Figueroa Hotel Project.

2. Dl RECT the Chief Legislative Analyst (CLA), with assistance of the City Attorney and other 
City departments as necessary, to negotiate the final definitive documents necessary to 
provide a revenue participation agreement to support the Pico-Figueroa Hotel Project for 
consideration by Council.

3. INSTRUCT the City Administrative Officer and Department of General Services 
(GSD); and, REQUEST the City Attorney, to prepare the necessary reports, documents, 
and ordinances necessary to effectuate the sale of the City-owned parcel at the comer of 
Figueroa Street and Pico Boulevard (1260 Figueroa Street/601 Pico Boulevard).

Fiscal impact Statement: The CLA reports that there is no fiscal impact on the City General 
Fund associated with this action, inasmuch as City staff are being instructed to report the final, 
definitive documents necessary to provide a future revenue participation agreement for the Pico- 
Figueroa Hotel Project.

Community Impact Statement: None submitted.

Summary:

On November 28, 2017, your Committee considered a November 21, 2017 CLA report relative 
to evaluating available economic incentives and financial assistance in connection with the Pico- 
Figueroa Hotel Project. According to the CLA, on January 19,2016 a Motion (Huizar-Price) was 
introduced to authorize the CLA to evaluate the proposed Pico-Figueroa Hotel Project and 
determine whether financial assistance is warranted to support development of the project. 
Lightstone Group, as the development team of Lightstone, has developed plans for the Pico- 
Figueroa Hotel Project, which will consist of two towers containing three hotels with a total of 
1,130 rooms directly across the street from the Los Angeles Convention Center (LACC). The 
three hotels in the project will be select service brands and will provide facilities and services 
associated with this hotel model. The Project will also include ground level retail and parking 
facilities.

However, the Project is viable only with the inclusion of a City-owned parcel located between the 
two privately owned parcels controlled by Lightstone (Council File No. 16-0073). In 2012, 
Council authorized the GSD to initiate the surplus property process for this parcel, which has 
been substantially completed. The City would sell the property to Lightstone for an appraised 
value of $9.6 million. If approved, sale of this property to Lightstone would complete the surplus 
property process. A review conducted by the City’s independent consultant determined that the

i



Project has a finance gap of $67.4 miliion. The review also determined that the project will 
generate $158 million net present value (NPV) in net new revenues to the City. Consistent with 
City policy, Lightstone would be eligible to receive up to $67.4 million NPV in financial assistance 
(which is 43 percent of net new revenues generated by the Project). The City would receive an 
estimated $90.6 million NPV in new General Fund revenues.

The Project would generate new hotel rooms to support the LACC, generate new jobs and new 
City revenues, and provide community benefits. Completion of this project, as well as other hotel 
projects supported by the City, would increase the number of hotel rooms within walking distance 
of the LACC to over 6,500 rooms. The City’s objective has been to reach 8,000 hotel rooms in 
this area. Therefore, providing financial assistance for the project would be consistent with City 
policy.

After consideration and having provided an opportunity for public comment, the Committee 
moved to recommend approval of the recommendations contained in the November 21, 2017 
CLA report and detailed in the above recommendations. This matter is now submitted to Council 
for its consideration.

Respectfully Submitted,

ECONOMIC DEVELOPMENT COMMITTEE

(
MEMBER VOTE 
PRICE: YES
BUSCA1NO: YES 
HUIZAR: YES

ARL
11/28/17

-NOT OFFICIAL UNTIL COUNCIL ACTS-



TONY M. ROYSTER
GENERAL MANAGER

DEPARTMENT OF
GENERAL SERVICES 

ROOM 701 
CITY HALL SOUTH 

111 EAST FIRST STREET 
LOS ANGELES, CA 90012 

(213) 928-9555 
FAX No. (213) 928-9515

CALIFORNIA
AND

CITY PURCHASING AGENT

81“

Sped

ANTONIO R. VILLARAIGOSA
MAYOR

September 20, 2012

Honorable Antonio R. Villaraigosa 
Mayor, City of Los Angeles 
Room 303, City Hall

Attention: Romel Pascual, Deputy Mayor

PROPOSED SALE OF CITY-OWNED SURPLUS PROPERTY LOCATED AT 621W. PICO 
BLVD. & 1256/1258 S. FIGUEROA ST., LOS ANGELES, CA 90015 -APNS: 5138-025-900

The Asset Management Division is processing the City-owned property referenced above and 
identified on the attached assessor map. This Property is in the course of being declared Surplus for 
sale to a private party. In an economic analysis, Los Angeles was listed near the bottom in ranking 
cities based on the number of hotels rooms within a half mile of their convention center. The sale of 
these parcels for development will help the needs of downtown Los Angeles.

Your comments are invited relative to the proposed direct sales. Your response within 30 days of 
this letter is sincerely appreciated. Please return a signed copy of this letter to Room 201 City Hall 
South, Asset Management Division, Mail Stop 706, attention Property Manager. If we do not hear 
from you within this time frame, we will assume you have no objections to the proposed sale.

Should you need additional information, please contact our staff, Alecia Simona, Real Estate Officer, 
at (213) 922-8558. -----

Tony M. Royster 
General Manager

Attachments

ALECIA'S C:\Documents and Settings',! 0-1610\My DocumenfstSurplus Property\Figueroa and Pico\1_Mayor_A.doc
Page 1 of 2 9/20/2912

AN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER



I have no objections to the proposed sale.
Comments:__________________________

I object to the proposed sale. 
Comments:__________

Signature Date

Name and Title

ALECIA'S C:\DocLiments and Settings’^0461 OWly Documents\Surplus PropertylFIgueroa and Rico\1_Mayor_A.dGc
Page 2 of 2 , 9/20/2012

AN EQUAL EMPLOYMENT OPPORTUNITY ■ AFFIRMATIVE ACTION EMPLOYER
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APN: 5138-025-900



City of Los Angeles
TONY M. ROYSTER

GENERAL MANAGER
DEPARTMENT OF

GENERAL SERVICES 
ROOM 701 

CITY HALL SOUTH 
111 EAST FIRST STREET 

LOS ANGELES, CA 90012 
(213} 923-9555 

FAX No. (213) 926-9515

CALIFORNIA
AND

CITY PURCHASING AGENT

ANTONIO R. VILLARAIGOSA 
MAYOR

September 20, 2012

Honorable Jose Huizar 
Councilmember, Fourteenth District 
Room 465, City Hall

Attention: Paul Habib, Chief of Staff

PROPOSED SALE OF CITY-OWNED SURPLUS PROPERTY LOCATED AT 621W. PICO 
BLVD, & 1256/1258 S. FIGUEROA ST„ LOS ANGELES, CA 90015 - APNS: 5138-025-900

The Asset Management Division is processing the City-owned property referenced above and 
identified on the attached assessor map. This Property is in the course of being declared Surplus for 
sale to a private party. In an economic analysis. Los Angeles was listed near the bottom in ranking 
cities based on the number of hotels rooms within a half mile of their convention center. The sale of 
these parcels for development will help the needs of downtown Los Angeles.

Your comments are invited relative to the proposed direct sale. Your response within 30 days of this 
letter is sincerely appreciated. Please return a signed copy of this letter to Room 201 City Hall South, 
Asset Management Division, Mail Stop 706, attention Property Manager. If we do not hear from you 
within this time frame, we will assume you have no objections to the proposed sale.

Should you need additional information, please contact our staff, Alecia Simona, Real Estate Officer, 
at(213) 922-8558____

T
j

S .

Tony M. Royster 
General Manager %

Attachments

Page 1 of 2
ALECIA'S C:\Documents and Sertings\104610Wly DocumentsVSurplus Property\Figueroa and Pico\1_CoundlDistrict.doc

AN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER



I have no objections to the proposed sale.
Comments:__________________________

I object to the proposed sale. 
Comments:______________

Signature Date

Name and Title

Page 2 of 2
ALECIA'S C:\Documents and Settings\104610\My Documents\Surplus Property\Figueroa and Pico\1_CouncilDistrict.doc

AN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER
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Integra Realty Resources
Los Angeles

Appraisal Review and Related Comments

Appraisal of 1258 South Figueroa Street 
Los Angeles, California 90015
Report Prepared by Gary Valentine, MAI, 5R/WA, CCiM 
of Valentine Appraisal & Associates

Prepared For:
David L. Roberts, SR/WA 
Assistant Director
City of Los Angeles, General Services Department 
111 East 1st Street, City Hall South 
Los Angeles, California 90012

Effective Date of the Reviewed Appraisal: 
November 12, 2016

IRR - Los Angeles
File Number: 121-2016-0340
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Integra Realty Resources
Los Angeles

16030 Ventura Boulevard 
Suite 620
Encino, CA 91436-4473

T. 818.290,5400 
F 818.290.5401 
www.irr.com

.

iirrl
mmr

December 12, 2016

David L. Roberts, SR/WA
Assistant Director
City of Los Angeles, General
Services Department
111 East 1st Street, City Hall South
Los Angeles, California 90012

Re: Appraisal Review and Related Comments:

Appraisal of 1258 South Figueroa Street
Los Angeles, California 90015
Report Prepared by Gary Valentine, MAI, SR/WA,
CC1M of Valentine Appraisal & Associates

IRR File No. 121-2016-0340Sent via E-mail

Dear Mr. Roberts:

This letter is presented to you as an appraisal review addressing specific issues concerning 
the appraisal report identified above. It is the intent of this review to address the 
applicability of the report, its analysis, and conclusions for its stated objective.

Overview and Scope of Work

Some of the relevant information for this assignment, presented in part to address the 
requirements of Standards Rule 3-5 of the Uniform Standards of Professional Appraisal 
Practice (USPAP) is identified below.

■ Client ond intended users of the appraisal review: David L. Roberts, SR/WA, of the 
City of Los Angeles General Services Department is the client for this review; he, 
other members of the City of Los Angeles General Services Department and 
prospective buyers of the subject property are the intended users of this review.

* Intended use of the appraisal review: To be used to assist the City of Los Angeles 
DGS in disposition of the property.

B Purpose of the appraisal review: To ensure that the market value contained in the
report is in compliance with USPAP.

■ Work under review: The work under review is the appraisal report completed by 
Gary Valentine, MAI, SR/WA, CCIM of Valentine Appraisal & Associates (hereinafter 
"the Valentine Appraisal report"). The subject of the Valentine Appraisal report is 
an asphalt-paved parking lot containing 18,811 gross square feet (0.43 acre) and

;

http://www.irr.com


David L. Roberts, SR/WA
December 12, 2016
Page 2

?

16,076 net square feet (0.37 acre). The property is identified as 1258 South 
Figueroa Street, Los Angeles, California 90015, and is located in the Central City 
Community Plan Area of the city of Los Angeles. The property is also.identified as 
Los Angeles County Assessor's Parcel No. 5138-025-900. The property is currently 
zoned C2-4D-0. The appraisal is subject to the hypothetical condition that a zone 
change will be immediately implemented to C2-4-5N permitting a floor area ratio of 
10:1 to 13:1. The date of the Valentine Appraisal report is November 30,2016 and 
the effective date of value of the report is November 12,2016. The Valentine 
Appraisal report provided the following value conclusion:

o Market value: $9,646,000

"T

■ The real estate which is the subject of the appraisal review: The subject of the 
Valentine Appraisal report is the fee simple interest in and to the property identified 
as 1258 South Figueroa Street, Los Angeles, California 90015.

■ Effective date of the appraisal review: The effective date of value of the appraisal 
review is November 12, 2016. The date of the appraisal review is December 12, 
2016.

[

■ Type and definition of value: The appraisal under review uses market value as 
defined in the Dictionary of Real Estate Appraisal, 6th Edition, published by the 
Appraisal Institute.

■ Summary of the scope of work: I read the Valentine Appraisal report and I 
performed sufficient analysis to understand the neighborhood locations of the 
subject property and the sale comparable data used in the report. I reviewed 
published appraisal standards including the Uniform Standards of Professional 
Appraisal Practice; and considered the application of generally accepted appraisal 
procedures to the report. I reviewed the appraisal for arithmetical accuracy and 
internal consistency. I inspected the subject property, independently gathered land 
sale comparable data relevant to the subject property as of the date of value 
identified in the Valentine Appraisal report, developed an opinion of market value, 
and prepared this report.

■ Use of the real estate as of the date of value: As of the date of value the property 
was a paved parking lot.

■ Extraordinary assumptions of the review: Use of the extraordinary assumptions 
listed below may affect the assignment results.

The review appraiser made no investigations of whether hazardous or 
toxic substances affect the subject property. Therefore, unless 
otherwise noted, the analyses, opinions, and conclusions set forth in this 
review appraisal are predicated on the assumption that there are no 
hazardous or toxic materials in or on the subject property.

i
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David L. Roberts, SR/WA
December 12, 2016
Page 3

The review appraiser made no independent investigations regarding 
matters of title. Therefore, unless otherwise noted, the analyses, 
opinions, and conclusions set forth in this review appraisal are 
predicated on the assumption that title to the property is good and 
marketable and that the property is free and clear of any liens, 
easements or encumbrances.

o

* Hypothetical condition(s) of the review: None.

Compliance with USPAP

The appraisal report was found to be compliant with the Uniform Standards of Professional 
Appraisal Practice. Specifically, the appraiser adequately addressed the following issues in 
the report:

Clearly and accurately set forth the appraisal in a manner that is not misleading.

Contained sufficient information to enable the intended users to understand the 
report properly.

Clearly and accurately disclosed any extraordinary assumption, hypothetical 
condition, or limiting condition that directly affects the appraisal and indicate its 
impact on value. The appraisal is subject to the following Extraordinary 
Assumptions:

The soil is free from contamination.o

The title is unclouded and marketable and there are no adverse physical 
conditions that negatively affect its value.

o

The information that was provided to the appraiser is true and accurate.o

The appraisal is subject to the following Hypothetical Condition:

The appraisal is subject to the hypothetical condition that a zone change 
will be immediately implemented from C2-4D-0 to C2-4-SN permitting a 
floor area ratio of 10:1 to 13:1.

o

Identified the client and any intended users, identified the intended use of the 
appraisal and identified the purpose of the assignment.

Identified the location and physical, legal and economic attributes of the subject 
property.

Identified the real property interest appraised.

Identified the definition of value and its source.

Identified the date of valuation and the date of the report.



David L. Roberts, SR/WA
December 12, 2016
Page 4'1

Described sufficient information to disclose the scope of work used to develop the 
appraisal.

Described the information analyzed, the appraisal procedures followed, and the 
reasoning that supported the analyses, opinions and conclusions.

Identified the use of the real estate as of the date of value and the use of the real 
estate reflected in the appraisal. Described and supported the appraiser's opinion 
of the highest and best use of the real estate.

Identified and analyzed, to the extent relevant, the effect on value of trade fixtures 
that are not real property but are described in the appraisal.

Identified any known easements, restrictions, or encumbrances.

Described the improvements in a manner that is consistent with the observations of 
the review appraiser.

Identified and analyzed any available current Agreement of Sale, option or listing of 
the property.

Identified and analyzed any prior sales of the property that occurred within three 
years of the date of value.

Adequately analyzed land sale comparable data as are available to estimate a value 
conclusion. The following three pages include the land sales data used in the report, 
a map of the land sales, and summary charts of the appraiser's land data adjustment 
analysis. The data and analysis in the report support the market value conclusion, 
which is equivalent to $600 per square foot of land area, before rounding.

Reconciled the applicability of the valuation approaches used, and reconciled the 
quality and quantity of data presented and analyzed.

Completed a report that does not contain numerous and/or significant arithmetic 
errors that materially affect the analysis or conclusions.

Identified and supported an estimate of exposure time applicable to the property.

Included a signed certification that stated that the appraiser had no present or 
prospective interest in the property and completed the report in compliance with 
USPAP.
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Land Sales Map3•
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Comparable Sales Adjustment Grid1
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Overall Comparison Chart 
After Marketing Condition (time) Adjustments 

Superior $712.047
$600.006

Subject
$578,672
$477.66inferior3
$552.649

Inferior4
Inferior10
Inferior1 478.66
Inferior8
Inferior5 $347.83

Source: Valentine Appraisal Report
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t

Reviewer's Market Value Conclusion
3

Based on my review of the Valentine Appraisal report, independently-sourced comparable 
land sale data, and analysis the Valentine Appraisal report market value opinion lies within 
the range of market values I concluded. It is my opinion that the following Valentine 
Appraisal report's market value conclusion is supported.

The reader is referred to the attached Certification as well as the other attachments that are 
part of this report. I appreciate the opportunity to be of service to you in this review 
assignment. If you have any questions or comments concerning the attached report, or the 
work file, please do not hesitate to call.

Respectfully submitted,

Integra Realty Resources - Los Angeles

I1

K

i

William Larsen, SR/WA 
Director
Certified General Real Estate Appraiser 
California Certificate No. AG014297

1

i

Enclosures: Certification
General Assumptions and Limiting Conditions 
Professional Qualifications of William Larsen, SR/WA

i

5
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Certification

CERTIFICATION

I certify to the best of my knowledge and belief:

1. The statements of fact contained in this report are true and correct.

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and 
limiting conditions and are my personal, impartial, and unbiased professional analyses, opinions, 
and conclusions.

3. I have no present or prospective interest in the property that is the subject of the work under 
review and no personal interest with respect to the parties involved.

4. I have performed no services, as an appraiser or in any other capacity, regarding the property that is 
the subject of the work under review within the three-year period immediately preceding 
acceptance of this assignment.

5. I have no bias with respect to the property that is the subject of the work under review or to the 
parties involved with this assignment.

6. My engagement in this assignment was not contingent upon developing or reporting 
predetermined results.

7. My compensation is not contingent on an action or event resulting from the analyses, opinions, or 
conclusions in this review or from its use.

8. My compensation for completing this assignment is not contingent upon the development or 
reporting of predetermined assignment results or assignment results that favors the cause of the 
client, the attainment of a stipulated result, or the occurrence of a subsequent event directly 
related to the intended use of this appraisal review.

9. My analyses, opinions, and conclusions were developed and this review report was prepared in the 
conformity with the USPAP.

10. ! have experience in appraising properties similar to the subject of the review and am in compliance 
with the Competency Rule of USPAP.

11. I have conducted a personal inspection of the subject property.

12. No one provided significant appraisal, appraisal review, or appraisal consulting assistance to the 
person signing this certification.

13. I certify that, to the best of my knowledge and belief, the reported analyses, opinions and 
conclusions were developed, and this report has been prepared, in conformity with the 
requirements of the Code of Professional Ethics and the Standards of Professional Appraisal 
Practice of the Appraisal Institute.

14. I certify that the use of this report is subject to the requirements of the Appraisal Institute relating 
to review by its duly authorized representatives.

0
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Certification

j
15. As of the date of this report, I have completed the Standards and Ethics Education Requirements for 

Candidate of the Appraisal Institute.
_ )

!

\ December 12, 2016
William Larsen, SR/WA
BREA Certification No. AG014297

i Date
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Assumptions and Limiting Conditions

GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

This review appraisal has been prepared in accordance with USPAP as promulgated by the Appraisal 
Foundation.

The individual signing this review appraisal shall not be required by reason of this report to give 
further consultation, provide testimony, or appear in court or other legal proceedings unless 
specific arrangements therefor have been made.

The review appraiser made no independent investigations regarding required licenses, certificates 
of occupancy, etc. Therefore, unless otherwise noted, the analyses, opinions, and conclusions set 
forth in this review appraisal are predicated on the assumption that all required licenses, 
certificates of occupancy, consents or other legislative or administrative authority from any local, 
state, or national government or private entity or organization has been obtained for the use on 
which the estimates contained in this appraisal report reviewed are based.

The review appraiser made no independent investigations of zoning issues. Therefore, unless 
otherwise noted, the analyses, opinions, and conclusions set forth in this review appraisal assume 
that there is full compliance with all applicable federal, state and local zoning, use, occupancy, and 
environmental regulations.

The review appraiser made no independent investigations of soil or geologic conditions affecting 
the subject property. Therefore, unless otherwise noted, the analyses, opinions, and conclusions set 
forth in this review appraisal assume that there are no hidden or unapparent conditions of the 
property, subsoil, or structures that render the property more or less valuable.

The possession of this review appraisal, or copy thereof, does not carry with it the right of 
publication.

This review appraisal is intended solely for the internal use of the client and intended users. 
Neither all nor any part of the contents of this review appraisal shall be disseminated to the public 
through advertising, public relations, news, sales, or other media without the prior written consent 
and approval of the reviewer.

1.

2.

3.

4.
7

5.

6.

7.
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VALENTINE
APPRAISAL A 
ASSOCIATES 23942 Lyons Avenue, Suite 212 

Santa Clarita, CA 91321 
Ph (661)288-0198 

www.valentineappraisal.com 
gsv@valentineappraisal.com

VAAFile#: 116-1149

November 30,2016

Mr. David Roberts, Assistant Director
City of Los Angeles
Department of General Services
Asset Management Division
111 E 1st Street, Room 201
Mail Stop No. 706
Los Angeles, California 90012

1258 South Figueroa Street, Los Angeles, California (APN 5138-025-900)RE:

Dear Mr. Roberts:

At your request and authorization, I have prepared an appraisal report of the market vaiue of the above- 
referenced real property, as of November 12, 2016. I, Gary Valentine, MAI, SR/VVA, CCIM previously 
appraised the subject property on August 13,2012 and again on June 3,2015.

The purpose of the appraisal is to estimate the market value of the above-referenced property as of the 
effective date of value. The intended users of this report shall include the staff at the City of Los Angeles 
and any perspective buyers. The function of the appraisal report is to assist in the acquisition of the 
property. If this report is used for any other function or valuation date, it may be invalid.

Data, information, and calculations leading to the value conclusions are incorporated in this report 
following the letter. The report, in its entirety, including all assumptions and limiting conditions, is an 
integral part of, and inseparable from, this letter.

The following appraisal report was performed in conformance with acceptable principles and techniques 
in the valuation of real property in accordance with applicable State law. The appraisal also complies 
with the professional and ethical standards of the Appraisal Institute and the International Right-of-Way 
Association. In addition, I have performed the subject's appraisal based on the Uniform Standards of 
Professional Appraisal Practice (USPAP) of the Appraisal Foundation.

Based upon the data and conclusions presented in this report, and based upon my experience in the field 
of real estate appraising, it is my opinion that the market value of the subject property as of November 
12, 2016 is as follows:

NINE MILLION SIX HUNDRED FORTY-SIX THOUSAND DOLLARS
$9.646.000

http://www.valentineappraisal.com
mailto:gsv@valentineappraisal.com


Mr. David Roberts 
November 30,2016 
Page 2

The following are hypothetical conditions and extraordinary assumptions found in this report

® A zone change will be implemented immediately from C2-4D-0 to C2-4-SN permitting a floor 
area ratio of 10:1 to 13:1;

® I assume the soil is free from any contamination;
• I assume that title is unclouded and marketable, and there are no adverse physical conditions 

that negatively affect its value; and
• I assume that information provided to me is true and accurate.

If further information is provided, i reserve the right to revise this report.

If you have any questions concerning my analyses, or if i can be of further assistance, please contact me.

Respectfully submitted,

Gary Valentine, MAI, SR/WA CCIM 
California State Certification No. AG006526 
Phone-(661) 288-0198 
email - gsv@valentineappraisal.com

mailto:gsv@valentineappraisal.com


TABLE OF CONTENTS1258 S. Figueroa St., Los Angeles, CA

Title Page
Letter of Transmittal
Table of Contents
Subject Photographs
Certification of the Appraisal
Summary of Important Data and Conclusions

INTRODUCTION
Identification of the Property...........................
Purpose of the Appraisal and Intended Users
Inspection Date..... ..........................................
Environmental issues............ :.......................
Scope of the Appraisal....................................
Appraisal Definitions.......................................
Property History...............................................

1
1
1
2
3
5

.6

FACTUAL DATA
Regional Analysis...................
Office Market Overview..........
Retail Market Overview...........
Multi-Housing Overview..........
City Analysis...........................
Neighborhood Data.................
Site Data.................................
Zoning......................................
Assessment and Taxes..........
Improvement Data..................
Highest and Best Use.............
Marketing and Exposure Time

7
15
19
23
25
28
34
40

...... 41

......42
43
45

ANALYSES AND CONCLUSIONS
Appraisal Procedures................. .......
Land Valuation.................. .................
Conclusion.........................................
Assumptions and Limiting Conditions

...46
47

......... 55
56

ADDENDA
e Comparable Land Sales Plat Maps and Photographs
♦ Preliminary Title Report
♦ Company Qualifications
♦ Personal Professional Qualifications

VAA File No. 116-1149 Valentine Appraisal & Associates



SUBJECT PHOTOGRAPHS1256 S. Figueroa St, Los Angeles, CA

vi

SUBJECT

N

AERIAL PHOTO
(Satellite Image by Google Earth Pro 2/2/2016)

VAAFile No. 116-1149 Valentine Appraisal & Associates
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CERTIFICATION OF THE APPRAISAL1258 S- Figueroa St, Los Angeles, CA

f certify that, to the best of my knowledge and belief:

1. The statements of fact in this report are true and correct.

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and 
limiting conditions and are my personal, impartial, and unbiased professional analyses, opinions, and 
conclusions.

3. I have no present or prospective interest in the property that is the subject of this report, and no 
personal interest with resped to the parties involved.

4. I have previously appraised the subject property on August 13, 2012 and again on June 3, 2015.

5. I have no bias with respect to the property that is the subjed of this report, or to parties involved with 
this assignment

My engagement in this assignment was not contingent upon developing or reporting predetermined 
results.

6.

7. My compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in a value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent 
event diredly related to the intended use of the appraisal.

My analysis, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal Pradice, as well as applicable State 
appraisal regulations.

8.

9. The report analysis, opinions, and condusions were developed, and this report has been prepared, 
in conformity with the requirements of the Code of Professional Ethics and the Standards of 
Professional Appraisal Pradice of the Appraisal Institute.

10. The use of this report is subject to the requirements of the Appraisal institute, Certified Commerdai 
Investment Member institute, and the International Right-of-Way Association relating to review by its 
duly authorized representatives.

11. Gary Valentine, MAf, SRAVA, CCIM, initially inspeded the property August 13, 2012, and most 
recently on November 12, 2016.

12. No one provided significant real property appraisal assistance to the person signing this certification. 
The report analysis, opinions, and condusions were developed, and this report has been prepared, 
in conformity with the Uniform Standards of Professional Appraisal Pradice.

13. I have experience in appraising properties similar to the subjed, and are in compliance with the 
Competency Rule of USPAP.

14. As of the date of this report, I, Gary Valentine, MAI, SR/WA, CCIM, have completed the Continuing 
Education Program of the Appraisal Institute.

Gary Valentine, MAI, SR/WA, CCIM 
Certified Real Estate Appraiser 
California Certificate #AG006526

Valentine Appraisal & Associates, Inc.VAAFile No. 116-1149



SUMMARY OF IMPORTANT DATA AND CONCLUSIONS1258 S. Figueroa St., Los Angeles, CA

Location 1258 South Figueroa Street, City of Los Angeles 
Los Angeles County, California

5138-025-900

Ownership City of Los Angeles

CommercialProperty Type

Improvement Asphalt paved parking lot, perimeter 4' high wrought 
iron fence, and gates

Site Area 18,811 sq. ft. (gross); 16,076 sq. ft. (net) (scaled)

C2-4-SNZoning

Highest and Best Use Development of a new hotel site along with a 
potentially mixed-use retail component

Property Rights Appraised Fee simple interest

$9,646,000Fair Market Value

Effective Date of Value November 12, 2016

Date of Inspection November 12, 2016

Date of Report November 30, 2016

Valentine Appraisal & Associates, Inc.VAAFile No. 113-1149



IDENTIFICATION OF THE PROPERTY1258 S. Figueroa St, Los Angeles, CA

The subject property is located at 1258 South Figueroa Street, City of Los Angeles, Los Angeles 
County, California (APN 5138-025-900).

PURPOSE OF THE APPRAISAL AND INTENDED USERS
The purpose of this appraisal is to estimate the market value of the above referenced real property as of 
the effective date of value. The intended users of this report shall include the staff at the City of Los 
Angeles and any perspective buyers. The function of the appraisal report is to assist the City in the sale 
of the property. If this report is used for any other function or valuation date, it may be invalid.

INSPECTION DATE
I, Gary Valentine, MAi, SR/WA, CCIM, previously inspected the property on August 13, 2012, and most 
recently on November 12,2016. I most recently appraised the subject property on June 3,2015.

1VAA File No. 116-1149 Valentine Appraisal & Associates, Inc.



ENVIRONMENTAL ISSUES125B S. Figueroa St., Los Angeles, CA

My on-site inspection revealed no evidence of contamination on the subject property. However, I am not 
an environmental engineer and am not qualified to detect contamination. I assume for the purpose of 
this analysis that the site is clean with no contamination. I reserve the right to revise the report in the 
event a current soils report is completed and is made available for my review.

2VAA File No. 116-1149 Valentine Appraisal & Associates, Inc.



SCOPE OF THE APPRAISAL1258 S- Figueroa St, Los Angeles, CA

The scope of the appraisal included a complete on-site inspection of the subject property, a visual review 
of comparable properties, and an analysis of regional and neighborhood trends. All market data were 
verified by the buyer, seller, broker, deed, title company, and/or leasing agent wherever possible; the 
accumulated data have been presented in this Appraisal Report, resulting in my market value 
conclusions.

I, Gary Valentine, MAI, SR/WA, CCIM, most recently inspected the subject property on November 12, 
2016.

The following appraisal report was performed in conformance with acceptable principles and techniques 
in the valuation of real property in accordance with applicable State law. The appraisal also complies 
with the professional and ethical standards of the Appraisal institute and the International Right-of-Way 
Association. In addition, I have performed the subject's appraisal based on the Uniform Standards of 
Professional Appraisal Practice (USPAP) of the Appraisal Foundation. The report includes photographs 
of the subject property, descriptions of the subject neighborhood, the site, any improvements on the site, 
a description of zoning, a highest and best use analysis, a summary of the comparable data used in my 
valuation, a map illustrating the comparable data and relationship to the subject property, a reconciliation 
and conclusion, and other data deemed to be relevant to the assignment. Pertinent data and analysis 
not included in the report will be retained in my files.

I will not be responsible for ascertaining the existence of any toxic waste or other contamination present 
on or off the site. I will, however, report any indication of toxic waste or contaminants that may affect 
value if it is readily apparent during my on-site investigation. However, I caution the user of the report 
that I am not an expert in such matters, and that I may overlook contamination that might be readily 

arent to parties who are experts in such matters.ann
rr

I assume no responsibility for matters legal in character, nor do I render any opinion as to the title, which 
is assumed to be good. The property was appraised as having knowledgeable ownership, and I made 
no survey and assume no responsibility in connection with such matters. I reserve the right to revise this 
report should any information to the contrary be provided.

Given the nature of the subject real estate, my conclusion of highest and best use is based on logic and 
observed evidence. I researched sales of relevant land parcels to estimate the subject's underlying land 
value. In estimating the underlying fee value of the subject, I applied the Sales Comparison Approach 
exclusively since this is the approach most often used by market participants in the valuation of vacant 
land. This is the only approach necessary for a credible result, given the intended use, property 
characteristics, and types of value sought. All market data used in comparison to the subject were 
personally inspected and photographed (exterior only) by the appraiser. All market data applied in the 
analysis are described in the report. I have analyzed the data found and reached conclusions regarding 
the market value, as defined in the report, of the subject property as of the date of value, using the 
appropriate valuation approach identified earlier in this section.

3VAA File No. 116-1149 Valentine Appraisal & Associates, Inc.



SCOPE OF THE APPRAISAL1258 S. Figueroa St., Los Angeles, CA

I used information from county records, Multiple Listing Sendee, CoStar, LoopNet, and information from 
local real estate brokers. I also utilized comparable sales of similar type properties. For the Sales 
Comparison approach, the market data was selected based on physical and location characteristics, i 
verified the data with the buyer, seller, deed, title company, and/or real estate agent wherever possible. 
The value conclusions presented in this report are based upon review and analysis of market conditions 
affecting real property value, the attributes of competitive properties, sales data and income data for 
similar type properties.

The appraisal has addressed no issues of law, engineering, code conformance, insect or rodent 
infestation, or contamination by discharge of asbestos or other hazardous materials, inter alia, unless 
specifically identified in the body of the report.

The following are hypothetical conditions and extraordinary assumptions found in this report.
« A zone change will be implemented immediately from C2-4D-0 to C2-4-SN permitting a floor 

area ratio of 10:1 to 13:1;
* I assume the soil is free from any contamination;
* I assume that title is unclouded and marketable, and there are no adverse physical conditions 

that negatively affect its value; and
* I assume that information provided to me is true and accurate.

The appraisal has accordingly been completed under the Assumptions and Limiting Conditions and the 
Certification presented in this report

4VAAFile No. 116-1148 Valentine Appraisal & Associates, Inc.



E9M
APPRAISAL DEFINITIONS1258 S. Figueroa St, Los Angeles, CA

The following definitions pertain to this report:

Market Value. The most probable price, as of a specified date, in cash, or in terms 
equivalent to cash, or in any other precisely revealed terms, for which the specified 
property rights should sell after reasonable exposure in a competitive market under 
ail conditions requisite to a fair sale, with the buyer and seller each acting prudently, 
knowledgeably, and for self-interest, and assuming that neither is under undue 
duress.1

Real Property. The interest, benefits, and rights inherent in the ownership of 
real estate.2

Fee Simple Interest. 
interest or estate subject only to the limitations exposed by the governmental 
powers of taxation, eminent domain, police powers, and escheat.3

Easement. The right to use another’s land for a stated purpose.4

Hypothetical Condition. A condition that is presumed to be true when it is 
known to be false.5

Absolute ownership unencumbered by any other

Extraordinary Assumption. 
assignment, as of the effective date of the assignment results, which, if found 
to be false, could alter the appraiser’s opinions or conclusions.6

An assumption, directly related to a specific

1 Dictionary of Real Estate Appraisal, 6n edition.
2 Ibid.
3 Ibid.
4 Ibid.
6 Ibid.

Ibid.

5VAAFile No. 116-1149 Valentine Appraisal & Associates, Inc.



PROPERTY HISTORY1258 S. Figueroa St, Los Angeles, CA

According to public records, no sale has been recorded within the past five years. In fact, there is no sale 
price or date on public records as to when the City of Los Angeles acquired the subject property. In fact, 
the property is not listed for sale, nor, to the best of my knowledge, are there any offers to purchase or 
pending sales of the subject property.

6 Valentine Appraisal & Associates, inc.VAA File No. 11S-1149



REGIONAL ANALYSIS1256 S. Figueroa St., Los Angeles, CA

The subject property includes 41,972 square feet located on the northeast comer Figueroa Street and 
Pico Boulevard in the City of Los Angeles, California,

Los Angeles County is bounded by the Ventura County line to the northwest, the Kern County line to 
the north, the San Bernardino County line to the northeast, the Riverside County line to the east, the 
Orange County line to the south, and the Pacific Ocean coastline to the west. The county is 
comprised of 88 incorporated cities plus unincorporated areas.

Real property reflects and is influenced by the interaction of basic forces that motivate human activity. 
These forces are divided into four major categories: social trends, economic circumstances,
governmental controls and regulations, and environmental conditions. The interaction of all the 
forces influences the value of every parcel of real estate in the market. I analyzed the trends and the 
forces that influence value to determine the direction, speed, duration, strength, and limits of these 
trends.

Governmental Controls
Governmental, political, and legal activities at all levels can have great impact on property values. 
Legal climate at a particular time or in a particular place may overshadow the natural market forces of 
supply and demand. The government provides many necessary facilities and services that affect 
land-use patterns.

The County of Los Angeles is governed by elected supervisors who oversee the county 
administrative office. Its purpose is to improve the quality of life in Los Angeies County by providing 
responsive, efficient, and high-quality public services that promote self-sufficiency, well-being, and 
prosperity of individuals, families, businesses, and communities. Its philosophy of teamwork and 
collaboration is anchored in its shared values of responsiveness, professionalism, accountability, 
compassion, integrity, commitment, a can-do attitude and respect for diversity. It takes the position 
as a premiere organization for those working in the public interest and is established by: (1) a 
capability to undertake programs that have public value; (2) an aspiration to be recognized through 
achievements as the model for civic innovation; and (3) a pledge to always work to earn the public 
trust.

State law requires that the county be in charge of providing numerous services that affect the 
lives of all residents. Traditionally, mandatory services include law enforcement, property 
assessment, tax collection, public health protection, public social services, and relief to indigents. 
Among the specialized services are flood control, water conservation, parks and recreation, and 
many diversified cultural activities. The 88 cities within the county, each with its own city council, 
contract in some degree with the county to provide municipal services. Thirty-seven contract with 
the county for nearly all of their municipal services.

7VAA File No. 116-1149 Valentine Appraisal & Associates, Inc.



REGIONAL ANALYSIS1258 S. Figueroa St., Los Angeles, CA
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REGIONAL ANALYSISPershing Square METRO Station Portal, Los Angeles, CA

More than 65% of the county is unincorporated. For the 1;000,000 people living in those areas, the 
Board of Supervisors is their "city council" and the county departments provide municipal services. 
Thirty-one percent of the revenue comes from the state, 27% from the federal government, 13% from 
property taxes, and 29% from other sources. The largest percentage of the budget - 30% - pays for 
social services, while 20% is spent on public protection and 23% on health services.

State tax laws have created competition among cities for sales tax-generating commercial uses of 
land. Because of the limitation on property tax revenues, cities place lower priority on 
accommodating residential development and higher priority on sales tax-generating uses. This has 
greatly contributed to a trend of housing production, lagging job growth, and population increases.

_ Many service and blue-collar workers, along with moderate-income white-collar workers employed in 
and around high-tech nodes, are consequently forced to commute long distances from areas where 
they can find affordable homes.

Environmental Conditions
Both natural and man-made environmental forces influence real property values. Environmental 
forces that may be analyzed for real estate appraisal purposes include climatic conditions such as 
snowfall, rainfall, temperature, humidity, topography and soil condition; toxic contaminants such as 
asbestos, and radon; natural barriers to future developments such as rivers, mountains, lakes and 
oceans; primary transportation systems, including federal and state highways, railroads, airports, 
navigational waterways; and nature and desirability of the immediate area surrounding the property. 
All these factors are environmental, although market participants usually associate the term with 
issues involving conservation of natural resources and the regulation of man-made pollution. The 
environmental forces that affect the value of specific real property may be understood in relation to 
the property's location. Location considers time-distance relationships, or linkages, between a 
property or neighborhood and all possible origins and destinations of residents coming to or going 
from the property or neighborhood. Location is both an environmental and an economic character.

Los Angeles County's topography varies substantially. As shown below, just over 40% of the land in 
the county is flat, excellent for development.

Description 
Land Area
Unincorporated Area 
Incorporated Area 
Flat Land 
Mountains 
Hilly Land 
Highlands 
Mountain Valleys 
Marshland

Square Miles Percentage
4,081.58 
2,653.50 
1,428.08
1.741.00
1.875.00
246.00
131.00
59.00
28.00

100%
65%
35%
43%
46%
6%
3%
1%
1%

Los Angeles County has one of the largest and most comprehensive freeway systems in the worid. 
One of the major problems facing the region is freeway congestion due to growth and population.

9VAA File No. 116-1149 Valentine Appraisal & Associates, Inc.



REGIONAL ANALYSISPershing Square METRO Station Portal, Los Angeles, CA

Highway congestion has increased substantially, and commute times have lengthened. Meeting strict 
air quality standards in the face of increasing driving and congestion have become more of a 
challenge. These problems largely result from a lack of new housing construction, especially near 
major job centers, and the inability of major workers to purchase housing being produced. Housing- 
rich areas, particularly in the Inland Empire, have seen substantial job growth over the last decade, 
but in the last several years the economy has turned downward but ultimately job growth is 
forecasted to continue, which will result in increasing jobs/housing ratios for areas in western portions 
of the Inland Empire. Nevertheless, much of the job growth of the Inland Empire has been in 
relatively low-paying blue-collar sectors of the economy and the gap in the per capita between it and 
the rest of the region has been increasing.

The job growth of north Los Angeles County, another housing-rich area with a relatively high amount 
of commuters, has not been as robust as that of the Inland Empire. The new jobs created have, in 
general, been higher-paying, with the migration of the white-collar professional jobs to the Santa 
Clarita Valley and with the consolidation of the aerospace industry in the Antelope Valley. In fact, the 
Santa Clarita RSA is forecast to change from a balanced status to being housing-rich due to the 
excess amount of commuters by 2025.

An analysis of land development needs for accommodating forecasted housing shows that there is an 
insufficient amount of raw, developable land in Orange and Los Angeles counties to accommodate 
the forecasted housing needs at current densities. Development strategies involving current vacant 
and underutilized lots and the development at high densities are necessary for these counties to meet 
their forecasted housing needs and to achieve the benefits of a job/housing balance.

Historically, geographic imbalance between jobs and housing in the Southern California Association 
of Governments region has been a problem that has been largely self-correcting. Jobs have moved 
from their original centers to the housing-rich suburbs to take advantage of lower land and labor costs 
and to provide shorter commute trips for their employees. The end result is the multi-centered urban 
fabric that characterizes the region today. The phenomenon also explains why average home-to- 
work times in the region have remained constant over the last several decades.

Still, many local politicians are hoping that the various Metrorail and Metrolink systems throughout the 
region will alleviate traffic congestion and busy freeways. Unfortunately, the high expense of these 
projects, coupled with continued population growth, suggests that the overall transportation network 
in the five-county Southern California area will remain relatively unchanged into the long range.

Economic Circumstances
Economic forces are also significant to real property value. Appraisers analyze the fundamental 
relationships between current and anticipated supply and demand and the economic ability of the 
population to satisfy its wants and needs through its purchasing power. Many specific market 
characteristics are considered in the analysis of economic forces (e.g., employment, wage levels, 
industrial expansion, the economic base of the region and community, price levels, the cost and 
availability of mortgage credit, availability of vacant and improved properties, new development under 
construction or in the planning stage, occupancy rates, the rental price patterns of existing properties,

10 Valentine Appraisal & Associates, Snc.VAA File No. 116-1149
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and construction costs). Other economic trend considerations may be studied as the appraiser 
focuses on successively smaller geographic areas.

The County added 94,700 jobs in 2015, equivalent to a 2.2% annual increase. The majority of the 
County's major industries added jobs last year, as broad-based growth and salary jobs set a record 
high. Los Angeles County should continue to add jobs at a 1.7% annual rate in 2016, followed by a 
1% annual rate in 2017. As the number of jobs grew, unemployment in the county experienced its 
lowest rate of the post-recession period in 2016. According to experts, the unemployment rate fell by 
the end of 2016 at 6.2% and projected to be at 5.9% in 2017. Total personal income increased by 
4.5% in 2015 and is anticipated to grow in 2.16 by 4.4% and again 5.3% in 2017. Experts expect the 
household purchasing power to increase in the coming years due to upward pressures on wages, 
strong dollar, and weakening inflation. Per capita income growth, which held relatively steady with 
3.6% gain in 2015, should respond to an accelerating wage growth to 3.9% in 2016 and 4.9% in 
2017. This wage increase should reflect well also on spending in the local markets. As spending 
increases, the available tax revenue increases.

L.A. County Employment Growth, 201S L.A. County Employment Growth, 2016
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Like most other parts of the state, the housing market In Los Angeles County improved in 2015. The 
median sale price for a home was $485,980, a 7.8% increase over 2014’s median price of $450,960. 
Moreover, home sales were up 6.2% compared with a year earlier. The new home construction 
finally accelerated in 2015 and should continue to grow, although at lower rates.

Home Sales & Median Prices 
Los Angeles County
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REGIONAL ANALYSIS1258 S. Figueroa St, Los Angeles, CA

Residential Building Permits 
issued'in Los Angeles County
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Like the nation and state, Los Angeles County experienced broad based job gains in 2015, adding 
approximately 95,000 new jobs. The largest job gain occurred in the healthcare and social 
assistance, followed by leisure and hospitality, then government. The fastest growing sectors in 
percentage terms were construction, leisure and hospitality, and wholesale trade. As the Asian and 
international trade continues to play an important role in Los Angeles economy, the Port of Los 
Angeles and Port of Long Beach posted their third-best year in 2015. The entertainment industry is 
pare of the economy that is most closely associated with Los Angeles. The industry’s largest 
component is the motion picture and sound recording industry, which is part of the information 
services subsector. According to Film L.A., on-location filming in Los Angeles rose 1.3% in 2015, 
mainly due to scripted television production. Despite the County’s activity of motion picture and 
sound recording, it lost 600 jobs in 2015, falling to 119,425 jobs in total.

Los Angelos county Parsonai 
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The professional service and technology sector is the second largest in Los Angeles County, with 
over 620,000 workers in 2015, surpassed only by healthcare and education. Professional, scientific, 
and technical services were the largest, with 288,700 jobs in 2015. The industry which includes legal, 
accounting, architecture, computer system design, consulting, research and advertising, added just 
5,800 jobs, equivalent to a 2% growth rate. Overall, Los Angeles County has seen a steady 
improvement over the past four years both in terms of job gains and unemployment rate declines. 
The improvement is expected to continue in 2016 and 2017, although at a slower pace. Now that the

12VAAFile No. 116-1142 Valentine Appraisal & Associates, Inc.
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economy is back at full employment levels, wage gains are expected over the next year across many 
occupations. This is likely to cause a significant gain in purchasing plowerfor the local residents.7

As illustrated below, unemployment rates have generally fallen over the past four years in the six 
Southern California counties. This indicates an economy which has been recovering.

UNEMPLOYMENT RATES IN SOUTHERN CALIFORNIA 2007 - 2016
County 2011 20162008 2012 2013 2014 20152007 2009 2010

23.6%,29,1% 29.7% 26.9% 21.0% 19.2%Imperial 
Los Angeles

17,5% 27.7% 22.4%22.9%,
12.3% 10.2% 8.2% 6.0%7.5% 12.0% 13.0% 12.0%5.0%
8.7% 4.4% 4.0%Orange 9.3% 8.0% 5.6%3.9% I 5.3% 9.1%

Ri\erside 12.8% 13.6% 12.5% 7.4% 5.9%5.9% 14.3% 10.2% 7.4%8.6%

13.2% . 10.3% 7.0% 5.7%San Bernardino 13.6% 13.9% 12.3% 7.2%,4.9%, 8.0%
5.3%10.8% 8.7% 7.4% 6,4%Ventura 6.3% 9.8% 5.9%4.9% 10.9%

Social Trends
The following table projects the population growth in the five surrounding counties through 2020.

PROJECTED POPULATION GROWTH
Annual 

% Change
Annual

County Proj. 2020 % Change2006 2010
1.10%11,584,800Los Angeles 10,245,572 10,441,080 0.48%

3,166,461 0.77% 3,541,700 1.19%Orange 3,072,336
2.38% 2,817,600 3.17%2,139,535Riverside 1,953,330

2,073,149 1.02% 2,800,900 3.51%San Bernardino 1,991,829
844,713 0.84% 1,007,200 1.92%817,346Ventura

38,648,090California 0.99% 45,821,900 1.86%37,172,015
'State of California Department of Finance

High-technology companies demand educated employees. This may require colleges and 
universities to redirect their training efforts, and primary and secondary schools to better prepare their 
students before they get to college. High-technology companies also need to access venture capital 
investments and places to grow. University-affiliated research parks and other incubation centers 
offer places to develop new high-tech businesses. Public investments in fiber optic cable can make 
areas more attractive to the new economy firms. High-technology firms require reliable air travel, 
both commercial and cargo, to move their employees and products quickly throughout the world. 
Developing and expanding airports in outlying areas can help spread new economy companies 
across the nation. Old economy jobs (i.e., blue-collar) are expanding in the Inland Empire. However, 
new economy jobs (i.e., white-collar high-tech industry) are growing in the north Los Angeles County 
area and are beginning to move slowly inland, but this change will have to take place to have 
substantial impact.

With over 10,000,000 residents in 88 cities spread across 4,100 square miles, Los Angeles County 
population exceeds that of 43 states. If it were a country, it would be the twenty-first largest economy 
in the world, having displaced Saudi Arabia to move up one of the spots from 2014. In addition to its

7 LAEDC Kyser Center for Economic Research and Economic Forecast, February 2016.
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signature industries - entertainment, tourism, and fashion - its enormous and diverse economy is 
home to the largest port complex in the western hemisphere and the largest number of manufacturing 
jobs of any county in the country. Other major industries include healthcare, education and 
knowledge creation, and business services. The population growth is expected to slow slightly in 
2016, with a rate of growth of approximately 0.6% in 2016 and 0.4% in 2017. Even at such low 
growth rates, the County will increase by 100,000 residents during that time period. Most of the 
recent population growth in Los Angeles County has been due to natural increase (births 
outnumbering deaths), while net migration is slightly negative again from last year. The County’s high 
cost of living and lack of affordable housing units for low and middle-income households contributed 
to the slowdown in population growth.

In conclusion, the nation's economy is uneasy and cautious because of the confrontations with the 
Middle East conflicts and declining demand for fossil fuels. Cities have recently been placing lower 
priority on accommodating residential development and higher priority on sales tax generating uses. 
This has contributed to the shortfall of the housing supply and an imbalance between job growth and 
affordable housing. Since 2011, Southern California has experienced a steady decrease in 
unemployment rates, except for a slight upward bump in 2015, which bodes well for demand of all 
types of real estate. In general, real estate experts believe that all types of real estate will continue to 
appreciate in the long run.
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OFFICE MARKET OVERVIEW1258 S. Figueroa St., Los Angeles, CA

According to the Colliers International 4th Quarter 2015 Greater Los Angeles Basin Market Report 
Greater Los Angeles Basin office market recorded positive net absorption of 1,350,200 square feet 
The total vacancy rate decreased to 15.1% from 15.3% last quarter. Weighted average asking rental 
rates increased to $2.65 per square foot (PSF), per month Full Service Gross (FSG). Leasing activity 
recorded at 5,870,300 SF. There is currently over 4.7 million SF of office space currently under 
construction/renovation, the majority of which is in LA County.
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November 2015 figures for nonfarm employment in Los Angeles County showed a recovering job 
market. Over the past 12 months, Los Angeles County has gained 73,200 jobs for an increase of 
1.7%. This gain in employment led to the unemployment lowering to 5.9% compared to 8.0% one 
year ago. In fourth quarter 2015, the Los Angeles County office market recorded positive activity, 
with over one million square feet of net absorption, resulting in vacancy falling to 15.9%. Weighted 
average asking rental rates increased to $2.86 PSF FSG.

HISTORICAL NET ABSORPTION & 
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The Downtown Los Angeles market finished 2015 with 638,900 sq. ft. of leasing activity. Relocations 
within the market constituted almost half of the leasing activity. Leasing highlights included Munger, 
Tolies & Olson LLP signing 150,300 sq. ft. at 350 S Grand Street, Allen Matkins signing 49,500 sq. ft. 
at 555 W. 5th St., and Latham Watkins signing 87,800 sq. ft. at 865 South Figueroa Street. The total 
overall vacancy rate decreased to 17.9% from 18.1% in the previous quarter. Rental rates slightly 
increased to $3.16 per square foot.

In West Los Angeles net absorption recorded at 450,100 sq. ft. in the fourth quarter, a turnaround 
from last quarter's -349,900 sq. ft. Total vacancy rate decreased to 12.2%, and direct weighted 
average gross asking rents jumped to $4.05 sq. ft. FSG. The tenants that occupied space in fourth 
quarter are as follows: Edmunds.com moved into 134,000 sq. ft. in Santa Monica, Hulu expanded into 
61,700 sq. ft. in the former Riots Games space in Santa Monica and Apple moved into 30,000 sq. ft. 
in Culver City.

The San Fernando Valley and Ventura County office market witnessed positive tenant demand with 
next absorption recording at 74,400 sq. ft., bringing the vacancy down 20 basis points. Direct 
weighted average asking rents increased slightly to $2.19 per sq. ft. FSG. New leasing activity 
recorded at 481,300 sq. ft. compared to 479,100 sq. ft. in third quarter 2015. Significant tenant move- 
ins were: Viking River Cruises moved into 32,700 sq. ft. in Woodland Hills and Essex moved into 
20,100 sq. ft. also in Woodland Hills.

16 Valentine Aopraisal & Associates, Inc.VAA Fils Wo. 116-114S

OFFICE MARKET OVERVIEW1258 S. Figueroa St, Los Angeles, CA

The Central Los Angeles office market saw substantial demand in the fourth quarter of 2015 
with net absorption recording at 168,200 SF from -112,300 SF the previous quarter, 
vacancy rate subsequently increased 100 basis points to 20.8% due to the delivery of 5 
properties. Hollywood's development pipeline currently has 915,100 SF of office space under 
construction, which is approximately 20% of all new construction in Los Angeles Basin.

The total
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OFFICE MARKET OVERVIEW1258 S. Figueroa SL, Los Angeles, CA

The South Bay office market saw total vacancy decrease during the fourth quarter by 50 basis points 
to 20.9% from 21.4% last quarter. Direct weighted average asking rents increased to $2.29 sq. ft., 
per month FSG from $2.24 sq. ft. FSG last quarter. Demand for space was positive with 168,900 SF 
of net absorption with all submarkets recording positive numbers. New leasing recorded at 472,000 
SF. The Ei Segundo submarket led all submarkets (30%) in both demand and leasing activity as 
tenants continue to flock to the increasingly tech-rich area in search of Silicon Beach-com parable 
space at a discount.

The San Gabriel Valley office market rebounded from 3 straight quarters of increasing vacancy with a 
100 point drop, recording at 13.8%. Absorption recorded at 106,500 sq. ft. as move-ins from a solid 
year of leasing activity finally offset move-outs in the market. Average asking rental rate for the 
region still rose to $2.13 sq. ft. FSG from $2.11 sq. ft. FSG a quarter ago. Rents have risen for 11 
straight quarters since quarter 2013 despite fluctuations in vacancy during the same amount of time.

The Tri-Cities office market recorded 127,700 sq. ft. of positive absorption as the total vacancy rate 
decreased to 14.4% compared to 14.9% one quarter ago. Pasadena recorded 58,300 sq. ft. of 
positive demand, accounting for the majority of absorption this quarter. Direct weighted average 
asking rents increased to $2.83 sq. ft., FSG compared to $2.79 sq. ft. FSG last quarter. New leasing 
activity included Beckman Research Institute signing for 138,900 SF in Monrovia, One West Bank 
relocated within Pasadena signing 48,900 sq. ft. and Vubiquity agreed to occupy 56,000 sq. ft. at the 
newly renovated 3900 West Alameda Avenue building.

The Orange County office market ended 2015 on a positive note. Total vacancy decreased 20 basis 
points to 12.8% from the previous quarter’s rate of 13.0%. Total net absorption remained positive for 
the seventh consecutive quarter recording at 143,900 sq. ft. As market conditions continue to strive 
forward and vacancy rates decline, overall direct weighted average asking rental rates increased to 
$2.31 sq. ft. FSG, marking an 18% increase from the start of 2014. Orange County witnessed a flurry 
of sales activity as investors continue to take advantage of prime market conditions.
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OFFICE market overview1258 S. Figueroa St, Los Angeles, CA

Total vacancy rate for the Inland Empire office market decreased 20 basis points from 16.3% last 
quarter to 16.1%. This is down 110 basis points from vacancy rates reported a year ago. Net 
absorption for the fourth quarter was 48,800 SF compared to 110,200 sq. ft. one quarter ago. 
Leasing activity continues to record above the three year historical average (230,000 SF) recording at 
263,800 sq. ft. for fourth quarter. The average asking rental rate in the Inland Empire office market 
has been relatively flat over the past two years, fluctuating only $0.02 up or down over each quarter 
recording at $1.71 sq. ft. FSG.

The Los Angeles Basin office market is comprised of 301.9 million sq. ft. of multi-tenant office space 
in buildings 25,000 sq. ft. or larger. It ranks as the third largest office market in the nation, following 
New York City and the Greater Washington DC area. Most of its space, 55%, was built in or after 
1985, making it a relatively young market. It is also relatively decentralized, with only 11% of the 
space located within Downtown Los Angeles and 89% dispersed throughout the region. 40% of the 
space is in low-rise buildings, followed by 31% in mid-rise buildings and 29% in high-rise structures.

In conclusion, the greater Los Angeles basin office market is currently experiencing declining vacancy 
rates and slightly increasing rental rates, with a significant amount of office space being under 
construction in Los Angeles County. With the increase of employment and with over 1,000,000 sq. ft. 
of net absorption in the past year, the local office market is on an upward trend. The Central Los 
Angeles office market is currently experiencing approximately 20% vacancy rate. As the local office 
market continues in this trend, office rents will continue increasing, vacancy rates will continue 
dropping, and office building values will continue going up in the long run.
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RETAIL MARKET OVERVIEW1258 S. Figueroa St., Los Angeles, CA

The fourth quarter of 2015 saw the Los Angeles Basin retail market fundamentals take a slight dip at 
year end. The LA Basin retail market recorded negative net absorption of -551,200 square feet (SF). 
The LA Basin last recorded negative absorption in 3Q12. All three counties within the Los Angeles 
Basin recorded negative to flat tenant movement compared to last quarter. The vacancy rate for the 
overall region increased to 6.2%, up 20 basis points from the previous quarter. A longer historical 
perspective shows that the vacancy rate a year ago stood at 6.4%. The weighted average asking 
rental rate decreased to $1.96 per square foot (PSF), per month, triple net (NNN) from the previous 
quarter's rate of $2.00 PSF NNN. Orange County continues to dominate the average asking rental 
rate in the region, recording at $2.37 PSF NNN as Inland Empire remains the lowest at an average 
asking rental rate of $1.37 PSF NNN.
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Los Angeles County
The Los Angeles County retail market recorded the largest amount of negative absorption in the LA 
Basin during fourth quarter at -517,500 SF, causing vacancy to rise by 20 basis points to 5.0%. 
Asking rental rates recorded at $2.23 PSF NNN. The average asking rental rate was brought up by 
increasing rates for all retail product type categories except for single tenant buildings. Currently, 
there is a total of 827,600 SF of retail under construction in Los Angeles County. The largest property 
currently being built is the 470,000 SF IKEA building located in Burbank. A notable lease transaction 
in the Los Angeles County market was AutoNation, Inc. renewing 56,100 SF at 14614 Hindry 
Avenue in Hawthorne.
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HISTORICAL NET ABSORPTION & 
CONSTRUCTION COMPLETIONS
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Orange County
Orange County absorption recorded negative at -15,200 SF. Total vacancy increased to 4.6% from 
last quarter's 4.4%. There was movement of asking rents in all categories except super regional/ 
regional malls. The overall average asking rental rate decreased in fourth quarter to $2.37 PSF NNN 
from $2.43 PSF NNN last quarter. There is approximately 589,800 SF of retail space 
construction in Orange County. The largest property currently being built is The Source Lifestyle 
Center in Buena Park, which includes 425,000 square feet of retail space. The project is expected to 
be completed by first quarter of 2016. However, this property has had initial challenges in securing 
any significant tenants.

under

VACANCY BY PROPERTY TYPEVACANCY BY MARKET
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Inland Empire
Inland Empire retail market activity witnessed movement as vacancy increased 10 basis points to 
9.5%. Overall positive net absorption recorded 18,500 SF for the quarter. Average asking rents
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RETAIL MARKET OVERVIEW1258 S. Figueroa St., Los Angeles, CA

decreased slightly, recording at $1.37 PSF NNN. Lifestyle/theme-festival centers had the highest 
average asking rental rate of $2.20 PSF NNN, while single tenant buildings had the lowest at $1.20 
PSF NNN. There is currently 528,600 SF of new retail inventory under construction in the Inland 
Empire. The largest project currently under construction is the neighborhood centers located at 9606 
Foothill Boulevard in Rancho Cucamonga and 29914 Newport Road in Menifee, both consisting of 
50,000 SF. Leasing transactions to note are Harbor Freight Tools, who leasing 20,000 SF at 57980 
Twentynine Palms Highway in Yucca Valley and Viva Bargain Center, who renewed 18,400 SF at 
5533-5549 Philadelphia Street in Chino.
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Outlook
According to the Chapman University Economic Forecast, consumer spending, which accounts for 
about 70% of the GDP, will be the major engine of growth for 2016. Gasoline prices are expected to 
remain low, debt levels are low and continued gains are expected in household wealth. It is expected 
that consumer spending will grow by 3% in 2016. As of November, national retail and food services 
sales have increased by 2% from one year ago. These trends bode well for the retail market moving 
into 2016.

Market Description
The Greater Los Angeles retail market is comprised of 469.7 million square feet of multi-tenant 
shopping centers and single tenant properties. Communityyneighborhood centers represent the most 
amount of space (38%) among the different property types. The market attracts both affordable 
retailers and high-end stores due to a population that demands a wide variety of product. High 
median income households and strong population growth contribute to make this region attractive to 
retailers.

In conclusion, the vacancy rate in the greater Los Angeles basin area increased to 6.2%, up 20 basis 
points between the 3rd and 4lh quarter of 2015. Weighted average rental rates were 1.96%/sq. 
ft./month on a NNN basis, a slight decrease from the previous quarter. Los Angeles County average 
retail rates are slightly higher, but with the declining energy prices and expected increase in
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RETAIL MARKET OVERVIEW1258 S. Figueroa St, Los Angeles, CA

consumer spending this year, the retail industry is optimistic for 2016. Given the mixed signals of the 
retail market, i expect for retail market rents and property values to remain stable in the long run.

22VAA File No. 116-1149 Valentine Appraisal & Associates, Inc.



Employment Trends
Absolute C tangs Y-O-Y & Change

160 4%

111
120 3%

an 2%r*
40 1%

0 096
16" 16"12 1413

- Supply and Demand -
Completions -----Vacancy

12 6%

■ilil

5%

4%

3%

0 2%
12 13 16* 16"14

ues did not dissuade buyers from bidding aggressively in 2015, leading toAscending property va!
compression in first-year yields across the spectrum of assets. Abundant credit and low interest rates
are encouraging buyers, although pricing has shifted to favor sellers in recent months. Exchange- 
motivated buyers will be most active, with yield concerns less of a factor in their investment thesis, 
institutions are focusing on suburban assets where initial returns can be 150 basis points above the 
urban core, providing a margin of safety against downside risks. Value-add opportunities, although 
less prevalent than previous years, will be the focus of intense bidding as investors seek above
market NO Is and total returns. Asset price volatility in other markets over the last few months has 
highlighted the benefits of stable commercial real estate returns, forecasting a healthy market over 
the coming months.
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MULTI-HOUSING OVERVIEW1258 S. Figueroa St., Los Angeles, CA

Marcus and Millichap reported in their 2016 Multifamily Investment Forecast and Outlook that 
following a slowdown in completions last year, developers will push deliveries to the highest levels of 
the current cycle and the quickest pace since the mid-‘90s, underscoring the plethora of opportunities 
available in Los Angeies County. While job growth will remain stable, the trend remains positive, 
supporting household formation and renter demand in an environment where many are unable 
to enter the single-family market. Structurally high home prices have emboldened builders, who 
are active in luxury high-rise offerings in the down-town submarkets, as well as more affordable 
suburban locations in the San Fernando Valley. New rentals in these areas will push vacancy 
higher over the medium term, with more than three-quarters of this year's completions set to be 
delivered here. Rising prices and nearby corporate expansion have also promoted more robust 
activity in West Los Angeles and the South Bay cities, although additions in these areas will not keep 
up with demand. Overall, demand remains in excess of supply growth, fostering additional rent 
upside.
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.. Effective Rent Trends
Metro U.S.

Sales Trends ..
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NMI Rank
Rising vacancy lowered Los Angeles three spots in the NMI to place it outside the top 10.

Employment
Following the creation of 80,000 jobs in 2015, Los Angeies organizations will hire 80,500 new workers 
this year, expanding payrolls by 1.8 percent.

Construction
Rising household formation will encourage builders to complete 11,300 rentals this year. In the 
prior year, more than 5,700 apartments were brought to market.

Vacancy
Concentrated deliveries in key submarkets will generate a 40-basis-point rise in vacancy to 3.3 
percent by year end as finished stock overtakes net absorption. In 2015, vacancy tumbled 30 basis 
points.

Rent
After vaulting 4.8 percent in the previous four quarters, effective rents will tack on 3.7 percent this 
year to $1,940 per month.

Investment
A pivot to value-add strategies away from the urban core will dominate the investment market this 
year, while marquee assets in the western portions of the county will see steady inflows from 
institutional and international capital.

In conclusion, rising vacancy rates, rising employment levels, builders putting more product online, 
and increasing rents, along with abundant credit and low interest rates are encouraging buyers to buy 
and sellers to sell. All these factors combined are resulting in the quickest pace of multi-housing 
sales since the mid-1990s. In fact, the renter demand is increasing as the single-family residential 
market appreciates rapidly. As a result, property values of multi-housing units will continue 
experiencing slightly increased rents and slightly increased real estate values.
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CITY ANALYSIS1258 S. Figueroa St, Los Angeles, CA

The subject property is located at 1258 South Figueroa Street, at the northeast comer of Pico 
Boulevard and Figueroa Street, Los Angeles, California, approximately 1 miles southwest of the 
downtown civic center.

The City of Los Angeles is 470 square miles which comprises 11.5% of the area and 38.8% of the 
population of the County of Los Angeles. Both the city and its surrounding metropolitan region have 
continued to experience growth in population and in economic diversity. Services, wholesale and 
retail trade, manufacturing, government, financial service industries, transportation, utilities and 
construction contribute significantly to local employment.

Governmental Influences
Los Angeles is governed by the mayor and council. The mayor is elected at large for a 4-year term. 
As executive officer of the city, the mayor has the overall responsibility of administration. The mayor 
recommends and submits the annual budget to the council and passes upon subsequent 
appropriations and transfers, approves or vetoes ordinances, and appoints certain city officials and 
commissioners. He supervises the administrative process of the local government and works with the 
council in matters relating to legislation, budget and finance. As prescribed by the Charter and City 
Ordinances, the mayor operates an executive department, of which he is the ex-official head. The 
council, legislative body of the city, is a full-time council and enacts ordinances subject to the 
approval of the mayor. If the mayor vetoes, the council may override the veto by a 2/3 vote. It orders 
elections, levies taxes, authorizes public improvements, approves contracts, adopts zoning and other 
land-use controls, and adopts traffic regulations. The council adopts or modifies the budget proposed 
by the mayor. It authorizes the number of employees and budgetary departments, creates positions, 
and fixes salaries. The council consists of 5 members elected by district for a staggered 4-year 
terms. The other two elective offices of the city are the controller and city attorney, both elected for 4- 
year terms. The controller is the chief accounting officer for the city. The city attorney is attorney and 
legaf advisor to the council and all officers, boards and departments of the city, and prosecutes 
misdemeanors. The city treasurer, appointed by the mayor and confirmed by the council, receives, 
invests, and is custodian of the city's funds and those affiliated entities. The treasurer also serves as 
the city's central bank. The city has 40 departments, bureaus, commissions, and offices for which 
operating funds are budgeted annually by the council. In addition, five departments (DWP, Harbor, 
Airports, and two pension systems), the Community Redevelopment of the City of Los Angeles, and 
the Housing Authority of the City of Los Angeles are under control of boards appointed by the mayor 
and confirmed by the council. Public services provided by the city include police, fire and 
paramedics, residential refuse collection and disposal, wastewater collection and treatment, street 
maintenance, traffic management, storm water pollution abatement, and other public works functions, 
enforcement of ordinances and statutes within the building and safety, public libraries, recreation and 
parks, community development, housing and aging services, and planning. The city obtains water 
and electricity from Los Angeles DWP, one of the largest publicly owned utilities in the nation.

Economic Forces

Economic forces are also significant to real property value. I analyzed fundamental relationships 
between current and anticipated supply and demand and overall economic growth.
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CITY ANALYSIS1258 S. Figueroa Si., Los Angeles, CA

The City of Los Angeles is key in helping the county be top-ranked in manufacturing within the United 
States, producing more than 10% of the nation’s production of such diverse items as aircraft, aircraft 
equipment, aluminum, dental equipment, games and toys, gas transmissions and distribution 
equipment, guided missiles, space vehicles and propulsion units, and women’s apparel. Fueled by 
trade with Pacific Rim countries, the Port of Los Angeles/Long Bead) ranks first in the nation in 
volume. As home to the film, television and recording industries, as well as important cultural 
facilities, Los Angeles serves as a principal global cultural center. The Los Angeles International 
Airport facilitates the metropolitan region in achieving a new ethnic and cultural diversity.

The economic base of Los Angeles is diverse, with no one sector being dominant. Some of the 
leading activities include government (including education), business/professional management 
services (including engineering), health services (including training and research), tourism, 
distribution and entertainment. The job loss in the technology center has ended, while major new 
investments are being made in entertainment and tourism.

Environmental Forces
Both natural and man-made environmental forces influence real property values. Environmental 
forces that may be analyzed for real estate appraisal purposes include climatic conditions such as 
snowfall, rainfall, temperature and humidity; topography; soil contaminants; natural barriers; primary 
transportation systems; and federal and state highway systems.

The City of Los Angeles benefits from easy access to major regional freeways, seaports, airports and 
rail facilities. The major interstate freeways going north- and southbound include the San Diego 
Freeway (I-405), the Golden State Freeway (I-5), the Harbor Freeway (1-110), the Long Beach 
Freeway (1-710), and the San Gabriel River Freeway (I-605). Major interstate freeways within the city 
of Los Angeies going east- and westbound include the Foothill Freeway (1-210); the San Bernardino 
and Santa Monica Freeway (1-10); and the Century Freeway (1-105), which is the newest of them all. 
The city also benefits from the seaports of Los Angeles Harbor and Long Beach, the largest on the 
western coast; the Los Angeles International Airport; and two transcontinental rail lines.

The city is served by Union Pacific and Santa Fe Burlington Northern Railroads, which run throughout 
the city. The railroad has freight yards throughout the incorporated area including the Los Angeles 
Harbor area. Metrolink, a commuting rail line, has several stations in the city and serves nearby 
communities. Various trucking lines and franchises serve the city as well as freight forwarders and 
transportation/warehousing and distribution firms. Bus service is provided throughout the city 
connecting to all parts of Southern California. The previously mentioned freeways and highways 
provide excellent access to all parts of Southern California and the surrounding communities.

Griffith Park, encompassing 4,014 acres of land, is the largest city-run park in the country. The park 
holds numerous attractions, including the Los Angeles Zoo, Griffith Observatory, Travel Town, a 
carousel, pony and train rides, and more than 50 miles of bridle and hiking trails. The largest man
made recreation harbor, Marina del Rey, is home to more than 6,000 private yachts and 3,000 boats 
in dry storage. Los Angeles has the largest street system in the United States, with more than 7,000 
miles of public roadway. They require 230,000 street lights, which are maintained in 250 different
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styles. The city has the most active mass transportation development program in the nation, serving 
1,433 square miles. The city's transit program includes light rail, subway, and traditional rail 
commuter services. There are 18,500 bus stops, 185 bus routes covered by a fleet of 2,258 buses. 
Los Angeles' network of freeways encompasses some 527 miles of highway that link the suburbs to 
Los Angeles basin.

Social Forces
The Los Angeles city population expanded 4.8% during the 1970s and 17.4% from 1980 to 1990. 
This later expansion compares to an 18.5% growth rate for the county and a 25.1% growth rate for 
the state of California during the same period.

CITY, COUNTY, AND STATE POPULATION
Average AnnualCity of 

Los Angeles
County of 

Los Angeles
Average Annual 

Change (%)
State of 

California
Average Annual 

Change (%)Year Change t%)
1980 23,780,0002,968,579 7,477,517
1990 3,485,398 1.74% 8,863,164 1.65% 29,760,021 2.51%
1995 2,625,800 -4.93% 1.05% 31,910,000 1.44%9,327,300

9,519,338 0.41% 33,871,548 1.23%2000 3,694,820 8.14%
36,675,3462005 3,932,740 10,163,097 1.35%1.29%

2006 3,966,959 10,223,263 0.59% 37,114,4980.87% 1.20%

1.20%2007 3,996,070 10,275,914 0.52% 37,559,4400.73%
2008 38,049,4624,045,873 1.25% 10,363,850 1.30%

10,393,1852009 4,065,585 0.49% 0,28% 38,292,687
37,223,900

0.64%
2010 9,822,121 -5.49%3,793,106 -6.70% -2.79%
2011 9,858,989 0.38%3,810,129 0.45% 37,510,766 0.77%
2012 3,827,172 0.45% 9,889,520 0.31% 37,668,804 0.42%
2013 37,966,4713,863,839

3,914,359
9,958,091

10,054,852
0.79%

2014 0.97% 38,357,1211.31% 1.03%
2015 3,957,022 1.09% 10,136,559 0.81% 38,714,725 0.93%

39,242.6982016 (prop N/A 10,209,897 0.72% 1.36%

The Los Angeles Unified School District {LAUSD) encompasses approximately 707 square miles, 
was formed in 1854 as the common schools for the City of Los Angeles, and became a unified school 
district in 1960. During fiscal year 1999-2000, the LAUSD is operating 424 elementary schools, 72 
middle/junior high schools, 49 high schools, five multi-level schools, 45 continuing education schools, 
150 magnet schools and centers, 45 continuation senior high schools, 19 special education schools, 
17 opportunity schools and centers, 102 children and infant centers, 28 community adult facilities, 10 
regional occupational and skill centers, 7 primary school centers, and 2 newcomer schools, LAUSD 
is governed by a 7-member board of education, elected by districts, to serve alternating 4-year terms. 
As of fall 1998, the LAUSD employed 41,514 certified employees and 25,655 classified employees. 
The city of Los Angeles benefits from some of the most distinguished colleges and universities in the 
country, including the University of Southern California and University of California at Los Angeles.

As with much of the rest of the county, the state, and the nation, the City of Los Angeles has 
experienced sporadic but generally positive improvements in the overall economy. Consequently, the 
impact on property values throughout the City has tended to vary by property type and by submarket 
location within the City.
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The subject property is located at northeast corner of Pico Boulevard and Figueroa Street, at 1258 
South Figueroa Street, Los Angeles, California, approximately 7 miles southwest of the Los Angeles 
Civic Center. The subject site is situated within the Central City Community Plan Area, one of many 
General Plan sub-areas designated by the Community Planning Commission.

The Central City Community Plan Area is part of the City Plan which promotes an arrangement of 
iand use, infrastructure and services intended to enhance the economic, social, and physical health, 
safety, welfare, and convenience of the people who live, work, and invest in the community.

The Central City Community Plan Area is located south of Sunset Boulevard/Cesar Chavez Avenue, 
north of the Santa Monica Freeway (1-10), east of the Harbor Freeway (1-110), and west of Aiameda 
Street. It is bordered by the community of Central City North, Silverlake-Echo Park, Westlake, 
southeast and south Centra! Los Angeles.

Central City is the second smallest community plan area, representing less than 1% of the land in the 
city of Los Angeles (2,161 acres or 3.38 square miles). Since the area is the governmental, financial, 
and industrial hub of Los Angeles, land is primarily dedicated to these uses. Consequently, the area 
has a smaller residential population in comparison with the rest of the city, though dwelling units and 
residential population are growing as people find renewed interest in urban living and existing vacant 
and often historic commercial and industrial buildings are being converted to residential uses.

Central City contains a substantial amount of commercial development. Existing planned commercial 
land uses 827 acres. Commercial uses exist in some degree throughout the plan, but the primary 
concentration is located in the financial core, bounded by 5th Street, 8th Street, Hill Street, and the 
Harbor Freeway. Retail uses are located primarily on Broadway from 2nd Street to approximately 9 
Street, and west along 7th Street in the vicinity of Hiil Street and the Harbor Freeway. Commercial 
office buildings also dominate the Bunker Hill area bounded by Hill Street, 5th Street, the Harbor 
Freeway, and 1s! Street. Much of the Bunker Hiii area was developed in the 1080s, giving rise to new 
skyscrapers developed in park-like plazas. The industrial section of the plan area is located generally 
east of Main Street/San Pedro Street to Alameda Street, from 2nd Street south to the Santa Monica 
Freeway. The area is characterized by a variety of industrial uses, including garment wholesaling, 
produce, toy, electric, flower wholesaling, food processing, and other wholesaling uses.

Lh

Residentiai-designated land is found in Central City East and South Park, and encompasses a 
relatively small percentage of planned uses in the plan area, with 108 acres, or 5%, of the plan area’s 
acreage. Some residential zoned properties can also be found in Bunker Hill and Little Tokyo. 
Residential uses are permitted within commercially designated lands, however, an increasing number 
of residential units are being developed downtown as a result of the growing demand for housing on 
recently adopted adaptive reuse ordinance which facilitates the conversion of commercial buildings to 
residential uses. A recent survey projects that nearly 6,000 new dwelling units are either planned or 
proposed in the downtown area, many of those are resulting from adaptive reuse projects.

Central City has some of the most architecturally significant buildings in Southern California, including 
two nationally recognized districts, the Broadway Historic Theater District and the former Spring 
Street Financial District, and many other historic resources central to the three main ethnic groups 
that are integral to the development of the city. Little Tokyo, Chinatown, and Qlivera Street all have
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historic structures which are regionally significant and cultural landmarks. Broadway Historic Theater 
District has some of the most architecturally significant buildings in California. Bradbury Building and 
the Oviatt Building are two examples of historic structures that have been rehabilitated. City Hall, the 
Herald Examiner Building, and the Mayan Theater represent other significant historic and cultural 
landmarks.

Central City is bordered by a “freeway ring” formed by the Harbor Freeway (S-110) to the west, 
Hollywood Freeway (US-101) to the north, the Santa Ana Freeway (i-5) to the east, and the Santa 
Monica Freeway (1-10) to the south. In addition to the freeway ring, five other freeway corridors 
provide regional access to the downtown area: the Golden State Freeway (i-5), the Glendale Freeway 
(SR-2), and the Pasadena Freeway (SR-110), the San Bernardino Freeway (1-10), and the Pomona 
Freeway (SR-60). The downtown roadway system is basically a grid network of streets which has 
remained unchanged for decades. The majority of the changes that have occurred on these streets 
has been to convert some segments into a 1-way operation. Several streets serve a regional function 
by providing access to the adjacent freeway system. These include Hope Street, Grand Avenue, 
Broadway, and Spring Street in the north-south direction, and 3rd Street, 4th Street, 5,h Street, 6 
Street, 8,h Street, and 9th Street in the east-west direction.

Ui

The Red Line is a heavily utilized rail subway line with a Pershing Square Station located at the 
subject site, and extends from downtown Los Angeles through the districts of Hollywood and Mid- 
Wilshire to North Hollywood within Los Angeles, where it connects with the Orange Line (bus rapid 
transit service) for stations to Warner Center and Woodland Hills and Chatsworth. It is operated by 
the METRO Transportation Authority. The Red Line opened in stages between 1993 and 2000. 
Together with the Purple Line, these two heavy rail lines combine to form LA METRO Rail’s busiest 
line. As of October 2013, the combined Red and Purple lines averaged 169,478 boardings per 
weekday.

The following is a demographic profile for the neighborhood, published by ESRI:

Average Annual Average Annual 
% ChangeSunmary %Change2010 2015 2020

Population 37,666 42,329 2.5% 45,958 1.7%
Households 20,080 23,030 2.9% 2.4%25,833
Families 3,881 4,513 3.3% 2.3%5,032
A\eraqe Household Size 1.45 1.45 0.0% 1.45 0.0%
Owner-Occupied Housing Units 2,008 2,175 2.0%1.7% 2,393
Renter-Occupied Housing Units 3.4%18,072 21,126 23,440 2,2%

Please note that local demographics are still supporting evidence of continued growth in the subject’s 
neighborhood. In fact, the following reflects the demographic growth trend between 2015 and 2020.

2015 - 2020 Annual Growth Rate
Summary Amount

Population 1.66%
Households 2.09%
Families 2.20%
Owner Households 1.93%
Median Household Income 4.29%
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Please note that the most common demographic tapestry segment in the subject’s neighborhood is 
Social Security Set, with 47.8% of the population. The other significant tapestry segments in the 
neighborhood include Metro Renters (32.2%), Trendsetters (13.7%), High Rise Renters (3.7%), and 
NeWest Residents (2.6%).

The most common tapestry segment, Social Security Set, is an older market located in metropolitan 
cities across the country. Over one-third of the households are age 65 or older and dependent on 
low, fixed incomes, primarily social security. In the aftermath of the great recession, early retirement 
is now a dream for many approaching the retirement age; wages and salary income in this market are 
still earned. Residents live alone in low-rent high-rise buildings, located in or close to the business 
districts that attract heavy daytime traffic. They enjoy the hustle and bustle of life in the heart of the 
city, with the added benefit of access to hospitals, community centers, and public transportation. 
These aging consumers rely mostly on Social Security income, but also depend on Supplemental 
Security Income and public assistance. Wages and salary income are still earned by almost half of 
all households.

The surrounding uses immediately adjacent to the subject are as follows:

Hooters and El Com padre RestaurantsNorth

Surface parking lotEast

South City Lights on Fig apartment complex

Los Angeies Convention Center and Staples CenterWest

In addition to the City Lights on Fig apartment complex, two other apartment buildings in the block 
immediately south of the subject were constructed in the early 2000’s. At present, Chinese property 
developer Oceanwide Real Estate Group is constructing a mixed-use project on a 4.6 acre site at the 
comer of 11th Street and Figueroa Street. The development, dubbed Fig Central, will feature one 49- 
story tower and two 40-story towers, all sitting on top of a 100-foot-tall podium. The podium will have 
1,444 parking stalls and an open-air galleria with more than 166,000 square feet of retail space. Fig 
Central’s towers will have 504 condominiums and 183 hotel rooms. Most of the property’s amenities, 
including a pool and a park, will sit on a deck on top of the podium overlooking Figueroa Street. A key 
component of the project is the retail space, with stores spread across two floors. The project will be built 
in a single phase. Fig Central is the first real estate venture outside of China for Oceanwide. The 
developer bought the site and its entitlements in 2014 for a reported $200 million from New York City- 
based Moinian Group. Fig Central is slated for completion by 2018.

A similar project located further north at 8 Street broke ground in summer 2014. Metropolis will include 
a 38-story condo tower and 19-story hotel in Phase 1 and more than 500 condos in a 40-story tower in 
Phase 2, both of which are currently under construction. The future Phase 3 will include a 58-story tower 
with 725 condos and 67,000 square feet of retail space.
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The subject property is located within Council District 14. We spoke with Sara Hernandez, Downtown 
Area Director and Special Counsel for Councilmember Jose Huizar, regarding any preferences the 
district office might have regarding development of the site. She indicated that a hotel use would be 
preferred, noting that a lack of adequate hotel space within the immediate vicinity of the Convention 
Center is considered to be a detriment to achieving maximum attendance at the facility. At present, a 
joint development project is being pursued with the owner of the property immediately north of the subject 
to potentially develop a hotel property on the two sites.

The neighborhood is in a revitalization phase of its life cycle, with an emphasis on increasing the 
residential base in the Downtown Los Angeles area along with supportive retail and entertainment uses. 
This is evidenced by the relatively high population growth rates for the neighborhood and recent 
construction trends. As these trends continue, all property types should see increased values in the long 
run.
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Site Size, Shape, Frontage, Terrain, Access
The subject property is located at 1258 South Figueroa Street, City of Los Angeles, Los Angeles County, 
California, and is identified by the County Assessor’s Office as APN 5138-025-900. This parcel is slightly 
irregular in shape, and fronts along the north side of Pico Boulevard for approximately 157 feet and along 
the east side of Figueroa Street for approximately 14B feet. A 20-foot wide public alley is located on the 
east side of the subject. This site has level terrain and is currently zoned C2-4D-0, which is intended for 
various commercial and limited residential uses. I am employing a hypothetical condition in that the 
zoning is with a FAR of 13:1.

The size of the subject, according to the Los Angeles County Assessor’s Office, is 18,811 sq. ft. 
However, according to the City, a significant amount of street dedication will be required to the subject 
property before development is aiiowed. In fact, Figueroa Street is defined as a modified 1-way Major 
Class II Highway, which requires a 116-foot width street dedication. It currently is 102 feet wide. On the 
subject’s side, 50 feet width will be required, or 7 additional feet along Figueroa Street.

Pico Boulevard is defined as a modified 2-way Secondary Highway, which requires a 114-foot width. It is 
currently 104 feet wide. In addition, further dedication is required at the comer of Figueroa Street and 
Pico Boulevard. The scalable required street dedicated area can be summarized as follows:

Figueroa Street 
78 feet x 7 feet = 546 sq. ft.

Pico Boulevard
10 feet x 155.13 feet = 1,551 sq.ft.

Comer: 638 so. ft.

Total (scaled dedicated area): 2,735 sq. ft.

18,811 sq. ft. (gross) less 2,735 sq. ft. = 16,076 sq. ft. (net) (after required street dedication)

Functional Utility
Both Pico Boulevard and Figueroa Street are secondary highways, with Pico Boulevard averaging 101 
feet wide and Figueroa Street 102 feet wide. Both public thoroughfares are improved roadways with 
curbs, gutters, sidewalks, streetlights, and all utilities in place.

I reserve the right to revise this appraisal report if more reliable information about the required street 
dedication and the area to be dedicated is provided to me.

Easements, Encumbrances, Restrictions
No adverse easements, restrictions, or encumbrances are assumed to significantly impact the subject 
site negatively after reviewing the attached title report. If further information is provided, I reserve the right 
to revise this report.
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Utilities

• Public water supply - Los Angeles Department of Water and Power
• Public sewer service - Los Angeles Department of Water and Power
• Electrical power - Los Angeles Department of Water and Power
• Natural gas - The Gas Company

Flood Hazard
The Federal Emergency Management Agency (FEMA) has defined community flood hazard areas 
through publication of Flood insurance Rate Maps. Identified as Community Panel No. 
06037C1620F, dated September 26, 2008, this map indicates that the subject property is within Zone 
X. Zone X is an area which is determined to be outside the 0,2% annual chance floodplain.
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SITE DATA1258 S. Figueroa SL, Los Angeles, CA
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SITE DATA1258 S. Figueroa St., Los Angeles, CA
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ZONING1258 S. Figueroa Si., Los Angeles, CA

According to Council File No. 16-0725, an official action of the Los Angeles City Council, dated July 1, 
2016, Agenda item No. 26, consideration of a motion was given to initiating a zone and height district 
change, a general plan amendment to create general plan land use designation consistency, and a sign 
district that identifies the convention center, the proposed hotel development, and the South Park 
community, on the City and private parcels that comprise and surround the proposed development site at 
the intersection of Figueroa Street and Pico Boulevard. The following are the recommendations for 
Council action:

1. Instruct the Department of City Planning to initiate a general plan amendment from High Density 
Residential to General Center Commercial to create general plan use designation and 
consistency.

2. Instruct the DCP to initiate a zone and height district change to C2-4D-0 to C2-4-SN to permit a 
floor plan ratio of 10:1 by-right and up to 13:1.

3. Instruct the DCP to initiate a sign district that identifies the convention center, the proposed hotel 
development, and the South Park community, on the City and private parcels that comprise and 
surround the proposed development site at the intersection of Figueroa Street and Pico 
Boulevard.

4. Instruct the DCP to finalize the actions listed above and prepare the necessary environmental 
review documents, and process the approvals, applications, entitlements, and ordinances 
associated with these City-initiated actions for the Figueroa Convention Center Hotel Project.

According to the abovementioned zoning, the following uses will be allowed: Antique shops; bird stores; 
carpenter or plumbing shops; catering shops; feed and fuel stores; interior decorating and upholstering 
shops; sign painting shops; tire stores; restaurants; and any use permitted in the C1.5 or C1, Limited 
Commercial, zone.

Additional uses permitted in this zone include the following: Air conditioning service; appliance repair; 
auditoriums; blue printing; broadcasting studios; building materials; burglar alarm business; collection 
agency office; department store; employment agency; export import business; frozen food store; exterior 
decorating store; locksmith store; museum; news stand; physical culture institution; rubber and metal 
stamp store; sound score production; swimming pool; telephone exchange; theater; trading stamp 
business; multiple residential uses; bakery goods shop; barber shop; book/stationery store; clothing store; 
ciubs; drugstores; floors; grocery store; hospital; hardware store; jewelry store; laundry agency; meat 
market; office and professional buildings; photographer; restaurants; shoe store; tailor; Laundromat; joint 
living/work quarters; software business; skilled nursing care/housing/Alzheimer's care housing; elder care 
facilities; and other such related uses.

The following are minimum development standards: 
Maximum height:
Maximum floor area ratio:
Front yard setback:
Side and rear yards:

Unlimited
13:1
Not required 
Not required

The current use as an asphalt-paved open parking lot is legal and conforming.

40VAAFilc No. 116-1149 Valentine Appraisal « Associates, Inc.



ASSESSMENT AND TAXES1258 S. Figueroa St., Los Angeles, CA

The 2015/2016 assessed values and the estimated ad valorem tax are as follows:

Total
Annual Tax

Improvement Total Assessed 
Value

Ad Valorem Direct
AssessmentsValueAPN Land Value Tax Rate Tax

$239,5106136-025-900 $239,510 $0 WA1.191846% $2,855 N/A

According to records at the Los Angeles County Assessor’s Office, since the subject property is owned 
by the City of Los Angeies, a public agency, no taxes are assessed. However, in the private sector, 
real properties are assessed only upon change of ownership or upon completion of new construction. 
Annual increases and full cash value are limited by Proposition 13, a voter-approved initiative, to a 
maximum of 2% per year. Tax rates are limited by this proposition to 1% of the full cash value, pfus 
any voter-approved bonded indebtedness. The ad valorem tax indicated above is estimated using the 
assessed value and the applicable tax rate. The Assessor’s Office also indicated the applicable 
amount of direct assessments cannot be determined.

41VAA File No. 116-1149 Valentine Appraisal & Associates, Inc.



I IMPROVEMENT DATA1258 S. Figueroa St., Los Angeles, CA

There are no structural improvements on the subject property. The subject is improved with asphalt 
paving for use as a surface parking lot accommodating 46 of striped parking spaces. However, these 
improvements do not contribute to its highest and best use and are not considered to contribute value to 
the land for the purposes of this analysis. For that reason, I have appraised the subject property as 
vacant.

42VAAFile No. 116-1143 Valentine Appraisal & Associates, Inc.



HIGHEST AND BEST USE1258 S. Figueroa St., Los Angeles, CA

The 14th Edition of The Appraisal of Real Estate, published by the Appraisal Institute, defines highest 
and best use thus:

The reasonably probable and legal use of vacant land or an improved property, that is 
physically possible, appropriately supported, financially feasible, and that results in the 
highest value.8

Estimating highest and best use essentially involves four stages of analysis:

Legally Permissible. Which use is permitted by zoning and deed restrictions on 
the site in question?

Physically Possible. To which use is it physically possible to put the site in 
question?

Financially Feasible. Which permissible and possible use will produce any net 
return to the owner of the site?

Maximally Productive. Among the feasible uses, which use will produce the 
highest net return or the highest present value?

1.

2.

3.

4.

The following paragraphs describe how these tests are applied to the subject property.

Legally Permissible - As Vacant
The use must be legal. Moreover, it must be probable, not speculative or conjectural. A possible 
demand for such use exists, and it must return to land the highest net return per the longest period of 
time.

!y to the subject property: private restrictions (deed restrictions and/or 
easements) and public restrictions (zoning). Several common restrictions such as utility easements, etc., 
exist but do not affect the development of the site.

I yVu li rtf lanol racfrir'tinnp nnn
UJ I'-'yCtl ICdll IVUVI Idujr

The subject property is currently zoned by the City of Los Angeles as C2-4D-0. A hypothetical condition 
has been implemented which is reasonable and likely to occur. The City Council has voted to approve a 
general plan amendment and a zone change from C2-4D-0 to C2-4-SN, permitting a floor area ratio up 
to 13:1 for the purpose of hotel development. In addition, this zoning allows for various commercial and 
residential uses as well as hotel uses. All these uses are compatible with the existing use in the subject 
neighborhood.

Physically Possible - As Vacant
The second constraint imposed on a possible use of the subject property is that dictated by the physical 
aspects of the site itself. Size, location, and allowable density are the most important determinates of 
value. In general, the larger the site, the greater the potential for achieving economies of scale and 

flexibility for development.

The Appraisal of Real Estate, p. 333.
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HIGHEST AND BEST USE1258 S. Figueroa St., Los Angeles, CA

There are no physical limitations that would prohibit development of a variety of uses on the subject sites 
including the commercial, multiple family dwelling and hotel uses permitted by zoning.

Financially Feasible - As Vacant
The feasibility of the real estate project normally relates to its probable economic potential. According to 
the thirteenth edition of The Appraisal of Real Estate, all uses expected to produce a positive return are 
regarded as financially feasible. Therefore, in this stage, the appraiser further analyzes the legally 
permissible and physically possible uses to identify financially feasible alternatives.

A study from the Los Angeles Tourism and Convention Board claims that inadequate hotel and 
convention center space has cost the City upwards of $4.9 billion in economic activity between 2010 and 
2014. The City has set a goal of increasing the number of hotel rooms within walking distance of the 
convention center from 3,172 to 8,000 in order to compete with rival facilities such as those in San Diego 
and Anaheim.

Based on my analysis of the market and considering the significant amount of new construction 
currently under way in the subject neighborhood, it appears that development of a hotel use, 
potentially with a mixed-use retail component, would be financially feasible at this time

Highest and Best Use (Maximally Productive) - As Vacant
Since the nearby projects currently being developed include both hotel and multifamily residential uses, it 
appears that either of these uses could be the maximally productive use and therefore the highest and 
best use of the subject site. Weighing the relative values of these two types of uses would also be 
influenced somewhat by whether or not the subject site were to be developed independently or jointly 
with the adjoining property.

Highest and Best Use - As Improved
There are no structural improvements on the subject site. The subject is improved with asphalt paving 
for use as a surface parking lot. Although this use is an adequate interim use of the site, the highest and 
best use as improved would be to develop the site according to the uses previously discussed.

Most Probable Buyer
The most probable buyer for the subject property would be a local or regional developer.

44 Vaientine Appraisal & Associates, Inc.VAA File No. 116-1149



MARKETING AND EXPOSURE TIME1258 S. Figueroa St., Los Angeles, CA

Exposure time is the estimated length of time the property interest being appraised would have been 
offered on the market prior to the hypothetical consummation of a sale at market value on the effective 
date of the appraisal; a retrospective opinion based upon an analysis of past events assuming a 
competitive and open market, 
information about days on the market, information gathered through sales verification, and interviews with 
market participants.

My opinion of a reasonable exposure time is based on statistical

Both a reasonable number of potential purchasers and a relatively level supply of properties appear 
available. In my opinion, the market exposure time and the projected marketing time for comparable 
property, similar to the subject property, is approximately 3 to 12 months.

9 USPAP, 2012-2013 edition, p. U-3.
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APPRAISAL PROCEDURES1258 S. Figueroa St., Los Angeles, CA

Developing a reasonable opinion of value of the real property generally involves considering three 
appraisal techniques:

The Cost Approach considers the current cost of reproducing a property, less accrued 
depreciation in the property. A summation of the fair value of the land assumed vacant 
and the depreciated replacement cost new (RCN) of the improvements provides an 
indication of the total value of the property.

The Income Capitalization Approach is based on an estimate of the subject property's 
possible net operating income. The net operating income is capitalized to arrive at an 
indication of value from the standpoint of an investment. This method measures the 
present worth of anticipated future benefits (net income) derived from the property.

The Sales Comparison Approach produces an estimate of value by comparing the 
sales and/or listings of similar properties in the same area as the subject property or in 
competing areas. This technique is used to indicate the value established by informed 
buyers and sellers in the market.

The Cost Approach is applicable to the valuation of improved properties. The subject is a vacant parcel of 
land with no structural improvements. As such, the Cost Approach is not applicable and therefore has not 
been utilized.

The Sales Comparison Approach uses a number of value indicators, both physical and economic, 
including investor strategies and attitudes reflected in documented market transactions. The Principle of 
Substitution, the basis of this approach, states that a prudent investor will pay no more to buy a property 
than the cost to buy a comparable or substitute property, and it often is a reliable measure reflecting the 
activity of buyers and sellers. The Sales Comparison Approach is the most common way of valuing 
vacant land. The Saies Comparison Approach is applicable to my analysis arid has been utilized.

The Income Capitalization Approach is weighted when the property is acquired for income generating 
purposes and when market income data is readily available. This approach relies on market data to 
establish current economic rents and expense levels to arrive at an expected net income which can be 
capitalized (converted) at a market rate to a reliable estimate of market value. Although vacant land is 
sometimes leased under a long term ground lease, this approach is not typically utilized to value 
unimproved properties. Therefore, the Income Approach is not applicable to valuation of the subject and 
has not been utilized for my analysis.

46VAA File No. 116-1149 Valentine Appraisal & Associates, trac.



LAND VALUATION1258 5. Figueroa St, Los Angeles, CA

The most common way of developing a market value estimate for land involves collecting and 
analy2jng sales and listings of vacant land comparable to the subject. Such sales and listings are 
commonly called comparables or comps. The appraiser adjusts prices to some common unit of 
comparison, such as price per acre or price per square foot, and then adjusts the prices for market 
conditions, location, physical characteristics, available utilities, zoning, highest and best use, and 
other relevant variations; such comparable adjustment characteristics applicable in the analysis of 
vacant land are generally described in the sales comparison approach. Finally, the appraiser 
analyzes this information and arrives at estimating the fair market unit value of the subject's land. 
This unit value is then multiplied by the subject's land area to arrive at its fair market value.

An investigation of land comparables in the subject's vicinity disclosed various sales of commercial 
and residential zoned property. In my research, I considered transactions that occurred within the 
last 24 months involving vacant or effectively vacant land parcels between 8,000 square feet and
32,000 square feet in size and located within the Downtown Los Angeles area. I identified 10 closed 
sales deemed to be most relevant for this analysis. I believe these closed sales will provide a reliable 
indication of fair market value of the land based on the Principle of Substitution. I have evaluated 
these transactions based on price per square foot, which is the unit of measure most often utilized by 
market participants for commercial properties.

Characteristics and elements of comparison concluded in this approach follow:

Effective Sale Price. Excess land, non-realty components, expenditures by the buyer immediately 
after purchase, and other atypical economics of a transaction.

Real Property Rights Conveyed. A transaction price is always predicated on the real property interest 
conveyed. Many types of real estate, particularly the income-producing property, are sold subject to 
existing leases. The revenue-generating potential of a property is often fixed or limited by terms of 
the existing leases. In the valuation process, adjustments must be made to reflect the difference 
between properties leased at market rent and those leased at rent either below or above market 
levels. When verifying the comparable sales data, I found that none of the comparables included 
long-term lease agreements, as all of them transferred to fee simple interest, thus warranting no 
adjustments for real property rights.

Financing Terms. The transaction price of one property may differ from that of an identical property 
due to financing arrangements. A financing adjustment may or may not include an adjustment for 
conditions of sale. All of the comparable sales used in the analysis are either all cash transactions or 
include financing with market interest rates.

Conditions of Sale. Adjustments for conditions of sale usually reflect the motivations of the buyer and 
the seller. Adjustments may be required for a transaction not being an arms length agreement 
caused by an acquisition from a family member, tax considerations, lack of exposure, or by eminent 
domain. The comparables have been adjusted when appropriate for this factor.
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LAND VALUATION1258 S. Figueroa St., Los Angeles, CA

Expenditures after Sale. This considers curable, physical deterioration that should be corrected 
immediately, although work did not commence prior to the transaction. Deferred maintenance implies 
the need for immediate expenditures, but it does not necessarily suggest inadequate maintaining in 
the past. For effectively vacant land properties, this category can include the cost to demolish 
existing improvements. None of the comparables require adjustments for this factor.

Marketing Conditions. Generally, prices rise over time due to inflation and the decreasing supply of 
land. However, in recent years the trend suggests that commercial land in Los Angeles has 
fluctuated over the years.

Based on my conversations with local commercial real estate agents active in the downtown market, 
including Mark Tarczynski of Colliers International, Chris Caras of CBRE, Taylor Watson of CBRE, 
John Eichler of Cushman & Wakefield, and Joshua Levy of Newmark Grubb Knight Frank, I conclude 
that commercial real estate land values in the subject’s neighborhood increased approximately 20% 
in 2014 and again in 2015, and real estate values have remained relatively stable in 2016.

Location. This factor considers overall variances in value between different markets and submarkets 
as well as surrounding land use influences. All of the comparables are located within Downtown Los 
Angeles and are considered to be generally similar in terms of location. However, several brokers I 
interviewed felt that the subject’s location within the Convention Center/LA Live Entertainment 
Complex is superior to most other areas Downtown. As such, all comparables are considered to be 
inferior to the subject location except for Comp 7.

Physical Characteristics. If the physical characteristics of the comparable property and the subject 
property differ, each of these differences may require comparison adjustments. The physical 
differences may include differences in quality, condition, and lot size. All comparables were analyzed 
and adjusted for these factors.

Utilities. Availability of utilities is a major factor in the development of any property. If the site has no 
access to utility service, it must acquire access and may be very difficult to develop. Therefore, the 
price paid for such a site would be affected by the lack of availability of utilities. All the comparables 
presented in this report had some access to utilities, as did the subject property.

Zoning and Allowable Density. An appraiser must address any differences in the zoning and the 
potential development density of the comparables in comparison to the subject property.

Entitlements. This factor considers any governmental approvals for development of the site that were 
effective at the time of sale. Similar to the subject, none of the sale comparables were entitled for 
development at the time of sale.

A summary of the land comparables is found on the next page, followed by a map and a more 
detailed discussion of each comparable.
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LAND VALUATION1258 S. Figueroa St., Los Angeles, CA

Summary of Comparable Land Sales 
tot Area

Sale Date Sale Price St So. Ft ZoningAddress CommentsNo,
$7,950,000 15,778 $503.87 C2-2D-0 APN: 5134-025-001 & 002 

Doc#: NA _ .
Grantor: NA 
Grantee: NA 
Financing: NA
Confirmed by: Alen Perk, Packo investments, Inc, 
Verification Date: 5/16______________________

200-201 West Pico Boulevard 
Los Angeles, CA

Lasting1
FAR: 6:1

C4-4D 
FAR: 13:1

433 South Main Street 
Los Angeles, CA

In Escrow $11,000,000 19,009 $578,67 APN: 5149-022-006 
Doc#: NA 
Grantor, NA 
Grantee: NA 
Financing: NA
Confirmed by: Mark Tarczynskj, Colliers International 
Verification Date: 5/16 ____________________

2

$30,000,0001600 South Figueroa Street 
Los Angeles, CA

4/16 $477,66 C2-2D-0 
FAR: 6:1

APN: 5134-008-003, 004, 005, 007; 5134-007-018, 016 
Doc #: 0365227 .
Grantor STG Holdings LLC 
Grantee: LR1600 Figueroa LLC 
RoaneIng: AIJ Cash
Confirmed by: Ton Lagos, Colliers International 
Verification Date: 11/16

62,6063

$522.39228 East 1st Street 
Los Angeles, CA

3/16 $1,750,000 C2-4D-CDO 
FAR: 6:1

APN: 5161-016-008 
Doc#: 0281744
Grantor S.K. Uyuda Investment Corp.
Grantee: El Corona LLC
Financing: All Cash
Confirmed by: Geoff Gorchynskl, buyer
Verification Date: 5/16_____________

4 3,350

$347.63740-750 South Spring Street 
Los Angeles, CA

2/16 $4,000,000 11,500 C2-4D 
FAR: 6:1

APN: 5144-015-026 & 027 
Doc#: 0131377
Grantor Main Spring Development LLC 
Grantee: 732 Spring LLC 
Financing: All Cash
Confirmed by: Tafeene Rose, Holland Partner Group 
Verification Date: 11/16_______________________

5

447 South Los Angeles Street 
Los Angeles, CA

2/16 $3,000,000 $600.00 APN: 5148-009-007 
Doc#: 0199113
Grantor: Golden Dragon Properties LLC 
Grantee: 6 Avenue Los Angeles LLC 
Financing: All Cash 
Confirmed by: Taylor Watson, CBRE 
Verification Date: 5/16_____________

6 5,000 C4-2D 
FAR: 13:1

251 South Main Street 
Los Angeles, Ca

7/15 $4,000,000 $659.30 C4-4D 
FAR' f 3:1

APN; 51494)064303 
DOC #.'880008
Grantor Main Entertainment LLC 
Grantee: LR 251 South Main Street LLC 
Financing: NA
Confirmed by: Recorded Deed 
Verification Date: 11/16_____________

7 6,067

$426,04427 West 8th Street 
Los Angeles, CA

$3,025,000 C5-4D 
FAR: 13:1

APN: 5144-013027
Doc#: 727131
Grantor Olive BulJcfing LLC
Grantee: 427 West 8th Street LP
Financing: AH Cash
Confirmed by: Alan Aitunlan, seller
Verification Date: 11/16_________

8 6/15 7,087

732-742 Spring Street 
Los Angeles, CA

9 10/14 $13,250,000 29,490 $449,30 C2-4D 
FAR: 6:1

APN: 5144-015-028,029, 030, 048,049 & 051 
Doc#: 1058127
Grantor System Property Development 
Grantee: 732 Spring LLC 
Financing: Ali Cash
Confimied by: John Erchler, Cushman 8 Wakefield 
Verification Date: 6/15_______________________

6/14 $369-28427 West 5th Street 
Los Angeles, CA

APN: 5149-026-003, 0D4, 009, 011,012 & 013
Doc#: 0656529
Grantor Park 6th, LLC
Grantee: 5 Olive l-fill, LLC
Financing: All Cash
Confirmed by: Joshua Levy, Newmark Grubb Knight 
Frank
Verification Date: 6/15_______________________

10 $36,500,000 98,842 C2-4D 
FAR: 6:1

1258 South Figueroa Street 
Los Angeles, CA

Subject NA NA C2-4D-SN 
FAR; 10:1 by

right up to

DOV 16,076 APN: 5138-025-000 
DOC. #: NA
Grantor City of Los Angeles 
Grantee: NA 
Financing: NA 
Confimied by: Inspection 
Verification Date: 11/16

11/16

13:1
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LAND VALUATION1256 S, Figueroa St., Los Angeles, CA
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LAND VALUATION1256 S. Figueroa St, Los Angeles, CA

Comparable 1 is located on West Pico Boulevard in Los Angeles, approximately 1/3 mile southeast of 
the subject. It includes a 15,778 sq. ft. site, rectangular shape, corner influence, level terrain, 
available utilities, and zoned C2-2D. The FAR is 6:1. This is a listing whose improvements were built 
in 1992, totaling 10,080 sq, ft., and which contribute nominal value to the site.

Comparable 2 is located on South Main Street in Los Angeles, approximately 1 mile northeast of the 
subject. This is a 19,009 sq. ft. site, rectangular shape, interior access, level terrain, available 
utilities, and zoned C4-4D. The FAR is 13:1. This property is located in the old Bank District of 
Downtown Los Angeles near Little Tokyo, City HalL and the Spring Street Arts District The property 
is in escrow subsequent to being listed on the market for over a year.

Comparable 3 is located at 1600 South Figueroa Street in Los Angeles, approximately 1/2 mile south 
of the subject property. It includes 62,806 sq. ft., is rectangular shape, corner access, level terrain, 
available utilities, and zoned C2-2D-0. The FAR is 6:1. According to the real estate agent, this 
property was never listed on the market for sale, and was an off-market transaction. Yet, it is my 
opinion that it is a good indicator of value. The current tenant has roughly two years left on the lease, 
and it is currently occupied by the Toyota Repair Shop by Toyota Downtown Los Angeles Company. 
The tenant pays approximately $1.5 million in rent on a NNN basis, which equals approximately a 5% 
cap rate. The new buyers have not decided on any long term plans yet, and may include in the future 
a multi-family or hotel development.

Given the relatively short period remaining on the lease, it has minimal impact on the value of the sale 
price. It is my view that the existing auto repair structure, built in 1921, has minimal impact on the 
site’s value.

Comparable 4 Is located at 228 East 19‘ Street in Los Angeles, approximately 2 miles northeast of the 
subject property. This is a 10,233 sq. ft. site trapezoidal shape, good interior access, level terrain, all 
utilities available and zoned C2-4D-CDO. The FAR is 6:1. This is a single-story building currently 
used as a small restaurant, and is adjacent to the California Bank and Trust Building, which is 
approximately 14 stories high. It is reported that the buyer will hold onto the property and will attempt 
to buy other adjacent properties for assemblage

Comparable 5 is located on South Spring Street in Los Angeles, approximately .75 mile east of the 
subject property. This is a 11,500 sq. ft. site, rectangular shape, interior access, level terrain, 
available utilities, and zoned C2-4D. The FAR is 6:1. It is reported that the buyer will develop a multi
family development on the site and is currently under construction for a 308-unit multi-family project. 
Adjacent to the property at the south is an approximately 13-story building built circa the 1920s.

Comparable 6 is located on South Los Angeles Street in Los Angeles, approximately 1 mile northeast 
of the subject property. This is a 5,000 sq. ft. site, rectangular shape, interior access, level terrain, 
available utilities, and zoned C4-2D. The FAR is 13:1. The property was on the market 154 days prior 
to sale at an asking price of $2,900,000. It ultimately sold for $100,000 more than its asking price. 
The new owner will occupy the second floor, as the first floor continues to be leased for another year
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LAND VALUATION1258 S. Figueroa St., Los Angeles, CA

subsequent to a recent transaction. The first floor is occupied by a craft and party supply business, 
and the improvements contribute nominally to the site. There may be some salvage value upon 
demolition that will offset the demolition costs.

Comparable 7 is located approximately 1.5 miles northeast of the subject property on Main Street in 
Los Angeles. This is a 6,067 sq. ft. site, rectangular shape, interior access, level terrain, available 
utilities, and zoned C4-4D. The FAR is 13:1. The site is improved with ImaginAsian Center, built in 
1924 and renovated in 2007. It totals a gross building area of 7,961 sq. ft. The property was 
acquired for assemblage of a redevelopment project as the improvement contributes nominally to the 
value of the site.

Comparable 8 is located on West 8lh Street in Los Angeles, approximately .75 mile northeast of the 
subject. This is a 7,087 sq. ft. site, rectangular shape, comer influence, level terrain, available 
utilities, and zoned C5-4D. The FAR is 13:1. The ground floor is occupied by Dunkin Donuts, and was 
built in 1910 and recently refurbished. This is a 20,000 sq. ft. building that contributes nominally to 
the value of the site.

Comparable 9 is located on Spring Street in Los Angles, approximately .75 mile east of the subject 
property. This is a 29,490 sq. ft. site, rectangular shape, interior access, level terrain, available 
utilities, and zoned C2-4D. The FAR is 6:1. It is confirmed that the buyer will develop a 308-unit multi
family development on the site. This is part of an assemblage. Please see comparable sale 5.

Comparable 10 is located on West 5th Street in Los Angeles, approximately 1 mile northeast of the 
subject property. The site measures 98,842 sq. ft. It is rectangular in shape with interior access, 
level terrain, available utilities, and zoned C2-4D. The FAR is 6:1. It was on the market 60 days prior 
to sale. The contract period was delayed in order to get the property fully entitled for mixed-use 
residential and ground floor retail development prior to sale, which is typical in this marketplace. The 
buyer intends to construct two buildings, a mid-rise and a high-rise that will total 600 units of 
apartments and condominiums, as well as 17,000 sq. ft, of ground floor retail space.

Qualitative analysis recognizes the inefficiencies of real estate markets and the difficulty in expressing 
adjustments with mathematical precision. As such, I will utilize a relative comparison analysis in 
addition to a ranking analysis in arriving at the market value of the subject's land. 10

Relative comparison analysis is the study of the relationships indicated by market data without 
recourse to quantification. Many appraisers use this technique because it reflects the imperfect 
nature of real estate markets. The appraiser analyzes comparable sales to determine whether the 
comparable property's characteristics are inferior, superior, or similar to those of the subject property. 
The appraiser must search the market diligently to obtain and analyze sufficient pertinent data to 
bracket the value of the subject property.

Appraisal of Res! Estate, 13th edition.
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Following the market condition adjustments, all other adjustments in the following grid are 
represented by (+) inferior or (-) superior adjustments in comparison to the subject property.

COM PARABLE SALES ADJUSTMENT GRID
Comp 10Comp 1 Comp 3 Comp 4 

£477.66 $522.39
Comp 6 Comp 9Comp 2 Comp 5 Comp 7 

$659.30
Comp 8

$578.67Sale Prics/Sa. Ft $503.67 $347.83 $600.00 $426.64 $449.30 $369.26
Real Property Rights Conveyed 00 ,0 0D 0 0 0 0 0

$578.67 $347.63 $600.00 $659.30 $426.84 $449.30Price After Adjustment ' $503.87 $477.66 $522.39 $369.28
Financing Terms 0■ 0 0 0 0 0 00, 0 0

Price After Adjustment $522.39 $347.83 $600.00 $659.30 S426.S4 $449.30 $369.28$503.87 $578.67 $477.66
I 0Condition of Sale (Motivation) 

Price Attar Adjustment
0 0 0 0 0 00, 0 0

$477.66$578.67 $522,39 $600.00 $659.30 $426.84 $449.30$503.87 $347.83
Expenditures Alter Sale 0 0 0 0 Oj0 . 0 0 ■ 0 0

$578.67 $347.83Price Alter Adjustment $503.87 $477.66 $522.39 $600.00 $659.30 $426.84 $449.30 $369.28
Market Conditions fSaie Patel Escrow 8/144/16 2/16 2/16 7/15 6/16 10/14Listing 3/16

30%-5% 0% 0%l 0% 10%' 23%0%, 0% 8%
Price After Adjustment $476.68 $477.66 $522.39 $600.00 $712,04 $552.64 $460.06$578.67 $347.83

Other Adjustments
Location 0■ + ++ ++
Physical Characteristics 00 + 4

Available Utilities 00 0 0 0 0 0 00 0
Zoning Density_________
Ecnomic Characlerislics

0 0 004 4

00 0 0 0 0 0 00 0
Total Other Adjustments 0+++444 +4+ 4+44

The adjusted unit values of the above comparables, prior to any qualitative adjustments, range from 
$347.83 to $712.04 per square foot.

The following is an overall comparison chart which reflects ranking analysis of the before-mentioned 
comparable land sales versus the subject property.

Overall Comparison Chart
After Marketing Condition (time) Adjustments 

Superior $712.047
5600,006
$600.00Subject
$578.67Inferior2
$477,663 Inferior
$552.64Inferior9
$522.39Inferior4
$480.06Inferior10
$478.681 Inferior
$469.528 Inferior
$347,83Inferior5

I give greatest weight to comparables 2, 3, 4, 5, 6, 8, and 9. The remaining comparables act as 
supporting data. Comparable 2 was weighted for its comparable location, recent sale date, 
comparable size, terrain, available utilities, and zoning, in comparison, an upward adjustment is 
warranted for its inferior interior access and inferior location. Comparable 3 was weighted for its 
proximity to the subject, recent sale date, shape, access, terrain, and available utilities. In 
comparison, an upward adjustment is warranted for its inferior location, zoning/FAR, and larger size, 
as larger parcels typically warrant lower unit values. Comparable 4 was weighted for its comparable 
shape, recent sale date, terrain, and available utilities. In comparison, an upward adjustment is
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warranted for its inferior location and inferior interior access, and smaller FAR/zoning.. A downward 
adjustment is warranted for its smaller size. Overall, an upward adjustment is warranted. 
Comparable 5 was weighted for its proximity to the subject, comparable size, recent saie date, shape, 
terrain, and available utilities. In comparison, an upward adjustment is warranted for its inferior 
location and interior access, and inferior FAR/zoning. Comparable 6 was weighted for its recent sale 
date, shape, terrain, and available utilities. In comparison, a downward adjustment is warranted for 
its smaller size, and an upward adjustment is warranted for its inferior location. Overall, the 
adjustment are offsetting. Comparable 8 was weighted for its proximity to the subject, similar shape, 
access, terrain, available utilities, and zoning. In comparison, upward adjustments are warranted for 
its inferior location and downward adjustment is warranted for its smaller size. Overall, an upward 
adjustment is warranted. Comparable 9 was weighted for its proximity to the subject, comparable 
size, shape, level terrain, available utilities, and zoning. In comparison, an upward adjustment is 
warranted for its inferior location and inferior interior access.

Based on the above analysis, it is my opinion that the subject’s market value of its fee simple interest 
in the subject property, as of November 12, 2016, is $600.00 per square foot, or:

16,076 sq. ft. @ $600 /sq. ft. = $9,645,600 
Rounded: $9,646,000

54 Valentine Appraisal & Associates, Inc.VAA Fils No. 116-1143



CONCLUSION1258 S. Figueroa St., Los Angeles, CA

In conclusion, since the Sales Comparison Approach was used exclusively and the Cost and Income 
approaches were not used, a reconciliation of multiple value indications is not required.

The Sales Comparison Approach uses a number of value indicators, both physical and economic, 
including investors' strategies and attitudes reflected in documented market transactions. The 
Principle of Substitution, the basis of this approach, states that a prudent investor will pay no more to 
buy a property than the cost to buy a comparable substitute property. In the valuation of the subject 
property, the Sales Comparison Approach typically is a good reflection of the fee simple interest, as 
all the comparable sales reflect the same.

Therefore, it is my opinion that the market value of the subject property's fee simple interest, as of an 
effective date of value of November 12, 2016, is:

NINE MILLION SIX HUNDRED FORTY-SIX THOUSAND DOLLARS
S9.646.000

The following are hypothetical conditions and extraordinary assumptions found in this report.

A zone change will be implemented immediately from C2-4D-0 to C2-4-SN permitting a floor 
area ratio of 10:1 to 13:1;
I assume the soil is free from any contamination;
I assume that title is unclouded and marketable, and there are no adverse physical conditions 
that negatively affect its value; and
I assume that information provided to me is true and accurate.
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ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise indicated in the body of this report, no investigation of legal title was made, and I render no opinion as 
to ownership of the properties or condition of the title. I assume the following:

1.

The title to the property is marketable;a.

Unless otherwise indicated in this report, the property is free and clear of all liens, encumbrances, easements, and 
restrictions;

b.

The properly does not exist in violation of any applicable codes, ordinances, statutes, or other government 
regulations;

c.

The property is under responsible ownership and competent management and is available for its highest and best 
use.

d,

2. Documents dealing with liens, encumbrances, easements, deed restrictions, clouds and other conditions that may 
affect the quality of title have not been reviewed. Insurance against financial loss resulting in claims that may arise out 
of defects in the subject properties’ title should be sought from a qualified titie company that issues or insures title to real 
property.

3. It is assumed that all factual data furnished by the client, property owner, or persons designated by the client, are 
accurate. Unless otherwise specifically noted in the appraisal report, Valentine Appraisal & Associates, Inc. has no 
reason to believe that any of the data furnished contains any material error. The provided factual data could have 
significant impact on conclusions reported, Therefore, if errors do exist in the factual data provided to the appraiser, 
Valentine Appraisal & Associates, Inc. reserves the right to revise the report upon receiving the revised factual data. 
Accordingly, the client shall review the report within 30 days from the date of delivery and immediately notify Valentine 
Appraisal & Associates, Inc. of any errors.

4. Unless otherwise stated in this report, the existence of any hazardous material which may or may not be present on the 
property was not observed by the appraisers. The appraisers for Valentine Appraisal & Associates, inc. have no 
knowledge of the existence of such materials on or in the property, and I am not qualified to detect such substances. 
The presence of hazardous materials such as asbestos, urea formaldehyde foam insulation, contaminated groundwater 
or other potentially hazardous materials may affect the value of the property. Valentine Appraisal & Associates, Inc. 
assumes that the subject property has no hazardous materials on the- -site. The client is urged to retain an expert in this 
field, if desired. Based on my visual inspection only, employees of Valentine Appraisal & Associates, Inc. appraised the 
subject property as thoroughly as possible. However, it was not possible to inspect conditions beneath the soil. 
Therefore, no representation is made as to these matters unless specified otherwise in the report.

5. This report and supporting notes are confidential. Neither any part nor whole of this appraisal shall be copied or 
disclosed to any party or conveyed to the public in spoken or written form through advertising, public relations, news, 
sales, or any other mains without the prior written consent and approval of both the appraiser and its client.

6. No opinion is intended to be expressed on matters beyond that which is customarily employed by real estate 
appraisers. Unless otherwise stated, values and opinions expressed presume that environmental and other 
governmental restrictions and conditions by applicable agencies have been met, including but not limited to seismic 
hazards, flight patterns, decibel levels, noise envelopes, fire hazards, hillside ordinances, density allowable uses, 
building codes, permit, license, etc. No survey, engineering study or architectural analysis has been made to Valentine 
Appraisal & Associates, Inc., unless otherwise stated within the body of this report. Valentine Appraisal & Associates, 
Inc. assumes no responsibility for any costs or consequences arising due to the absence of permits or lack of insurance 
coverage.

7, Unless otherwise noted in the report, it is assumed that the existing improvements of the property or properties being 
appraised are structurally sound, seismically safe and conforming to governmental building codes, including building 
systems (mechanical/electrical, HVAC, etc.), are in good working order with no major maintenance or repair 
requirements, the roof and exterior are in good condition, and the property or properties conform to all applicable 
building codes and ordinances. Employees of Valentine Appraisal & Associates, Inc. are not engineers and are not 
qualified in matters of engineering. In addition, Valentine Appraisal & Associates, inc. has not retained independent 
engineers in connection with this appraisal. Valentine Appraisal & Associates, inc. was not furnished any engineering
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studies by the owner or client. If questions in these areas are critical to the decision process of the reader, Valentine 
Appraisal & Associates, Inc. recommends securing the services of an independent engineering consultant for certainty. 
In addition, I reserve the right to revise this report if an engineering study becomes available tome.

All furnishings, fixtures, equipment arid going concern, except as specifically stated and typically considered as part of 
real property, have been disregarded with only real property being considered in the report unless otherwise stated. 
Any existing or proposed improvements, as well as any alterations or repairs considered, are assumed to be completed 
in a typical workmanlike manner according to the information submitted to Valentine Appraisal & Associates, Inc. This 
report may be subject to revision upon re-inspection of the subject property subsequent to repairs, modifications, 
alterations, and completed new construction.

8.

The date of value of the appraisal is based upon the United States dollar on that date, unless otherwise stated.9.

The allocation of values for land and/or buildings are not Intended to be used in conjunction with any other property or 
appraisal. Otherwise, this report shall be invalid.

10.

Unless otherwise stated in this report, it is assumed that no changes in the present zoning ordinance for the subject 
property or properties are being considered as of the date of value of this report. The property is appraised assuming 
that all required permits have been or can be obtained or renewed by any use on which the value estimates contained 
in this report are based.

11.

Unless stated otherwise, nothing in the report shall be a recommendation by Valentine Appraisal & Associates, Inc. to 
buy, sell, or hold the properties at the value stated. These decisions are provided through Valentine Appraisal & 
Associates, inc. consultation services after an in-depth investment analysis, specific to the client.

12.

13. No survey of the boundaries of the property was taken. All areas and dimensions are assumed to be correct, and I also 
assume that there are no encroachments unless otherwise stated in the report.

it is assumed that there is full compliance with all applicable governmental agencies and laws, unless stated otherwise.14.

Because earthquakes are not uncommon in the area, no responsibility is assumed for their possible effect on individual 
properties unless detailed geologic reports are made available to us.

15.

16. Testimony or attendance in court by reason of this appraisal shall not be required unless arrangements for such 
services have previously been made.

17. Unless previously stated in the report, the value estimate applies to the entire property, and any proration or division of 
the title into fractional interests will invalidate the value estimate.

The Americans with Disabilities Act (ADA) became effective January 26, 1992. Aside from any discussion of possible 
readily achievable barrier removal construction items in this report, Valentine Appraisal & Associates, Inc. has not made 
a specific compliant survey and analysis of the subject to determine whether it is in conformance with the ADA. It is 
possible that a compliant survey of the property, together with a detailed analysis of the requirements of the ADA, could 
reveal that the property is not in compliance. If so, it could have a negative effect on its value. Since Valentine 
Appraisal & Associates, inc. is not qualified to make such an assessment, any possible non-compliance with the 
requirements of the ADA was not considered in the value estimate.

18.

If the client misrepresents, distorts, or provides incomplete or inaccurate appraisal results to others, it may result in 
damages to the appraisal. The client shall indemnity and hold the appraiser harmless from any claims which may arise 
as a result of the client's misrepresentation of the appraisal report. In the event of any litigation between the parties, the 
prevailing party In litigation shall be entitled to recover from the other any reasonable attorney fees and costs.

19.

Acceptance and/or use of this report constitutes full acceptance of the Limiting Conditions and Assumptions in this 
report. Neither the appraisers nor Valentine Appraisal & Associates, Inc. assume responsibility for any situation 
arising out of the client's failure to read and understand the attached Limiting Conditions and Assumptions. The

20.
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client is advised to retain experts in areas that fall outside the scope of the real estate appraisal/consulting 
profession

21. Appraisers assume as part of any and all of the subject property’s renovation processes, that any and all of the 
subject’s environmental issues are addressed and completed. ..
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PRELIMINARY TITLE REPORT1258 S. Figueroa St., Los Angeles, CA

UPDATED TITLE REPORT

DATE: October 12, 2016 APN: 5130-025-900

JOB TITLE: 1256 Figueroa Street, Los Angeles, 90015 

Title to the Land hereinafter described Is vested as follows:

Vestee: The City of Los Angeles, a municipal corporation

Recorded May 29,1969 as instrument No, 3936 In Book 04366 
Page 638 of Official Records.

John W. Spinks, et al.

21 ” Floor, City Hall, Los Angeles

Final Order:

Defendants:

Return Address:

DTT: None.

Assessed value: $ 236,510.00 2016

Land: $ 239,510.00

Imp: None

Tax Parcel: 5136-025-900

Subject to:

General and Special County and city taxes for fiscal year 2011-2012 

1" Installment: not examined 

2nd Installment not examined

1.

2. Bonds and Assessments: not examined

3. Covenants, conditions and restrictions (but omitting any covenant or restrictions, if any, 
based upon on race, color, religion, sex, sexual orientation, familial status, martial 
status, disability, handicap, national origin, ancestry, or source of income, as set forth In 
applicable state or federal laws, except to the extent that said covenant or restriction is 
permitted by applicable law) as set forth In the document

Recorded: September 13, 1941 in Book 16780 Page 93, of Official 
Records

VAA File No. 116-1149 Valentine Appraisal & Associates, Inc.



PRELIMINARY TITLE REPORT1258 S. Figueroa St., Los Angeles, CA

A covenant and agreement upon and subject to the terms and conditions therein8.

Mary M. Mann
City of Los Angeles, a municipal corporation
July 31, 1987 as instrument No. 87-1223300, of Official
Records

Executed by: 
In favor of: 
Recorded:

Reference is hereby made k> said document for full particulars.

This covenant and agreement shall run with the land and shall be binding upon any 
future owners, encumbrances, their successors, heirs or assigns end shall continue in 
effect until the proper government agency approves its termination.

An easement affecting the portion of said land and for the purposes stated herein, and 
incidental purposes, dedicated by City Ordinance.

9.

In Favor of: 
Purpose: 
Ordinance No.: 
Approved: 
Affects:

City of Ijos Angeles, a municipal corporation 
Public street'
172283
November 4,1998
A portion of said land more particularly described therein.

To be known as Pico Boulevard

If any of the above Items contain any restriction based on race, color, religion, 
sex, familial status, marital statue, disability, notional origin or ancestry, that 
restriction violates State and Federal Fair Housing Uwa and le omitted, unless 
and only to the extent that the covenant, condition or restriction (a) l» exempt 
under TtBe 42 of the United States Code, or (b) relates to hendiccp but does not 
discriminate agslnet handicapped persons.

LEGAL DESCRIPTION:

THOSE PORTIONS OF LOTS 11,12 AND 13, CARSON AND CURRIER S SUBDIVISION OF BLOCK 38 
OF ORD'S SURVEY, AS PER MAP RECORDED IN BOOK 55 PAGE 3 OF MISCELLANEOUS 
RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, BOUNDED AND 
DESCRIBED AS FOLLOWS:

Valentine Appraisal & Associates, Inc.VAA File No. 116-1149



PRELIMINARY TITLE REPORT1258 S. Figueroa St, Los Angeles, CA

An community oil and gas lease for the term therein provided, executed by the parties 
herein named, and other parties as owners of other lands described in said lease, with 
certain covenants, conditions and provisions, together with easements, ff any as set 
forth therein.

4.

Lessor:
Lessee:
Recorded:

Horton & Converse
Standard Oil Company of California, a corporation 
January 7, 1965 as Instrument No. 2785 in Book M-1724 Page 
63, of Official Records

Reference is hereby made to said document for lull particulars.

No assurance is made as to the present ownership of the leasehold created by said 
lease, nor as to other matters affecting the rights or interests of toe lessor or lessee in 
said lease.

Affects that portion of said land lying below a depth of 500 feet from the surface thereof, 
without the right to enter upon or use any portion of said land lying above said depth.

Covenants, conditions and restrictions (but omitting any covenant or restrictions, if any, 
based upon on race, color, religion, sex, sexual orientation, familial status, marital 
status, disability, handicap, national origin, ancestry, or source of income, as set forth in 
applicable state or federal laws, except to toe extent that said covenant or restriction Is 
permitted by applicable law) as set forth in the document

5.

May 29,1689 as instrument No. 3936 in Book D-43B6 Page 
636 of Official Records

Recorded:

An easement affecting the portion of said land and for toe purposes stated herein, and 
incidental purposes, dedicated by City Ordinance.

6.

In Favor of: 
Purpose: 
Ordinance No.: 
Approved: 
Affects:

City of Los Angefes, a municipal corporation 
Public street 
143439 
May 25,1972
A portion of said land more particularly described therein.

The fact that said land is included within the Central Business Distort Redevelopment 
Project Area, and that proceedings tor redevelopment have been Instituted.

7.

Recorded: July 22, 1976 as Instrument No. 3675 and recorded July 30, 
1975 as Instrument No. 3BB8 of Official Records

VAA File No. 116-1149 Valentine Appraisal £ Associates, fnc.



PRELIMINARY TITLE REPORT1258 S. Figueroa St., Los Angeles, CA

BEGINNING AT THE MOST SOUTHERLY CORNER OF SAID LOT 13; THENCE 
NORTH 37" 46' 20" EAST ALONG THE SOUTHEASTERLY LINE OF SAID LOTS 
123.23 FEET TO THE SOUTHEASTERLY PROLONGATION OF THE SOUTHERLY 
FACE OF THE SOUTH WALL OF A TWO STORY BUILDING ON THE PROPERTY 
ADJOINING ON THE NORTH; THENCE NORTH 52" 13' 10’ WEST ALONG, SAID 
SOUTHEASTERLY PROLONGATION AND ALONG SAID SOUTHERLY FACE AND 
ITS NORTHWESTERLY PROLONGATION TO THE NORTHWESTERLY LINE OF 
SAID LOT 11; THENCE SOUTH 37- 45' 10" WEST ALONG THE NORTHWESTERLY LINES OF 
SAID LOTS A DISTANCE OF 146.30 FEET TO THE MOST WESTERLY CORNER OF 
SAID LOT 13; THENCE SOUTHEASTERLY ALONG THE SOUTHWESTERLY LINE OF 
SAID LOT 13 TO THE POINT OF BEGINNING.

EXCEPTING THEREFROM THAT PORTION OF SAID LOT 13 LYING SOUTHWESTERLY 
OF A LINE DESCRIBED AS FOLLOWS:

COMMENCING AT THE INTERSECTION OF THE CENTER LINE OF FIGUEROA STREET, 
FORMERLY PEARL STREET, WITH THE CENTER LIKE OF PICO BOULEVARD, FORMERLY PICO STREET, 
AS SAID INTERSECTION IS SHOWN ON SAID MAP; THENCE SOUTHEASTERLY ALONG SAID 
LAST MENTIONED CENTER LINE A. DISTANCE OF 218,42 FEET; THENCE 
NORTHEASTERLY AT RIGHT ANGLES FROM SAID LAST-MENTIONED CENTER LINE A DISTANCE OF 
50 FEET TO THE TRUE POINT OF BEGNNINQ FOR PURPOSES OF THIS DESCRIPTION; THENCE 
NORTHWESTERLY ALONG A UNE PARALLEL WITH SAID CENTER LINE OF PICO 
BOULEVARD TO A LINE EXTENDING NORTHEASTERLY AT RIGHT ANGLES 
FROM SAID LAST-MENTIONED CENTER UNE AND PASSING 7WIOUGH, A POINT IN SAC LAST- 
MENTIONED CENTH? UNE DISTANT 169.90 FEET SOUTHEASTERLY, MEASURED ALONG SAID 
LAST MENTIONED CENTER LINE, FROM ITS INTERSECTION WITH SAID. CENTER 
UNE OF FIGUEROA STREET; THENCE NORTHWESTERLY ALONG A CURVE TANGENT TO SAID PARALLE1. 
UNE, CONCAVE TO THE NORTHEAST AND HAVING A RADIUS OF 557 FEET TO A POINT DISTANT IS FEET 
SOUTHEASTERLY, MEASURED ALONG SAID CURVE, FROM THE NORTHWESTERLY UNE OF SAID LOT 
13; THENCE NORTHERLY IN A DIRECT UNE TO A POINT IN SAID LAST-MENTIONED NORTHWESTERLY UNE 
DISTANT 15 FEET NORTHEASTERLY, MEASURED ALONG SAID LAST-MENTIONED NORTHWESTERLY UNE 
FROM SAID CURVE.

ALSO EXCEPTING AND RESERVING ALL CRUDE OIE PETROLEUM, GAS, ASPHALTUM AND ALL KINDRED 
SUBSTANCES AND OTHER MINERALS OF WHATEVER NATURE IN, UNDER AND RECOVERABLE FROM SAID 
REAL PROPERTIES WITHOUT THE RIGHTTO ENTER, DRILL OR PENETRATE IN OR UPON THE SURFACE OF 
SAID REAL PROPERTIES, OR WTTHIN 500 FEET THEREOF, FOR THE PURPOSES UF RECOVERING CRUDE 
OIL , PETROLEUM , GAS, ASPHALTUM AND ALL KINDRED SUBSTANCES AND OTHER MINERALS OF 
WHATEVER NATURE. AS EXCEPTED IN THE FINAL ORDER OF CONDEMNATION, A CERTIFIED COPY OF 
WHICH WAS RECORDED MAY 23, 1969 AS INSTRUMENT NO. 3936 IN BOOK D-43B6 PAGE 638 OF OFFIOAL 
RECCRDS.

Department of General Services 
Real Estate Services Division

Searched by; Jose L Ramirez By
Jose L Ramirez, Title Examiner

Checked by:. Approved by.

Date: JoAnn Kishi, Senior Real Estate Officer
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VALENTINE APPRAISAL & ASSOCIATES

HISTORY Valentine Appraisal & Associates was founded by 
Gary Valentine, MAI, SR/WA, CCIM, provide 
valuations of real estate, closely held businesses 
and consulting for agricultural, commercial, 
industrial, land, residential, right-of-way, and special 
purpose properties.

Mr. Valentine began his career in Fresno, California, 
where he specialized in residential and agricultural 
valuations, including closely held businesses. After 
two years in Fresno, he moved to San Francisco 
and was hired as an associate appraiser for 
Southern Pacific Transportation Company, 
specializing in right-of-way valuation for sale, 
purchase, lease, easement, and condemnation 
purposes.

After five years with Southern Pacific Transportation 
Company, he accepted an offer to work as a senior 
appraiser with Marshall and Stevens, one of the 
largest appraisal firms in the United States. There 
he appraised all types of real properties in both the 
United States and Mexico, and he appraised closely 
held businesses including auto dealerships, gas 
stations, hospitals, hotels/motels, restaurants, adult 
care facilities, and more.

In 1994, Mr. Valentine joined Valentine and 
Valentine, later to be known as Valentine Appraisal 
& Associates. Bringing with him over 11 years of 
appraisal experience, he specializes in all types of 
real estate valuations and consulting.

Active in the right-of-way industry, he is a Past 
President _of the Los Angeles Chapter of the 
International Right-of-Way Association with 300 local 
members.

Mr. Valentine has been an expert witness in the 
Superior Court, Administrative Boards Hearings, and 
has been successful at challenging property taxes in 
front of the Los Angeles and Orange County 
Assessor’s Boards of Appeal.

WE SERVE The clients include many of the nation's most 
distinguished corporations, institutions, and 
governmental agencies.

The company also serves the appraisal and 
consulting needs of individual entrepreneurs, 
commerce and industry, health and educational 
institutions, land developers, taxing authorities, and 
local, state and federal governments, as well as 
foreign industries.

Valentine Appraisal & Associates



VALENTINE APPRAISAL & ASSOCIATES

CONSULTING Valentine Appraisal & Associates works closely with 
diversified groups.

ACCOUNTANTS
CONSULTANTS:

AND
Pre-acquisition or merger 

valuation counseling, allocation of purchase price, 
property records and control, return on investment.

FINANCIAL

ATTORNEYS: 
and condemnation proceedings, ad valorem issues, 
bankruptcy and foreclosure.

Estate planning, eminent domain

BANKERS AND TRUST OFFICERS: Financing
areas, inheritance and estate cases, gift tax 
services.

CORPORATE OFFICERS: 
merger valuation counseling, allocation of purchase 
price, tax purposes (federal and ad valorem), sale or 
purchase, insurance, condemnation.

Pre-acquisition or

GOVERNMENT OFFICIALS: 
accounting for real estate; valuation of property 
administered by agencies of the government; real 
estate to be acquired by eminent domain, public 
highways, urban renewal, public parks and 
easements; and valuation consulting to state and 
local property assessment and appraisal offices.

Fixed assets

INSURANCE AGENTS, BROKERS, ADVISORS, 
AND COMPANIES: Correct amount of insurance for 
placement purposes, proper valuation of varying 
assets for rate-making purposes, and assistance at 
the time of casualty to prove the amount of loss.

MANAGEMENT 
studies, plant site selection, analyses in acquisition 
studies, and other areas where property economics 
become a part of the management consultant’s 
contracted services.

CONSULTANTS: Feasibility

Valentine Appraisal & Associates appraises real 
estate, closely held businesses, and provides 
consulting.

WE APPRAISE

Industrial complexes, commercialBUILDINGS:
buildings, multi-family residential property, housing 
developments, hotels, hospitals, schools, and 
institutional and public property.

CLOSELY HELD BUSINESSES:
dealerships, retail stores, general and professional 
service, industrial distribution, manufacturing, 
hospitals, adolescent and senior care facilities, 
recreation and other businesses for gift, estate,

Farms,

Valentine Appraisal & Associates



VALENTINE APPRAISAL & ASSOCIATES

inheritance taxes, estate planning, selling, merging, 
acquiring, or divesting, marital, partnership,
corporate dissolutions, damage cases, and
bankruptcy reorganizations.

LAND AND LAND IMPROVEMENTS: 
commercial, and residential sites; potential industrial, 
commercial, and residential acreage; farm land and 
ranch lands; large government tracts; and land 
improvements such as paving, water, sewage, 
drainage systems, and transportation corridors.

Industrial,

LEASEHOLD IMPROVEMENTS: 
structural nature built by a lessee.

Items of a

PROPERTY RIGHTS: Right-of-way, 
nonconforming use, water, air access, subterranean, 
and partial interest.

easements,

Valentine Appraisal & Associates



PROFESSIONAL QUALIFICATIONS FOR GARY VALENTINE, MAI, SR/WA, CCIM

Ph 661-288-0198 (wk)
Ph 661-288-0197 (fax) 
g5v@valentineapprai5at.com

Valentine Appraisal & Associates 
23942 Lyons Avenue, Suite 212 
Santa Clarita, CA 91321

vrww.valentineappraisal.com

PRESENT POSITION As owner/appraiser of Valentine Appraisal and 
Associates, l specialize in real estate and closely- 
held business valuations.

PROFESSIONAL AFFILIATIONS I am a certified general appraiser in California 
(AG006526), an MAI designated member of the 
Appraisal Institute, and a senior member of the 
International Right of Way Association, a designated 
Certified Commercial Investment Member, and a 
member of the Forensic Expert Witness Association. 
I served as President in 1996 of the International 
Right of Way Association, Chapter 1, Los Angeies. I 
am a licensed real estate broker in California.

EXPERIENCE I have been exclusively appraising real estate and 
closely-held businesses since 1983. My experience 
includes reviewing and appraising residential, 
commercial, industrial, agricultural, transportation 
corridors, and other special use properties in 
California, other parts of the United States and in 
Mexico.

Appraisals are prepared for sale, purchases, 
insurance, lease, financing, income tax, assessment 
appeals, condemnation, allocation of purchase price, 
estate and corporate planning. I have also 
performed extensive economic feasibility studies, 
business valuations and real estate market analyses 
for proposed development of urban real estate, real 
estate investments, cash flow analyses, and 
economic projections.

EMPLOYMENT I am owner of Valentine Appraisal & Associates and 
have been a Professor, teaching appraisal classes, 
at the College of the Canyons in Santa Clarita, 
California. Prior experience includes thirteen years 
of being owner/partner of a Valentine Appraisal & 
Associates, four years with Marshall and Stevens in 
Los Angeles, the second largest appraisal firm in the 
Country, five years with Southern Pacific 
Transportation Company appraisal departments in 
San Francisco and Los Angeles, and two years with 
a private valuation firm in Fresno, California.

I hold a B.S. in Business Management from Brigham 
Young University, Provo, Utah, and have completed 
numerous courses and seminars sponsored by the 
American Society of Appraisers, and by the 
Appraisal Institute including Business Valuation,

EDUCATION

Valentine Appraisal & Associates, Inc.
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PROFESSIONAL QUALIFICATIONS FOR GARY VALENTINE, MAI, SR/WA, CCIM

Real Estate Appraisal Principles; Basic Valuation 
Procedures; Standards of Professional Practice; 
Capitalization Theory and Techniques (Parts A and 
B), Case Studies in Real Estate Valuations, 
Discounted Cash Flow in Subdivision Analysis and 
Valuation Analysis; Report Writing; Advance Partial 
Acquisition; Highest and Best Use and Market 
Analysis; Non-Residential Demonstration Appraisal 
Report Writing; Litigation Appraising: Specialized 
Topics and Applications; Fundamentals of 
Separating Real Property, Personal Property, and 
Intangible Business Assets. I have successfully 
compfeted courses and seminars sponsored by the 
International Right of Way Association including 
Easement Valuation; Right-of-Way Valuation; 
Engineering; Real Estate Law; Group 
Communications; Bargaining Negotiations; and 
Valuation of Contaminated Properties; and Uniform 
Appraisal Standards for Federal Land Acquisitions. 
Also, I attended the Expert Witness Summit, a class 
sponsored by the Forensic Expert Witness 
Association, and I am certified to use the Yellow 
Book for federal land acquisitions. I have obtained 
the Certificate of Completion for the Valuation of 
Conservation Easements, a Certificate Program 
developed with the approval of the Land Trust 
Alliance. And I have also successfully completed 
CCIM Courses, Cl 101, Financial Analysis for 
Commercial Investment Real Estate; Cl 102, Market 
Analysis for Commercial Investment Real Estate; Cl 
103, User Decision Analysis for Commercial 
Investment Real Estate, Investment Analysis for 
Commercial Investment Real Estate, Cl 104, .

INSTRUCTOR I taught advanced real estate appraisal courses at 
the College of the Canyons and have presented 
numerous seminars for the IRWA on various 
appraisal topics.

SEMINARS GIVEN - Appraising a Transportation Corridor
- Fiber Optic Valuation
- Appraising Pipeline Easements
- “Trap Questions” in Cross-Examination

PUBLISHED ARTICLES “Appraising a Transportation Corridor', International 
Right-of-Way Magazine, November/December 1998; 
“A Practical Approach in Appraising a Pipeline 
Easement”, International Right-of-Way Magazine, 
March/April 2008; “Fiber Optic Valuation”, 
International Right-of-Way Magazine, July/August 
2011; “How to Excel as an Expert Witness”, 
International Magazine,Right-of-Way 
Novem ber/Decem ber 2014.

COURT TESTIMONY I have been a qualified expert witness in Superior 
Court and the United States Bankruptcy Court

Valentine Appraisal & Associates, Inc.



PROFESSIONAL QUALIFICATIONS FOR GARY VALENTINE, MAI, SR/WA, CCIM

TAX APPEAL HEARING I have presented cases before both the Los Angeles 
and Orange County Boards.

FOREIGN LANGUAGE I speak Spanish fluently.

INDUSTRIAL SPECIALIZATIONS 
Agriculture
Automotive dealers and service stations
City, State and Federal Governments
Commercial banks
General building contractors
Golf courses
Hospitals
Hotels and motels
Insurance agents, brokers and service
Legal services
Manufacturing industries
Mortgage bankers and brokers
Office and clinics of medical doctors
Pipelines
Railway
Schools
Subdividers and developers 
Transportation corridors

PARTIAL LIST OF CLIENTS PERSONALLY SERVED

Asset Management

Coopers & Lybrand Sigma 
Emerson Asset Management Group 
Equity Assets Management 
independent One Asset Management

Automotive

Arrow Volvo 
Cerritos Ford 
Thorson GMC 
Toyota Motor Credit Corp.

Financial Institutions

American Security Bank 
Antelope Vailey Bank 
Bank of Santa Clarita 
Bank One
Citizens Business Bank 
Citizens Commercial Bank 
East West Bank 
First Financial Credit Union 
First Valley National Bank 
Foothill Independent Bank 
GMAC Mortgage 
Home Bank

Valentine Appraisal & Associates, Inc.



PROFESSIONAL QUALIFICATIONS FOR GARY VALENTINE, MAI, SR/WA, CCIM

Santa Barbara Bank & Trust 
Sumitomo Bank 
Sun Country Bank 
Universal Bank 
United National Bank 
Wells Fargo Bank

Government

City of Alhambra
City of Culver City
City of Industry
City of Lancaster
City of Los Angeles
City of Long Beach
City of Mission Viejo
City of Oxnard
City of Palmdale
City of Pasadena
City of Riverside
City of Santa Barbara
City of Santa Clarita
City of Santa Monica
City of Santa Paula
City of Temecula
Concord Redevelopment Agency
Federal Deposit Insurance Corporation
Helix Water District
Los Angeles County Metropolitan Transportation Authority (LACMTA) 
Mountains Recreation and Conservation Authority 
Port of Los Angeles 
Port of Long Beach
Riverside County Transportation Commission 
State of California 
Wildlife Conservation Board

Hospital/MOB

Anaheim General Hospital 
Bay Harbor Hospital 
Megan Medical Center 
Oak Grove Institute 
Procto 
Unihealth
Westminster Medical Group

Industrial

Aero Kraft Tools, Inc.
Bullet Freight Systems 
ConocoPhillips Company 
GTE
Memorex/Telex Incorporated 
Nalco Chemical
Packaging Corporation of America 
Southern California Edison

Valentine Appraisal & Associates, Inc.



PROFESSIONAL QUALIFICATIONS FOR GARY VALENTINE, MAI, SR/WA, CCIM

Southern California Gas Company 
Union Pacific Railroad

Legal

After and Hadden
Demetriou, Del Guercio, Springer & Moyer 
Kane, Ballmer & Berkman 
Latham and Watkins 
Sullivan, Workman & Dee

Retail

Pier 1 Imports 
Sears, Roebuck & Co.
Target
Alpine Unified School District 
El Segundo Unified School District 
La Mirada Unified School District 
Mount San Antonio Community College 
West Covina Unified School District

Syndication

Cerritos Investment Group 
G.E. Capital Investments 
MIG Realty Advisors 
Property Holding Co.
SHL Properties Realty Advisors 
The CIT Group

Miscellaneous

Caieilus Development Corp. 
Center Land Company 
LKS Investment 
Pettit & Martin 
San Thomas Properties 
State Compensation, Inc. 
Temple Investments

PARTIAL LIST OF SPECIAL APPRAISAL ASSIGNMENTS

Acreage -1300 acre parcel, Boy Scouts of America Reservation, Los Angeles County, CA (City of Industry)

4 Advertising Billboard Signs near LAX - Fair market rent for advertising on the high-end billboard signs and 
market rents to the land owners to assist the client in new lease negotiations, Los Angeles, CA (LACMTA)

Aviaation Easement - including 6 improved properties at the Fullerton Municipal Airport, Fullerton, CA (City of 
Fullerton)

Best Western Executive Inn - a 134 room motel built in 1988 and located in Roland Heights, CA, (Textron 
Financial Corp.)

Car Wash and Two Cell Site Towers- Leased fee interest of two cell site towers, a 2,916 square foot car wash 
building, land improvements, furniture, fixtures, equipment, going concern value for acquisition purposes, Los 
Angeles, CA (CRA-LA)

Valentine Appraisal & Associates, Enc.



PROFESSIONAL QUALIFICATIONS FOR GARY VALENTINE, MAI, SR/WA, CCIM

Civic Center - feasibility analysis of 7 buildings equaling 146,747 square feet, built between 1923 and 1977, 
Corona, CA (City of Corona)

Conservation Easement- A portion of the larger parcel was proposed for a conservation easement, located on 
Mulholland Drive and Laurel Canyon Boulevard, City of Los Angeles, CA (Mountains Recreation and 
Conservation Authority)

Conservation Easement- Included the appraisal of 3 alternatives of proposed easements located on Carbon 
Canyon Road, Malibu, CA (Mountains Recreation and Conservation Authority)

Conservation Easement- Included the appraisal of 2 alternatives of proposed easements located in Franklin 
Canyon, Los Angeles, Ca (Mountains Recreation and Conservation Authority)

Contaminated Improved Industrial Property- 24,032 square foot industrial building built in 1967 with 
hydrocarbons in soil and in groundwater, Los Angeles, CA (ConocoPhiliips)

Countryside - a proposed 53 unit residential planned development on 4.95 acres in West Covina, (East-West 
Federal Bank)

Eminent Domain for the Partial Taking of 45 Parcels for SR-126 Road Widening - These parcels are located at 
SR-126 west of Interstate 5 in Santa Clarita, CA (Newhall Land & Fanning)

Eminent Domain of Multiple Tenant Business Park - for a partial fake to construct an interchange project for the 
Golden Valley Road, Santa Clarita, CA (City of Santa Clarita)

Eminent Domain of Open Space Land - for a partial take along the west side of San Fernando Road in order to 
construct a public road extension at the Via Princessa over pass, Santa Clarita, CA (City of Santa Clarita)

Eminent Domain of Retail Building and Lumber Yard - for the expansion of the Jan Heidt Metrolink Station, 
Santa Clarita, CA (City of Santa Clarita)

Eminent Domain of 5 Improved Properties and 1 Vacant Lot - including two industrial buildings, one retail store, 
two mixed use properties and one vacant lot along Fair Oaks Avenue in Pasadena for the development of 
Heritage Square, Pasadena, CA (City of Pasadena)

Eminent Domain of Automobile Sales Lot - for expansion of the adjacent auto dealership, Alhambra, CA (City of 
Alhambra)

Eminent Domain of 2 Parcels - presently improved with a surface parking lot on Hollywood Boulevard, 
Hollywood, CA (City of Los Angeles)

Eminent Domain of Industrial Manufacturing Facility - for the development of a material recovery transfer station, 
City of Industry, CA (City of Industry)

Eminent Domain of a Portion of an Existing Transportation Corridor - for an underground transverse crossing, 
Anaheim, California (The Gas Company)

Eminent Domain of a Portion of an Existing Transportation Corridor - for a surface and subsurface easement, 
Salt Works Station, Los Angeles, CA (The Gas Company)

Eminent Domain for Airport Expansion - 2 parcels and improvements, Riverside, CA. (City of Riverside)

Eminent Domain for 5 Commercial Properties - including a restaurant, an office building, an auto service garage, 
a cleaners and a parking lot, Alhambra, CA (City of Alhambra)

Eminent Domain for Car Wash - for a proposed library on Sunset Boulevard, Los Angeles, CA (City of Los 
Angeles)

Eminent Domain of 3 Parcels - including a residential duplex, single family dwelling and a vacant lot for the 
development of a court house, Palmdale, CA (City of Palmdale and Kane, Ballmer & Berkman)

Valentine Appraisal & Associates, Inc.
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25 Parcels and 1 Residential Dwelling for Eminent Domain - for expansion of the Marie Kerr Park, Palmdale, CA 
(Security Land and City of Palmdale)

36 Parcels for Eminent Domain - for preliminary study, including single family dwellings, multiple residential 
apartments, and office buildings, Palmdale, CA (City of Palmdale)

Excess Land From Railroad Transportation Corridor for Open Storage of Recreational Vehicles - This 
assignment included assemblage value, Garden Grove, CA (Union Pacific Railroad)

Camp Site - appraisal of the fee simple interest and market rent of a camp site owned by the City of Los Angeles 
and is comprised of a lodge, cabins, bath house, and cafeteria for possible expansion to the adjacent Mammoth 
Resort, Mammoth Lakes, CA (City of Los Angeles)

Consultation Study with a Contribution of Value, if anv. of Spur Track and/or Rail Access - The conclusions in 
this study were supported by primarily quantitative analysis and industry-wide survey, City of Industry, California 
(Paragon Partners)

Dairy Farm - on an 18.66 acre site with 250 cow milking facility in Fresno, CA. (Vivenzi Family)

Devine Farm - 81 acres of almond and Clingstone peach orchard located in Fresno, CA. (Devine Farms, Inc.)

Fast Food Restaurant - partial taking for expansion of access to an interstate freeway, and the property included 
main improvements, excess land, advertising billboard, quantifiable damages and benefits, City of Industry, 
California (Paragon Partners)

Fast Food Restaurant and Excess Land with Billboard - on Walnut Drive, City of Industry, CA (Alameda Corridor 
East)

Fiber Optic Line - Appraisal of 182 miles of non-exclusive easement of fiber optic lines for a class action lawsuit, 
Kansas

Fractional Interest - 26.94 acre citrus farm, Redlands, CA.. (Nullin Family Trust)

Golden Cheese Company - one of the largest cheese manufacturing facilities in the western United States 
encompassing nine buildings equaling 146,011 square feet on 28.47 acres in Corona, CA. (Bank of Tokyo)

Great Western Bank Corporate Campus - four detached buildings built in 1992. They include a ten story Class A 
office building, a parking structure, an employment center, and a child care center in Chatsworth, CA. (Great 
Western Bank)

Grocery Store - 48,950 square foot, single story structure built between 1955 and 1988, Covina, CA 
(Marketplace Properties)

Historical Property - A 2-story, Queen Anne style structure with a gross living area of 3,513 square feet, built in 
1892 with a detached 376 square foot fast food restaurant, built in 1959, in Pasadena, CA .(City of Pasadena)

Historical Commercial Property - Original jailhouse built in 1906, Santa Clarita, CA (City of Santa 
Clarita)

Hudson Respiratory Care Facility - including three detached manufacturing buildings equaling 244,253 square 
feet on 29.30 acres located in Temecula, CA, (Hudson Respiratory Care, Inc.)

Imperial School - a former school site of 5.66 acres in El Segundo, CA. (El Segundo Unified School District)

Industrial Property for a Partial Taking for Eminent Domain - at Soto Street and Washington Boulevard for part of 
the North End Segment of the Alameda Corridor Project (Alameda Corridor Engineering Team)

Landlocked single family dwellings - 2 detached dwellings built in 1991, Los Angeles, CA. (FDIC)

La Palma Medical Office Center - including two detached Class B medical office buildings on the campus of the 
La Palma Medical Center in La Palma, CA. (Unihealth America)

Valentine Appraisal & Associates, fr.c.



PROFESSIONAL QUALIFICATIONS FOR GARY VALENTINE, MAI, SR/WA, CCIM

Lake Jennings Reservoir - including the reservoir, dam, pumping stations and pipeline right-of-ways located in 
San Diego, CA. (Helix Water District)

Los Anoeles Tov District - 21,922 square feet retail building built in 1990, Los Angeles, CA. (Foothill Independent 
Bank)

Manufacturing Facility for Eminent Domain. - on Santa Barbara Street for the Santa Paula Branch Line 
Recreational Trail (City of Santa Paula)

Memorex/Telex Research and Development Center - four attached modules containing 367,860 square feet on a 
49.99 acre site located in Tulsa, OK. (Davis Polk and Wardwell)

Mexico - Amtech Reliable Elevator Co. manufacturing facility, including four detached buildings equaling 135,251 
square feet on a 11 acre site in Rosarito, B.C., Mexico. (ABM Industries)

Multi-tenant Industrial Building - Four detached structures totaling 55,000 sq. ft. on 4.16 acres, Lancaster, CA 
(Toneman Properties)

Neighborhood Park - appraisal of fee simple interest and market rent for a park owned by the local unified school 
district for considering leasing the property to the city, Pasadena, CA (City of Pasadena)

Oak Gove Institute - a proposed 72,998 square foot adolescent residential treatment center located on 8.87 
acres in Murrieta, CA. (Oak Grove Institute)

Parks - four city parks located in Temecula, CA. (City of Temecula)

Partially completed single family residential developments - Rancho Cucamonga, CA. (FDIC)

Partial taking for expansion of an underground high pressure natural oas line - This proposed permanent 
easement included an exclusive and non-exclusive use of a portion of a property that is currently used for cattle 
grazing in Ventura County, California. (The Gas Company)

Partial Taking of Multi-Tenant industrial Park - The partial taking included permanent easements and temporary 
construction easements and required demolition of a portion of the existing improvements in addition to 
severance damages, City of Industry, California (Alameda Corridor East)

Port of Long Beach - Current fair market value of fee simple interest as an aid in rent arbitration of the Toyota 
Marine Terminal, Long Beach, California (Port of Long Beach)

Proposed completed single family subdivision - La Canada, CA. (Foothill Independent Bank)

Proposed 34-unit apartment building - Los Angeles, Ca. (Foothill Independent Bank)

Religious Institution - As part of the Nisqualll Interchange Project, it required takings of permanent easements 
and temporary construction easements of one of the largest local churches, city of Victorville, California (City of 
Victorville)

Religious Institutions - appraisal of three churches located in Barstow, CA for possible sale (Whidden Realty)

Renewable Energy Corridor - partial taking of 32 parcels located in a renewable energy corridor for proposed 
road dedication, Kem County, California (Terra-Gen Power LLC)

Restrictive Use Easement (RUE1 360± acres for expansion of the Cane Brake Reserve and a proposed 
Restrictive Use Easement bv the US Naw - Located north of Highway 178 and in the vicinity of Cane Brake, CA 
(State of California, Wildlife Conservation Board)

Riverside Community Hospital Medical Office Buildings - two detached Class A medical office buildings three 
and five stories high equaling a total area of 119,204 square feet. (Aid Association for Lutherans)

Shopping Center -113,879 square foot, two-story structure, built in 1954, El Monte, CA (GMAC Mortgage)

Valentine Appraisal & Associates, Inc.
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Southmark Financial Center - a ten story Class A office building built in 1984 located in Long Beach, CA. (SHL 
Properties, Realty Advisors)

Surplus Parcels - appraisal of two surplus parcels that were heavily encumbered with underground utility 
easements for estimating reimbursement amount to the county, Valencia, California (Newhall Land & Farming 
Company)

Transportation Corridor. Metro Crenshaw/LAX Transit Corridor Project - Partial taking with severance damages, 
Inglewood, CA (Metropolitan Transportation Authority)

Water Pipeline Easement - appraisal of a 10-fbot wide water pipeline easement on the existing UPRR 
transportation corridor, Santa Clara County, California (Union Pacific Railroad)

Waterfront Property - current market rent as an aid in renegotiating lease terms for 279,637 sq. ft. of land which 
was Incorporated by a ground lease and improved with a 528-room Hyatt Regency Hotel and 1,137-car parking 
garage. 700 parking spaces associated with the parking structure are leased back to the tenant by the City (City 
of Long Beach)

1.1 mile taking for a subsurface easement - a proposed 10-foot wide pipeline easement, Blythe, CA. (So. Cal. 
Gas Company)

1.5 mile transportation corridor - for acquisition purposes, Lakewood, CA. (So. Cal. Edison)

4-Mile Transportation Corridor - for a proposed recreation trail located in Sonoma, CA. (SPTCo)

5-Mile Transportation Corridor - for street widening located in Visalia, CA. (SPTCo)

7,2 mile oioeline - along the So. Cal. Edison transportation corridor, Long Beach, CA. (So. Cal. Gas Company)

37-Mile Transportation Corridor - located between Bakersfield and Taft for proposed freight and passenger 
service, Kem County, CA. (Kern Council of Governments and ICF Kaiser Engineering & Construction Co.)

87.93-Mile Transportation Corridor - Between Lone Pine, Inyo County and Searles Station, Kern County, CA 
(Union Pacific Railroad)

13.000-Mile System-wide Transportation Corridor - as part of a small and efficient appraisal team. I personalty 
appraised much of the property in California, Texas, Louisiana, Arkansas and in Missouri for sale purposes for 
the Southern Pacific Transportation Company. (SPTCo)

REVIEW APPRAISALS

Port of Los Angeles ExxonMobil Permit - I was to evaluate the completeness, accuracy, relevance, 
appropriateness, and reasonableness of the appraisal report by Alan, Williford & Sealek, Inc. (Port of Los 
Angeles)

Port of Los Angeles - appraisal review report of the benchmark land value study of industrial lots, acreage, port 
frontland, backland and water parcels owned by the Port of Los Angeles (Port of Los Angeles)

Single Family Residence - located in Santa Clarita, unincorporated area. I reviewed the appraisal for possible 
litigation. (Ropers, Majeski, Kohn & Bentley)

Waterfront Beach Resort Site - I completed a review of the appraisal to estimate the market value rent for the 
subject property. (City of Huntington Beach, CA)

125.66 Acres. Angeles National Forest - the land located in the area known as "Lopez Canyon” area, consisted 
of ten contiguous parcels of land. The purpose of the report was to establish Fair Market Value of the subject. 
(Mountains Recreation and Conservation Authority)

19 Single Residence Homes - located in Bakersfield, CA. Evaluation of the methods and procedures utilized by 
the appraisers to determine if those methods and procedures were sound and reasonable. (Ropers, Majeski, 
Kohn, & Benfley)

Valentine Appraisal & Associates, Inc.



PROFESSIONAL QUALIFICATIONS FOR GARY VALENTINE, MAS, SR/WA, CCIM

18.28 Acres in Baldwin Hills - along the west side of La Cienega Boulevard. The report was to set forth my 
opinion of the quality, completeness, accuracy, and appropriateness of the work under review. (Buss-Shelger 
Associates)

Valentine Appraisal & Associates, Inc.
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BENEFITS TO THE CITY

This site will be sold to the Lightstone Group who has developed plans for the Pico-Figueroa 
Hotel project, which will consist of three hotels (with a total of 1,130 rooms) and ground level 
retail and parking facilities directly across from the Los Angeles Convention Center. This 
development will improve the aesthetics of the community and create new jobs which will 
increase the tax base and generate new City revenues.

The City’s objective has been to reach 8,000 hotel rooms in this area. This project together with 
other City supported hotel projects would increase the number of hotel rooms within walking 
distance of the Los Angeles Convention Center to over 6,500.

The City’s share of income received for permits, property documentation and transfer fees, and 
property taxes will also be a benefit. In generating annual property tax revenue, the City’s 
income will continue to grow as assessed values and taxes go up.


