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Dear Ms. Goodfellow: 

At your request and authorization, CBRE, Inc. has prepared an appraisal of the market value of 
the referenced property.  Our analysis is presented in the following Appraisal Report. 

The subject is a [Q]R3-1VL zoned site located in the Bel Air community of the city of Los Angeles.  
More specifically, it is on the east side of Moraga Drive, north of Bellagio Road, about 225 yards 
northeast of San Diego (405) Freeway, and a third-mile east of The Getty Center.  It is one of the 
most highly desirable upper-income residential neighborhoods of Los Angeles. 

The subject site is a single 9,350-square-foot assessor parcel that is improved with a 1947-built, 
two-story five-unit apartment.  The site is being acquired for multifamily redevelopment and the 
existing improvements will be demolished.  Four units are currently occupied on month-to-month 
terms with one vacant unit. 

The R3-1 zoning allows a base density of one dwelling unit per 800 square feet of land; however 
there is a Q-condition that further restricts the density to only one dwelling unit per 1,200 square 
feet of land.  Los Angeles City density calculations allow the usage of 50% of an abutting alley to 
yield a larger gross site area.  A 20-foot wide alley abuts the rear (north and east side) of the 
subject site adding about 1,763 square feet of land to derive a gross land area of 11,113 square 
feet for density calculations.  The allowable base density is 9 units (rounded down from 9.3 units 
calculated).  Based on California SB1818, a 35% bonus density (number of units) is allowed if 
providing for 11% of its pre-density bonus units for Very Low Income restricted affordable units; 
the city rounds up for the bonus density calculation.  The buyer submitted applications for density 
bonus and an affordable housing review on December 31, 2014 for a proposed 13-unit building 
including one Very Low income unit.  Two incentives (modification of a development standard) 
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are allowed if providing Very Low income units – the buyer has applied for a reduction in the 
front yard setback and a variance to exceed the current 32-foot height restriction.  The grant of a 
density bonus is an administrative action, and not a discretionary act. 

AB2222 was signed on September 27, 2014 amending the California State Density Bonus Law.  
It requires developers to identify and replace all of the property’s pre-existing affordable units to 
be eligible for a density bonus.  The term affordable housing is defined broadly to include rent 
controlled units, as well as low income restricted affordable rental units.  AB2222 does not apply 
to density bonus applications submitted before January 1, 2015.  Thus, the subject property is not 
affected by AB2222.  If the subject applications were not submitted prior to January 1, 2015, 
then the proposed 13-unit building would be required to include five low income units.  
Alternately, a 9-unit market rate building (the base density) would be allowed as AB2222 is only 
triggered by the bonus density. 

The subject is in escrow at a purchase price of $2,800,000 (contract date of November 19, 2014 
with a projected close of escrow on January 5, 2015 which has since been extended to February).  
The subject was listed for $2,750,000 in October 2014 by CBRE as a five-unit “value-add” 
apartment investment or a redevelopment site. 

The buyer intends to obtain development approvals and approved plans over the next 12 months 
while maintaining the existing improvements for interim income.  Because the existing units are 
rent controlled, tenant relocation fees are also required.  The maximum relocation amount of 
$19,300 per unit (for the four-occupied units) was deducted; the actual fees may be slightly lower 
depending on the renter profile.  The buyer intends to collect rent over the next 12 months while 
final approvals are obtained. 

Based on the analysis contained in the following report, the market value of the subject is 
concluded as follows: 

MARKET VALUE CONCLUSION

Appraisal Premise Interest Appraised Date of Value Value Conclusion

As Is Fee Simple Estate February 11, 2015 $2,950,000

Compiled by CBRE  

The concluded market value is higher than the escrow price.  The subject was marketed without 
development approvals.  The buyer submitted a development application for a 13-unit building 
utilizing the SB1818 bonus density prior to the January 1, 2015 implementation of AB2222.  The 
subject benefits from the submission of these development applications. 

The report, in its entirety, including all assumptions and limiting conditions, is an integral part of, 
and inseparable from, this letter. 

The following appraisal sets forth the most pertinent data gathered, the techniques employed, 
and the reasoning leading to the opinion of value.  The analyses, opinions and conclusions were 
developed based on, and this report has been prepared in conformance with, the guidelines and 
recommendations set forth in the Uniform Standards of Professional Appraisal Practice (USPAP), 
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal 
Practice of the Appraisal Institute. 
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The intended use and user of our report are specifically identified in our report as agreed upon in 
our contract for services and/or reliance language found in the report. No other use or user of 
the report is permitted by any other party for any other purpose. Dissemination of this report by 
any party to non-client, non-intended users does not extend reliance to any other party and CBRE 
will not be responsible for unauthorized use of the report, its conclusions or contents used 
partially or in its entirety. 

It has been a pleasure to assist you in this assignment.  If you have any questions concerning the 
analysis, or if CBRE can be of further service, please contact us. 

 
Respectfully submitted, 
 
CBRE - VALUATION & ADVISORY SERVICES 
 

 

 

 
Pedro K. Chin  George Koiso, MAI 
Senior Appraiser  Vice President 
Lic. No. AG024011 (exp 7/8/15)  Lic. No. AG044733 (exp 2/9/15) 
   
Phone: 213 613 3580  Phone: 213 613 3712 
Email: pedro.chin@cbre.com  Email: george.koiso@cbre.com 
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Certification 

We certify to the best of our 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 our personal, impartial and unbiased professional analyses, 
opinions, and conclusions. 

3. We have no present or prospective interest in or bias with respect to the property that is the subject 
of this report and have no personal interest in or bias with respect to the parties involved with this 
assignment. 

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

5. Our compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in 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 directly related to the intended use of this appraisal. 

6. This appraisal assignment was not based upon a requested minimum valuation, a specific 
valuation, or the approval of a loan. 

7. Our analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal Practice, as well as the 
requirements of the State of California.  

8. 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 Standards of 
Professional Appraisal Practice of the Appraisal Institute. 

9. The use of this report is subject to the requirements of the Appraisal Institute relating to review by 
its duly authorized representatives. 

10. As of the date of this report, George Koiso, MAI has completed the continuing education program 
for Designated Members of the Appraisal Institute. 

11. As of the date of this report, Pedro K. Chin has completed the Standards and Ethics Education 
Requirements for Candidates/Practicing Affiliates of the Appraisal Institute.Pedro K. Chin has not 
and George Koiso, MAI has made a personal inspection of the property that is the subject of this 
report. 

13. No one provided significant real property appraisal assistance to the persons signing this report. 
14. Valuation & Advisory Services operates as an independent economic entity within CBRE, Inc.  

Although employees of other CBRE, Inc. divisions may be contacted as a part of our routine 
market research investigations, absolute client confidentiality and privacy were maintained at all 
times with regard to this assignment without conflict of interest. 

15. Pedro K. Chin and George Koiso, MAI have not provided any services, as an appraiser or in any 
other capacity, regarding the property that is the subject of this report within the three-year period 
immediately preceding acceptance of this assignment. 

 

 

 

 
Pedro K. Chin  George Koiso, MAI 
Lic. No. AG024011 (exp 7/8/15)  Lic. No. AG025646 (exp 6/7/16) 
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Executive Summary 
Property Name

Location

Assessor’s Parcel Number

Highest and Best Use

As If Vacant

As Improved

Property Rights Appraised

Date of Report

Date of Inspection

Estimated Exposure Time

Estimated Marketing Time

Land Area 0.21 AC 9,350 SF

Existing Improvements

Property Type Apartment

Gross Building Area

Number of Units 5 

Average Unit Size 980 SF

Year Built 1947 Renova
t d

0

Condition

Buyer Profile

Financial Indicators

Current Occupancy 80.0%

Stabilized Occupancy 98.0%

Stabilized Credit Loss 1.0%

Overall Capitalization Rate 3.00%

Pro Forma Operating Data - Value In Use Total Per Unit

Effective Gross Income $108,171 $21,634 

Operating Expenses $44,862 $8,972 

Expense Ratio 41.47%

Net Operating Income $63,309 $12,662 

(Multi-Family)

Developer

Average

Proposed Moraga 13 Units

February 11, 2015

Fee Simple Estate

As proposed 13 dwelling units

Multifamily development

862-870 Moraga Drive, Los Angeles,          
Los Angeles County, California  90049

4368-015-003

4,899 SF

February 11, 2015

3 Months

3 Months

 

VALUATION Total Per Unit

Land Value - Proposed 13 dwelling units $2,950,000 $226,923 

Income Capitalization Approach - Value In Use $2,110,000 $422,000 

CONCLUDED MARKET VALUE

Appraisal Premise Interest Appraised Value

As Is Fee Simple Estate $2,950,000 

Compiled by CBRE

Date of Value

February 11, 2015
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STRENGTHS, WEAKNESSES, OPPORTUNITIES AND THREATS (SWOT) 

Strengths/ Opportunities 

 The subject is 80% occupied with month-to-month tenants, generating interim income while 
development approvals are being obtained for the proposed redevelopment. 

 The subject is located in one of the most highly desirable upper-income residential 
neighborhoods of Los Angeles. 

 Apartment rental rates and occupancy rates have been on the rise for many submarkets of 
Los Angeles.  Based on our knowledge of the local market through conversations with market 
participants, this trend is expected to continue for the foreseeable future.   

Weaknesses/ Threats 

 The proposed apartment project will be required to maintain one very low income 
inclusionary unit. 

EXTRAORDINARY ASSUMPTIONS 

An extraordinary assumption is defined as “an assumption directly related to a specific 

assignment, as of the effective date of the assignment results, which if found to be false, could 

alter the appraiser’s opinions or conclusions.”  1 

 None noted 

HYPOTHETICAL CONDITIONS 

A hypothetical condition is defined as “a condition, directly related to a specific assignment, 

which is contrary to what is known by the appraiser to exist on the effective date of the 

assignment results, but is used for the purposes of analysis.”  2 

 None noted 
 
 

                                              
1
 The Appraisal Foundation, USPAP, 2014-2015 ed., U-3. 

2
 The Appraisal Foundation, USPAP, 2014-2015 ed., U-3. 
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Introduction 

OWNERSHIP AND PROPERTY HISTORY 

Title to the property is currently vested in the name of Huntrandand LLC.  The most recent grant 

deed was recorded on March 12 2014 with the grantee Hunter Kaplan, a related entity.  There 

have been three other transfers between related parties in 2012-2014.  It is our understanding 

the seller has been long-time owners of the subject property, dating to at least 1988.   

To the best of our knowledge, there has been no arms-length ownership transfer of the property 

during the previous three years. 

Subject Listing/Current Escrow 

The subject is in escrow at a purchase price of $2,800,000 (contract date of November 19, 2014 

with a projected close of escrow on January 5, 2015 which has since been extended to February).  

The subject was listed for $2,750,000 in October 2014 by CBRE as a five-unit “value-add” 

apartment investment or a redevelopment site.  The listing brokers, Laurie Lustig-Bower and 

Kadie Pressley Wilson, reported about 10 offers were made from a mix of investors and 

developers with some prices exceeding $3 million.  The subject went under contract after 32 days 

on the market.   

INTENDED USE OF REPORT 

This appraisal is to be used for mortgage underwriting, and no other use is permitted. 

INTENDED USER OF REPORT 

This appraisal is to be used by Realty Mogul Co., and no other user may rely on our report unless 

as specifically indicated in the report. 

Intended Users - the intended user is the person (or entity) who the appraiser intends 
will use the results of the appraisal.  The client may provide the appraiser with 
information about other potential users of the appraisal, but the appraiser ultimately 
determines who the appropriate users are given the appraisal problem to be solved.  
Identifying the intended users is necessary so that the appraiser can report the 
opinions and conclusions developed in the appraisal in a manner that is clear and 
understandable to the intended users.  Parties who receive or might receive a copy of 
the appraisal are not necessarily intended users.  The appraiser’s responsibility is to 
the intended users identified in the report, not to all readers of the appraisal report. 3 

PURPOSE OF THE APPRAISAL 

The purpose of this appraisal is to estimate the market value of the subject property.   

                                              
3
 Appraisal Institute, The Appraisal of Real Estate, 14th ed. (Chicago: Appraisal Institute, 2013), 50. 
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DEFINITION OF VALUE 

The current economic definition of market value agreed upon by agencies that regulate federal 

financial institutions in the U.S. (and used herein) is as follows: 

The most probable price which a property should bring in a competitive and open market under 

all conditions requisite to a fair sale, the buyer and seller each acting prudently and 

knowledgeably, and assuming the price is not affected by undue stimulus.  Implicit in this 

definition is the consummation of a sale as of a specified date and the passing of title from seller 

to buyer under conditions whereby: 

1. buyer and seller are typically motivated; 
2. both parties are well informed or well advised, and acting in what they consider their own 

best interests; 
3. a reasonable time is allowed for exposure in the open market; 
4. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 
5. the price represents the normal consideration for the property sold unaffected by special 

or creative financing or sales concessions granted by anyone associated with the sale. 4 

INTEREST APPRAISED 

The value estimated represents fee simple estate (subject month-to-month leases) and defined as 

follows: 

Fee Simple Estate - Absolute ownership unencumbered by any other interest or estate, 
subject only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power and escheat. 5 

Leased Fee Interest - A freehold (ownership interest) where the possessory interest has 
been granted to another party by creation of a contractual landlord-tenant 
relationship (i.e., a lease). 6 

SCOPE OF WORK 

This Appraisal Report is intended to comply with the reporting requirements set forth under 

Standards Rule 2 of USPAP.  The scope of the assignment relates to the extent and manner in 

which research is conducted, data is gathered and analysis is applied.  CBRE, Inc. completed the 

following steps for this assignment: 

Extent to Which the Property is Identified 

The property is identified through the following sources: 

 postal address 
                                              
4
 Interagency Appraisal and Evaluation Guidelines; December 10, 2010, Federal Register, Volume 75 Number 237, 

Page 77472. 

5
 Dictionary of Real Estate Appraisal, 78. 

6
 Dictionary of Real Estate Appraisal, 113. 
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 assessor’s records 

Extent to Which the Property is Inspected 

The subject exterior and surrounding grounds were inspected.  An interior inspection of the 

improvements was not completed. 

Type and Extent of the Data Researched 

CBRE reviewed the following: 

 applicable tax data 
 zoning requirements 
 flood zone status 
 demographics 
 comparable data 

Type and Extent of Analysis Applied 

CBRE, Inc. analyzed the data gathered through the use of appropriate and accepted appraisal 

methodology to arrive at a probable value indication via each applicable approach to value.  For 

vacant land, the sales comparison approach has been employed for this assignment. 

Data Resources Utilized in the Analysis 

DATA SOURCES

Item: Source(s):

Site Data
Size Los Angeles County Assessor map

Excess/Surplus

Improved Data
Building Area Los Angeles County Assessor

Area Breakdown/Use CBRE Offering Memorandum

No. Bldgs. Inspection

Parking Spaces Inspection

Year Built/Developed Los Angeles County Assessor

Economic Data
Income Data: CBRE Offering Memorandum

Expense Data: CBRE Offering Memorandum

Other
Misc. 1 Purchase and Sale Agreement dated 11/30/2014

Misc. 2 City of Los Angeles Planning Department applications 12/31/2014

Misc. 3 Title Report

Compiled by CBRE  
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Area Analysis 

 

Moody’s Economy.com provides the following Los Angeles, CA [Metropolitan Division] metro 

area economic summary as of December 2014.   

LOS ANGELES, CA [METROPOLITAN DIVISION] - ECONOMIC INDICATORS

Indicators 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019

Gross Metro Product (C$B) 559.8 538.5 548.1 555.8 568.9 578.9 592.3 611.4 627.4 646.0 658.2 668.5

% Change 0.4 -3.8 1.8 1.4 2.4 1.8 2.3 3.2 2.6 3.0 1.9 1.6

Total Employment (Ths) 4,184.5 3,949.0 3,888.3 3,909.6 4,007.0 4,113.4 4,200.4 4,309.0 4,409.6 4,484.0 4,509.9 4,521.5

% Change -1.0 -5.6 -1.5 0.5 2.5 2.7 2.1 2.6 2.3 1.7 0.6 0.3

Unemployment Rate (%) 7.5 11.6 12.5 12.3 10.9 9.9 8.3 7.6 7.0 6.3 6.1 6.2

Personal Income Growth (%) 3.1 -3.6 2.2 5.3 6.5 2.0 4.2 5.6 6.7 6.3 5.1 3.9

Median Household Income ($ Ths) 55.5 54.0 53.0 52.3 53.1 54.5 54.6 56.7 59.0 61.5 63.7 65.5

Population (Ths) 9,735.1 9,787.4 9,826.0 9,885.2 9,951.7 10,017.1 10,079.3 10,142.9 10,220.2 10,306.4 10,393.7 10,480.4

% Change 0.4 0.5 0.4 0.6 0.7 0.7 0.6 0.6 0.8 0.8 0.8 0.8

Net Migration (000) -58.1 -34.1 -40.5 -12.2 -1.8 -2.7 -7.8 -7.6 5.2 13.1 13.4 12.1

Single-Family Permits 3,249.0 2,268.0 2,384.0 2,275.0 2,675.0 3,839.0 4,159.0 4,427.8 6,935.9 7,364.5 7,157.5 6,798.3

Multifamily Permits 8,561.0 2,870.0 4,876.0 7,620.0 8,690.0 10,937.0 12,639.8 14,312.9 13,024.0 11,522.6 11,218.6 11,537.0

Existing-Home Price ($ Ths) 384.6 291.9 314.7 300.7 319.4 397.2 438.4 458.8 463.0 463.6 467.7 481.0

Source:  Moody's Economy.com  

Los Angeles-Long Beach-Glendale is growing in step with the nation, which is a feat for such a 

large and mature metro area.  Job growth has been light recently, but income gains are above 

average and the labor force participation rate has been rising for the past year, even though the 

national average is still probing for a bottom.  Hollywood hiring has cooled and shipping delays 

are hurting wholesalers and retailers, but these drags are being offset by the area's vibrant 

technology industries.  The 25% increase in homebuilding in 2014 is evidence that builders are 
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willing and able to respond to rapid house price appreciation, which is almost double the 

national average. 

The expansion of technology firms in Westside, also known as Silicon Beach, will continue to 

register as the most compelling component of Los Angeles's recovery.  Innovation is concentrated 

in the app, software and internet services arenas.  Google's recent acquisition of 12 acres of land 

in Playa Vista cements Silicon Beach as an important player in California's tech scene. 

Biotechnology is another component of Silicon Beach's success.  Share prices for Kite Pharma and 

Puma Biotechnology have surged over the past year after their successes, increasing the 

likelihood that capital will continue to flow into the local biotechnology industry.  Moreover, Los 

Angeles County and the University of Southern California are discussing building a 50-acre 

biomedical campus at USC.  The campus would enable Los Angeles's biotech cluster to flourish 

by providing startups with a pipeline of researchers.  

Over the past year, Westside's office vacancy rate has fallen by 1.7 percentage points while that 

in downtown Los Angeles has risen by 0.6 percentage point.  Software, app development, 

internet services and biotechnology will ensure that Silicon Beach office space remains pricey. 

Fundamental changes in the shipping industry necessitate investment, a better relationship with 

the labor union, and productivity growth at the Ports of Los Angeles and Long Beach.  Shipping 

queues have mushroomed at these two critical ports because operators have been slow to adjust 

to larger shipping vessels and the unorganized way in which containers are loaded onto ships.  

Terminal operators also stopped providing truckers with the chassis for their hauls in 2014, and 

the lack of an agreement between port operators and the International Longshore and 

Warehouse Union has created labor uncertainty.  To overcome these challenges, port operators 

will need to cut a deal with the ILWU and invest significantly to modernize their equipment and 

processes.  This will bring billions of dollars into Los Angeles's shipping industry.  Failure to do so 

would reduce shipping volumes at local ports. 

The pause in Hollywood hiring will prove short-lived.  Film production days are 17% higher than 

a year earlier, and state lawmakers passed a bill to more than triple California's film and TV tax 

program in September.  That could halt the movement of filming activity from California to lower-

cost states, or even allow the state's share of U.S. film production to increase.  Hollywood will also 

benefit from a stronger U.S. recovery, which will boost demand for entertainment and 

advertising. 

CONCLUSION – MOODY’S 

Los Angeles-Long Beach-Glendale will match the nation in job and income growth in the near 

term.  Silicon Beach tech firms will be the driving force.  However, high business and living costs, 

domestic out-migration, and a mature structure will keep Los Angeles from growing as fast as the 

nation over the long run. 
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Neighborhood Analysis 

 

The subject property is located in the Bel Air community of the city of Los Angeles.  Specifically, it 

is governed by the Bel Air – Beverly Crest Community Plan Area.  The following section discusses 

the influences on this neighborhood.  A neighborhood map exhibiting the location of the subject 

is presented above. 

WEST LOS ANGELES 

The general boundaries of West Los Angeles are defined as the Santa Monica Mountains to the 

north, Fairfax Avenue/La Cienega Boulevard to the east, Manchester Avenue to the south, and 

the Pacific Ocean to the west. The West Los Angeles area includes the incorporated cities of 

Beverly Hills, Culver City, Malibu, Santa Monica, and West Hollywood.  The area also 

encompasses numerous unincorporated communities located in the city of Los Angeles and Los 

Angeles County.  Some of these communities include Baldwin Hills, Bel Air, Brentwood, Century 

City, Hollywood, Marina Del Rey, Pacific Palisades, Palms, Playa Del Rey, Sawtelle, West Los 

Angeles, Westchester, and Westwood. 

In general, the West Los Angeles area benefits from its proximity to the Pacific Ocean.  This 

location provides more favorable weather conditions than inland areas and has increased both 

the residential and commercial desirability of the area.  In addition, the West Los Angeles area is 

considered to have good regional freeway access a major factor that enhances its desirability. 
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DEVELOPMENT TRENDS 

Development in the West Los Angeles area is highly diversified.  Residential, retail, and office 

development are all significant.  Due to relatively high land costs, industrial development has 

generally decreased, with existing industrial projects being redeveloped to higher density uses.  A 

brief discussion of each of the major development categories is presented in the following 

paragraphs. 

Similar to Los Angeles County, residential and commercial development in the West Los Angeles 

area decreased significantly during the recent recession.  However, it is important to note that the 

area was the first to recover in the post-recession period, and, more significantly, the first to 

experience large-scale new commercial construction.  Future large-scale commercial 

development in the West Los Angeles area will be limited due to a limited supply of large vacant 

or under-improved parcels and difficulty in assembling development sites.  In addition, future 

high-density office development will be limited due to more stringent political and environmental 

issues and increased development costs associated with these issues. 

Residential 

Some of the most expensive residential neighborhoods and homes in Los Angeles County are 

located in the West Los Angeles area.  While typically associated with Beverly Hills and Bel Air, 

there are very expensive residential neighborhoods in the cities of Santa Monica and Malibu, the 

communities of Pacific Palisades and Brentwood, as well as other primarily coastal communities.  

Trends in the residential marketplace have been toward the redevelopment of older (particularly 

smaller) single-family residences to larger homes having a significantly higher density/site 

coverage ratio.   

Due to the relatively high single-family home prices and a strong demand for housing in the West 

Los Angeles area, multifamily residential development (condominiums and apartment buildings) 

is also significant.  Similar to single family residences, most new condominium and apartment 

development is occurring through the redevelopment of older, low-density projects.  The most 

significant concentrations of multifamily residential development in the West Los Angeles area are 

in the community of Westwood (adjacent to the UCLA campus), in the city of Santa Monica, and 

in the community of Palms (located in the southeast quadrant of the Santa Monica Freeway and 

San Diego Freeway intersection).  Historically, multifamily residential development demand has 

been strong, and has been positively influenced by high home prices and the overall desirability 

of the West Los Angeles area.  As a result, the West Los Angeles area has become one of the 

most densely populated areas in Los Angeles County. 

Retail 

Retail development in the West Los Angeles area is highly diversified.  This is a direct result of the 

population density and divergent income characteristics.  There are numerous regional malls 

serving the area.  These include Santa Monica Place in the city of Santa Monica, the Westfield Fox 
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Hills Shopping Center in Culver City, the Westside Pavilion and Beverly Center in West Los 

Angeles, and the Westfield Century City Shopping Center in Century City.  

Santa Monica Place has recently been converted from an enclosed mall into an open-air 

shopping center that is anchored by Bloomingdales and Nordstrom.  The redeveloped retail 

center opened in mid-August 2010, with additional retailers including Barney’s Co-op, BCBG 

Maxazria, Burberry, CB2, Ed Hardy, Hugo Boss, Juicy Couture, Michael Kors, Pandora, Ted 

Baker, and White House/Black Market, and restaurants including Blue Stove, La Sandia, Ozumo, 

Pizza Antica, Sonoma Wine Garden, and Zenga.  

In addition to regional malls, there are numerous commercial thoroughfares that provide a wide 

variety of retail services.  There are three specialty shopping areas of particular note.  These are 

Rodeo Drive in Beverly Hills (commonly known as the most trendy and expensive retail street in 

the Western United States), Westwood Village, and 3rd Street Promenade.  Westwood Village is 

located adjacent to the UCLA campus and 3rd Street Promenade is three blocks east of the Pacific 

Ocean in Santa Monica.  

Office 

Office development in the West Los Angeles area accelerated at a rapid rate during the late 

1980s and early 1990s.  The primary impetus behind this increase in office development was a 

perceived desire for upper-level management (who are more likely to live in the West Los Angeles 

area) to work in proximity to their homes.  This strategy was borne out as the West Los Angeles 

area office market has generally achieved higher rental rates and lower vacancies than other 

office markets in the county.  

Industrial 

Historically, industrial development has been present in the West Los Angeles area.  However, 

recent trends have been toward the redevelopment of industrial sites to higher density uses, 

primarily commercial and office.  Certain areas, particularly in proximity to Los Angeles 

International Airport (LAX) and the Hayden Tract area of Culver City, still contain significant 

concentrations of industrial buildings. 

TRANSPORTATION 

The West Los Angeles area is served by two primary freeways, the Santa Monica (10) Freeway 

and the San Diego (405) Freeway.  The Santa Monica (10) Freeway extends in an east/west 

direction between the Pacific Ocean and the California state line with Arizona.  This freeway is the 

primary east/west route serving the Southern California region.  

The San Diego (405) Freeway extends in a north/south direction through western Los Angeles 

County.  At its northern and southern ends, this freeway merges with the Golden State (5) 

Freeway, the primary north/south freeway traversing the state of California.  The Century (105) 

Freeway is located just south of the southern boundary of the West Los Angeles area, and extends 
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in an east/west direction from the Los Angeles International Airport to the San Gabriel River (605) 

Freeway in eastern Los Angeles County. 

Local thoroughfares are sufficient to permit adequate access throughout the West Los Angeles 

area. Primary east/west arterials include Sunset, Wilshire, Santa Monica, Olympic, Pico, Venice, 

Washington, Jefferson, Manchester, and Century boulevards.  Primary north/south arterials 

include Lincoln, Sepulveda, Robertson, and La Cienega boulevards.  

Los Angeles International Airport (LAX) delineates the southern border of the West Los Angeles 

area.  This airport is the primary airport serving the five-county Southern California region. 

Metro Rail Exposition Light Rail Transit Project 

The Exposition Light Rail Transit Project is an 8.6-mile line that begins at the existing Metro Rail 

Station at 7th Street/Metro Center in downtown Los Angeles and which will extend to the 

intersection of National Boulevard and Washington Boulevard in Culver City.  This project will 

include nine new stations and upgrades to three existing stations.  The alignment of the initial 

segment will be primarily at-grade and end in Culver City. 

As proposed, the line extends the Metro-owned Exposition right-of-way from downtown Los 

Angeles to Washington/National in Culver City, with an initial segment constructed at least to 

Vermont Avenue adjacent to Exposition Park.  The first phase of this line to Washington/National 

opened in late April 2012.  The second phase will extend the line into Santa Monica terminating 

near the Santa Monica Pier with a projected completion in 2016. 

In May 2005, the Metro Board approved at $640 million funding plan for the construction of this 

project.  The funding plan would primarily use State and Federal funds. In December 2005, the 

Metro Board certified the environmental documents.  Groundbreaking began in Fall 2006. 

Construction of Phase II of the Metro Exposition Rail Line began in July 2012, with a targeted 

completion in 2015.  The planned route for the Metro Exposition Rail Line would cross Bundy 

Drive slightly south of Olympic Boulevard and then extend westward to Colorado Avenue at 4th 

Street in Santa Monica, near the southern end of the Third Street Promenade.  Planned stations 

for the rail line include the following (in an east to west direction):  

 National Boulevard at Palms Avenue;  

 Westwood Boulevard at Exposition Boulevard;  

 Sepulveda Boulevard at Exposition Boulevard;  

 Bundy Drive at Exposition Boulevard;  

 Olympic Boulevard at 26th Street;  

 Colorado Avenue at 17th Street; and  

 Colorado Avenue at 4th Street.   
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A rail map for Phase I and Phase II of the Metro Expo rail transit line is as follows.  

 

 

Westside Subway Extension Project 

In October 2010, the Metro Board of Directors approved a nine-mile subway route between 

Downtown Los Angeles and the Veterans Administration Hospital in Westwood.  The planned 

Purple Line will extend from the Wilshire Boulevard/Western Avenue Station through Century City 
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and terminate at the hospital in Westwood.  The proposed route would include seven stations, 

with the line roughly following the Wilshire corridor with stops including Fairfax, La Cienega, 

Century City, UCLA and the hospital.  Although planning on the exact location of stations and 

specific details of the route are still being studied, the project is expected to cost at least $4.2 

billion.  

According to Metro, the line could be extended to Fairfax by 2019, to Century City by 2026 and 

Westwood by 2036.  That schedule could be advanced, however, under Mayor Antonio 

Villaraigosa's proposed "30/10 Initiative," which would use Federal funds to speed construction of 

major transit projects.  Metro board member and county Supervisor Zev Yaroslavsky asked that 

as study moves forward on the project, special consideration be given to the risks of tunneling 

under Beverly Hills High School, including the risks from oil wells on the property and considering 

the possibility of moving the subway tunnel to avoid all school buildings 

Summary – West Los Angeles 

The West Los Angeles region of Los Angeles is well diversified in terms of its residential, retail, 

office, and industrial development.  Based on the currently available data, economic and 

population growth is expected to continue over the next several years, albeit at a slower pace 

than is indicated by the recent historical data.  Largely stable market conditions are expected for 

residential and commercial real estate during the near term.  The long-term outlook is optimistic 

BEL AIR-BEVERLY CREST COMMUNITY PLAN AREA 

The Bel Air-Beverly Crest Community Plan Area contains approximately 15 square miles.  It is 

located in the Westside of Los Angeles and is one of the wealthiest neighborhoods in Los 

Angeles.  It is generally located south of Mulholland Drive, west of Laurel Canyon Boulevard, 

Wonderland Drive, and the City of Beverly Hills, north of Sunset Boulevard, and east of the San 

Diego (405) Freeway and Sepulveda Pass.  Adjacent Community Plan areas include Sherman 

Oaks-Studio City-Toluca Lake on the north, Hollywood on the east, Westwood on the south, and 

Brentwood-Pacific Palisades on the west. 

The Plan area includes the County of Los Angeles land located in Franklin Canyon, which is part 

of the Santa Monica Mountains National Recreation Area.  The Bel Air-Beverly Crest Plan area 

contains approximately 9,900 acres.  The area is primarily residential and open space with a 

minor amount of supporting retail and no industrial land uses.  A large portion of the acreage 

contained within the community plan is mountainous with public/open space accounting for a 

significant portion of the total land area.  This is because the area is generally defined by the 

ridges and canyons created by the Santa Monica Mountains. 

Residential development is predominantly single-family homes.  A limited number of multi-family 

concentrations occur on upper Roscomare Road and near the intersection of Sepulveda 

Boulevard and Moraga Drive.  
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Neighborhood commercial centers are located on upper Roscomare Road, and at Beverly Glen 

Circle, with mixed office and retail at Sepulveda Boulevard and Moraga Drive.  Commercial 

activity also occurs at two locations in Beverly Glen Canyon. 

The community is characterized by a number of distinct residential neighborhoods associated 

with canyon and hillside locations.  These areas include Laurel Canyon, Laurel Hills, Lookout 

Mountain, Wonderland Park, Coldwater Canyon, Franklin Canyon, Benedict Canyon, Beverly 

Glen, Casiano Estates, Glenridge, Roscomare Valley, Bel Air Crest and Summitridge. 

Much of the Bel Air-Beverly Crest Community contains hilly and mountainous terrain.  Designated 

Open Space Lands are not intended to be developed for residential or other urban uses.  These 

lands should be considered for recreation, wildlife refuge and preservation areas, and zoned 

appropriately depending on public or private ownership.  The Mulholland Scenic Corridor 

Specific Plan is incorporated into this Community Plan. 

The Santa Monica Mountains Conservancy owns 541 acres in the Plan area which are designated 

as Open Space.  These lands will remain undeveloped and additional parcels purchased when 

feasible and appropriate.  The south end of a scenic corridor directly east of the San Diego (405) 

Freeway has been developed in to the Getty View Park, named for the Getty Museum located on 

a promontory on the west side of the Sepulveda Pass. 

Population/Demographic Trends 

Selected neighborhood demographics from the subject immediate area (one-, three-, and five 

mile radius) are shown in the following table: 
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SELECTED NEIGHBORHOOD DEMOGRAPHICS
870 Moraga Drive

Los Angeles, CA

Population

2020 Population 10,562          146,872        392,753        

2015 Population 10,255          141,510        377,689        

2010 Population 9,956            136,741        364,533        

2000 Population 8,834            129,467        345,170        

Growth 2015 - 2020 0.59% 0.75% 0.79%

Growth 2010 - 2015 0.59% 0.69% 0.71%

Growth 2000 - 2010 1.20% 0.55% 0.55%

Households

2020 Households 2,957            64,695          180,911        

2015 Households 2,849            62,184          173,772        

2010 Households 2,762            60,079          167,783        

2000 Households 2,785            58,513          163,065        

Growth 2015 - 2020 0.75% 0.79% 0.81%

Growth 2010 - 2015 0.62% 0.69% 0.70%

Growth 2000 - 2010 -0.08% 0.26% 0.29%

2015 Median HH Inc $140,148 $77,622 $75,231

2015 Estimated Average Household Income $206,414 $123,614 $120,233

2015 Estimated Per Capita Income $57,349 $54,320 $55,318

2015 Median Value of all Owner-Occ HUs $1,000,000 $1,000,000 $1,000,000

Age 25+ College Graduates - 2010 3,542            67,752          182,336        

Age 25+ Percent College Graduates - 2015 71.2% 70.0% 65.6%
Source:  Claritas

 
 1 Mile Radius

 
 3 Mile Radius

 
 5 Mile Radius

 

The median home price within the immediate area is well in excess of the county average as are 

the income figures and percentage of college graduates.  Incomes levels in the immediate are 

substantially higher than the larger surveyed area.   

As shown, there were only 2,762 households within the one-mile radius in 2010.  There are few 

homes in this hilly terrain.   

Immediate Surroundings 

The subject is located in the Santa Monica Mountains, in the foothills just east of Sepulveda Pass.  

Both the San Diego (405) Freeway and Sepulveda Boulevard, heavily trafficked north/south 

routes in the Sepulveda Pass, provide access over the Santa Monica Mountains between the San 

Fernando Valley and the Los Angeles basin.  An aerial and map of the immediate neighborhood 

is shown in the next page.   
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Moraga Drive ends about one-mile north of the subject and it lies within a steep north/south 

canyon in between Mulholland Drive to the north with Bel Air Estates and Westwood to the south.  

Specifically, the subject is located at the north end of the Moraga Drive commercial/apartment 

node, just east of the San Diego (405) Freeway, before the land uses transitions to estate homes 

north up the hillside. 

Land uses in the immediate vicinity of the subject (generally Sepulveda Boulevard and Moraga 

Drive) are characterized by a small node of low-rise offices, retail buildings and apartments.  

There are northbound San Diego (405) Freeway ramps at this intersection.  Low-density single-

family residences with some newer higher-end and larger residences are situated north and east 

up the hills.  Topography in the area is very hilly. 

Directly west of the San Diego (405) Freeway is the Getty Center Museum followed by the 

Brentwood neighborhood.   

The Bel Air Country Club is located one miles east of the subject.  The immediate area 

surrounding the golf course is known as the Bel Air Estates and is one of the most expensive 

residential addresses in the Los Angeles area.  The UCLA campus and Westwood are located just 

south of this private golf course, about one mile southeast of the subject.   

CONCLUSION 

The subject property is located in a small commercial/apartment node in the foothills just east of 

the Sepulveda Pass.  The immediate area is characterized by older homes with prominent hillside 

sites redeveloped with larger luxury homes.  The immediate area exhibits upper-end income 

levels and median home prices that are well above the county median.  The area is built out with 

a relatively low density, and given the existing governmental and topographical limitations, future 

development is expected to be limited.  New construction has typically required redevelopment of 

existing and older improved properties.  A new apartment was completed in 2014 just north of 

the Sepulveda/Moraga intersection, replacing three older two-story apartments.  The subject 

property has a highly desirable location within a high barrier-to-entry neighborhood. 

Overall, the subject is considered to have an excellent location for residential development.  

Some of the most expensive homes in Los Angeles are situated within Bel Air Estates in the 

hillsides to the east of the subject. 
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PLAT MAP 
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Site Analysis 

The following chart summarizes the salient characteristics of the subject site. 

SITE SUMMARY AND ANALYSIS

Physical Description

0.26 Acres 11,113 Sq. Ft.

Net Site Area 0.21 Acres 9,350 Sq. Ft.

Primary Road Frontage Moraga Drive 98.22 Feet

Secondary Road Frontage Rear Alley 176.30 Feet

Maximum Depth 107.68 Feet

Excess Land Area None n/a

Surplus Land Area None n/a

Shape

Topography

Zoning District

Flood Map Panel No. & Date 06037C1580 26-Sep-08

Flood Zone Zone X

Adjacent Land Uses

Alquist-Priolo Earthquake Zone

Comparative Analysis

Visibility

Functional Utility

Traffic Volume

Adequacy of Utilities

Landscaping

Drainage

Utilities Adequacy

Water Yes

Sewer Yes

Natural Gas Yes

Electricity Yes

Telephone Yes

Mass Transit Yes

Other Yes No Unknown

Detrimental Easements X

Encroachments X

Deed Restrictions X

Reciprocal Parking Rights X

Source:  Various sources compiled by CBRE

Various

City of Los Angeles DWP

The Gas Co.

City of Los Angeles DWP

Various

Gross Site Area including 1/2 alley - allowed for density

Assumed adequate

Average

Provider

City of Los Angeles DWP

Assumed adequate

Rating

Average

Assumed adequate

Average

Irregular

Level

[Q]R3-1VL

No

Office and residential uses
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EXISTING IMPROVEMENTS 

The subject site is a single 9,350-square-foot assessor parcel that is improved with a 1947-built, 

two-story five-unit apartment.  The site is being acquired for multifamily redevelopment and the 

existing improvements will be demolished.  Four units are currently occupied on month-to-month 

terms with one vacant unit. 

EXISTING IMPROVEMENTS SUMMARY AND ANALYSIS

Apartment

1947 Renovated: 0

Source:  Various sources compiled by CBRE

(Multi-Family)Property Type

980 SF

5 

2

4,899 SF

2

Number of Units

Average Unit Size

Number of Buildings

Number of Stories

Gross Building Area

23.3 Units/Acre

Total Economic Life

Parking Spaces:

Functional Utility

Remaining Economic Life

Actual Age

Effective Age

1.00Parking Ratio (spaces/unit)

5

10 Years

35 Years

Development Density

45 Years

Year Built

68 Years

Typical

 

The buyer intends to obtain development approvals and approved plans over the next 12 months 

while maintaining the existing improvements for interim income.  Because the existing units are 

rent controlled, tenant relocation fees are also required.  The maximum relocation amount of 

$19,300 per unit (for the four-occupied units) was deducted; the actual fees may be slightly lower 

depending on the renter profile.  The buyer intends to collect rent over the next 12 months while 

final approvals are obtained. 

ENVIRONMENTAL ISSUES 

CBRE, Inc. is not qualified to detect the existence of potentially hazardous material or 

underground storage tanks which may be present on or near the site.  The existence of 

hazardous materials or underground storage tanks may affect the value of the property.  For this 

appraisal, CBRE, Inc. has specifically assumed that the property is not affected by any hazardous 

materials that may be present on or near the property. 

CONCLUSION 

The site has an excellent residential infill location with good access and visibility in Bel Air.  The 

size of the site is typical for the area and use, and there are no known detrimental uses in the 

immediate vicinity.  Overall, there are no known factors which are considered to prevent the site 

from development to its highest and best use. 
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FLOOD PLAIN MAP 
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Zoning 

The following chart summarizes the subject’s zoning requirements. 

ZONING SUMMARY
Current Zoning [Q]R3-1VL

Legally Conforming No, insuffient on-site parking

Uses Permitted R3 allows multifamily development at a density of one
dwelling unit/800 SF land; however the Q-condition
further restricts density to one du/1,200 SF land.

Zoning Change Not likely

Category Zoning Requirement

Minimum Lot Size 5,000 Sq. Ft.

Minimum Lot Width 50 Feet

Maximum Height 45 Feet, 3 Stories

Minimum Setbacks

Front Yard 15 Feet

Side Yard 5 Feet plus 1-foot for every story over 2

Rear Yard 15 Feet

Maximum FAR/Density 3.00 : 1

Source:  City of Los Angeles Planning Department  

The R3-1 zoning allows a base density of one dwelling unit per 800 square feet of land; however 

there is a Q-condition that further restricts the density to only one dwelling unit per 1,200 square 

feet of land.  Los Angeles City density calculations allow the usage of 50% of an abutting alley to 

yield a larger gross site area.  A 20-foot wide alley abuts the rear (north and east side) of the 

subject site adding about 1,763 square feet of land to derive a gross land area of 11,113 square 

feet for density calculations.  The allowable base density is 9 units (rounded down from 9.3 units 

calculated).  Based on California SB1818, a 35% bonus density (number of units) is allowed if 

providing for 11% of its pre-density bonus units for Very Low Income restricted affordable units; 

the city rounds up for the bonus density calculation.  The buyer submitted applications for density 

bonus and an affordable housing review on December 31, 2014 for a proposed 13-unit building 

including one Very Low income unit.  Two incentives (modification of a development standard) 

are allowed if providing Very Low income units – the buyer has applied for a reduction in the 

front yard setback and a variance to exceed the current 32-foot height restriction.  The grant of a 

density bonus is an administrative action, and not a discretionary act. 

AB2222 was signed on September 27, 2014 amending the California State Density Bonus Law.  

It requires developers to identify and replace all of the property’s pre-existing affordable units to 

be eligible for a density bonus.  The term affordable housing is defined broadly to include rent 

controlled units, as well as low income restricted affordable rental units.  AB2222 does not apply 

to density bonus applications submitted before January 1, 2015.  Thus, the subject property is not 

affected by AB2222.  If the subject applications were not submitted prior to January 1, 2015, 
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then the proposed 13-unit building would be required to include five low income units.  

Alternately, a 9-unit market rate building (the base density) would be allowed as AB2222 is only 

triggered by the bonus density. 

ANALYSIS AND CONCLUSION 

The existing improvements represent a legally-conforming use due to insufficient on-site parking; 

there are only five parking spaces while 8 spaces are required based on the unit mix (2 spaces 

for the three-bedroom unit and 1.5 spaces for the one-bedroom units).  However, if damaged, 

the existing improvements may be restored without special permit application.   

The proposed 13-unit building is a legally conforming use.  Additional information may be 

obtained from the appropriate governmental authority.  For purposes of this appraisal, CBRE has 

assumed the information obtained is correct. 

ZONING MAP 
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Tax and Assessment Data 

In California, privately held real property is typically assessed at 100% of full cash value (which is 

interpreted to mean market value of the fee simple estate) as determined by the County Assessor.  

Generally, a reassessment occurs only when a property is sold (or transferred) or when new 

construction occurs (as differentiated from replacing existing construction).  In the case of long-

term ground leases, the general rule is that a reassessment is made at the time of assigning or 

terminating a lease where the remaining term is more than 35 years.  For reassessment 

purposes, the lease term includes all options to extend.  Assessments for properties that were 

acquired before the tax year 1975-1976 were stabilized as of the tax year 1975-1976.  Property 

taxes are limited by state law to 1% of the assessed value plus voter-approved obligations and 

special assessments.  If no sale (or transfer) occurs or no new building takes place, assessments 

may not increase by more than 2% annually.  The following table summarizes the actual and pro 

forma assessment values. 

AD VALOREM TAX INFORMATION

Assessor's Market Value Parcel Description 2014/2015 Value In Use

4368-015-003 $900,119

Subtotal $900,119 $2,110,000

Assessed Value @ 100% 100%

$900,119 $2,110,000

General Tax Rate (per $100 A.V.) 1.224234       1.224234       

General Tax: $11,020 $25,831

Special Assessments: 910                910                

Effective Tax Rate (per $100 A.V.) 1.325339       1.267365       

Total Taxes $11,930 $26,741

Source:  Los Angeles County Assessor  

CONCLUSION 

For purposes of this analysis, CBRE, Inc. assumes that all taxes are current.  If the subject sold for 

the value estimate in this report, a reassessment at that value would most likely occur, with tax 

increases limited to two percent annually thereafter until the property is sold again.  The 

consequences of this reassessment have been considered in the appropriate valuation sections. 
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Market Analysis 

LOCAL APARTMENT MARKET OVERVIEW 

The following sources have been used to analyze the local apartment market: 

 REIS Data; and 

 A CBRE, Inc., Inc. Survey of Competitive Developments. 

REIS Local Market Data 

The following chart includes a summary of local apartment market statistics based on the REIS 

Apartment Market Report for the subject’s immediate submarket, defined as West Los 

Angeles/Westwood/Brentwood. 

REIS APARTMENT DATA
Percent Asking % Rent Revenue

Year Qtr. Inventory Vacant Rent Change /Unit
2004 Y 35,164 2.3 $1,827 2.6 $1,785
2005 Y 34,937 1.8 $1,913 4.7 $1,879
2006 Y 34,996 1.8 $2,008 5.0 $1,972
2007 Y 35,090 2.1 $2,120 5.6 $2,075
2008 Y 35,640 4.4 $2,333 10.0 $2,230
2009 Y 35,792 5.8 $2,134 -8.5 $2,010
2010 Y 35,912 5.1 $2,178 2.0 $2,067
2011 Y 36,038 4.1 $2,199 1.0 $2,108
2012 Y 36,097 3.4 $2,282 3.8 $2,204
2013 Y 36,175 3.1 $2,310 1.2 $2,239
2014 Q1 36,175 2.9 $2,350 1.7 $2,282
2014 Q2 36,175 2.9 $2,359 0.4 $2,291
2014 Q3 36,175 2.8 $2,373 0.6 $2,307
2014 Q4 36,238 2.9 $2,396 1.0 $2,328
2014 Y 36,238 2.9 $2,396 3.7 $2,328
2015 Y 36,320 2.8 $2,459 2.6 $2,390
2016 Y 36,495 2.9 $2,500 1.7 $2,428
2017 Y 37,011 3.2 $2,537 1.5 $2,456
2018 Y 37,216 3.3 $2,567 1.2 $2,482
2019 Y 37,373 3.5 $2,593 1.0 $2,502
Source:  REIS  

As shown, rental rates have generally increased on an annual basis over the past 10 years.  Rents 

dropped in 2009 as the result of the recession but while most of the Los Angeles region did not 

improve until 2011, rental rates rebounded in 2010, a direct result of the strong desirability of 

the area.  Though there has been a continual increase in supply, vacancy rates are below 5.0% 

with positive rent growth.  Over the next five years, the vacancy rate is projected to increase 

marginally from 2.8% to 3.5% even through 1,053 units are expected to be delivered.  Asking 

rents are projected to increase over the same period.  
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GOVERNMENT REGULATION –LOS ANGELES RENT STABILIZATION ORDINANCE  

Land planning and regulations strongly emphasize affordable housing issues.  There is 

government money available for subsidized housing project.  Rent control is in effect in many 

local jurisdictions.  Court procedures regarding tenant-landlord disputes and government 

enforcement of housing codes are widely viewed as being biased against apartment property 

owners.   

The subject property is located within the city of Los Angeles, which has a rent control ordinance.  

The Rent Stabilization Ordinance, of the Los Angeles Municipal Code was operative as of May 1, 

1979.  It affects apartments that were built prior to October 31, 1978.  The city issues a release 

every year that indicates the permitted percentage rent increase.  This amount is typically tied to 

the CPI; however landlords can petition for larger increases based on greater operating expense, 

and capital improvements.  There is also vacancy decontrol, where the owner can raise rents to a 

market level upon the vacating of a unit by the tenant. 

The subject property is affected by rent control due to its date of construction.  The annual 

allowable rent increase is based on the Consumer Price Index (CPI) average for the Los Angeles–

Long Beach–Anaheim areas for a 12-month period ending September 30 of each year.  The 

percentage can be no lower than 3.0 percent and no higher than 8.0 percent.  The percentage is 

published in November of each year and becomes effective on July 1 of the next year.  The 

annual rent increase may be imposed only if 12 months or more have elapsed since the last such 

rent increase.  The increase is neither cumulative nor retroactive.  Landlords are required to serve 

tenants with a written 30-day notice before the increase may be collected.   

For the year of July 1, 2014 through June 30, 2015, the annual automatic rent adjustment rate 

for rental units subject to the Rent Stabilization Ordinance (RSO) is 3%.  The landlord may also 

raise the rent by an additional 1% for gas and/or 1% for electricity when the landlord pays for all 

of the cost of either of these services. 

Rent Stabilization Ordinance Registration & Systematic Code Enforcement Program (SCEP) 
Fees 

The current rent stabilization ordinance registration fee is $18.71 per unit, of which ½ may be 

passed on to the tenants with a 30-day notice in the month of June only.  The SCEP fee is $35.52 

per unit and 100% of this fee may be passed on to the tenants as a monthly $2.96 surcharge to 

the regular rent.  

Allowable Rent Increases 

There are five types of rent increases that require either an application be approved by or a 

declaration form be filed with the Los Angeles Housing Department.  The department approves, 

modifies, or denies landlord applications for Capital Improvement surcharges and Rehabilitation 

Work rent increases.  The application must be approved before any rent increases can be passed 

through to the tenant.  All rent increases require 30-day written notice be served on the tenants, 
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from the landlord, before the increase becomes effective.  The five types of rent increases are 

summarized as follow. 

1.  CAPITAL IMPROVEMENT - APPLICATION AND APPROVAL REQUIRED 

A Capital Improvement is the addition or replacement of an item in the rental unit or common 

areas of housing complex containing rental units.  They must meet the following minimum 

criteria: 

1. The improvement must primarily benefit the tenant rather than the landlord. 
2. The improvement must have a life expectancy of five years or more. 
3. The improvement must be permanently fixed in place or relatively immobile. 
4. The application must be submitted within 12 months of completion of the work. 
5. Normal routine maintenance is not a Capital Improvement. 

Examples of a Capital Improvement include roofing, carpeting, stuccoing or painting the exterior 

of a building, garbage disposals, hot water heaters, meter conversion, smoke detectors, etc. 

The following summarizes the Capital Improvement Surcharge Calculations, effective for 

applications filed after October 1989. 

1. Capital Improvement increases are not a permanent monthly increase, but will 
become a temporary monthly surcharge. 

2. Only 50% of Capital Improvements can be passed through as a rent increase to the 
tenants.  However, the amortization of these costs will continue to be 60 months. 

3. Capital Improvement surcharges terminate after 72 months. 
4. The temporary maximum surcharge is $55 per month, unless otherwise agreed upon 

in writing between the landlord and tenant.  If the surcharge as calculated (1/60 of 
50% CI costs) exceeds $55 per month, then the surcharge period of six years may be 
extended until the allowable Capital Improvement expenses are recovered. 

5. Surcharge terminates if a Capital Improvement fails. 
6. A Capital Improvement surcharge for complete exterior painting is eligible only once 

every ten years. 

2.  PRIMARY RENOVATION COST RECOVERY - APPLICATION AND APPROVAL REQUIRED  

Primary Renovation Work: Work performed either on a rental unit or on the building containing 
the rental unit that improves the property by prolonging, its useful life or adding value, and 
involves either or both of the following: 

1. Replacement or substantial modification of any structural, electrical, plumbing or 
mechanical system that requires a permit under Los Angeles Municipal Code. 

2. Abatement of hazardous materials, such as lead-based paint and asbestos, in 
accordance with applicable federal, state, and local laws. 
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For the purposes of these regulations, the term Primary Renovation Work includes Related Work. 

Related Work: Improvements or repairs which, in and of themselves, do not constitute Primary 
Renovation Work but which are undertaken in conjunction with and are necessary to the initiation 
and/or completion of Primary Renovation Work. 

Tenant Habitability Plan: A document, submitted by a landlord to the Los Angeles Housing 
Department, identifying any impact Primary Renovation Work and Related Work will have on the 
habitability of a tenant’s permanent place of residence and the steps the landlord will take to 
mitigate the impact on the tenant and the tenant’s personal property during the period Primary 
Renovation Work and Related Work are undertaken. 

Temporary Relocation: The moving of a tenant from the tenant’s permanent residence to habitat 
temporary housing accommodations in accordance with a Tenant Habitability Plan.  The 
temporary relocation of a tenant from his/her permanent place of residence shall not constitute 
the voluntary vacation of the unit and shall not terminate the status and rights of a tenant, 
including the right to reoccupy the same unit, upon the completion of the Primary Renovation 
Work and Related Work, subject to any rent adjustments as may be authorized under the 
Ordinance. 

Primary Renovation Cost Recovery must meet the following guidelines: 

1. The landlord has completed Primary Renovation Work and any Related Work in 
conformance with a Tenant Habitability Plan accepted by the Los Angeles Housing 
Department and has not increased the rent to reflect the cost of such improvement; 

2. The landlord has adhered to the requirements of Rent Adjustment Commission 
Regulations 710.00 et seq. 

3. The landlord has submitted an itemized application of cost recovery to the Los Angeles 
Housing within twelve months of the completion of Primary Renovation Work any 
Related Work;  

4. The landlord has complied with all building permit and environmental clearance 
requirements necessitated by Primary Renovation Work and any Related Work, and  

5. The landlord has identified all grants, tax credits, rebates, insurance benefits, and 
other sources of funding which, in whole or in part, relate to any Primary Renovation 
Work and Related Work.  

3.  SEISMIC REHABILITATION - APPLICATION AND APPROVAL REQUIRED 

The Rent Stabilization Ordinance was amended February 1990 making a distinction between 

seismic and other rehabilitation work.  Seismic work is defined by the Department of Building and 

Safety and is limited to various structural reinforcement work. 

The landlord is entitled to a monthly increase of 1/60 of the average per unit seismic work cost 

not to exceed $75 per month.  The monthly increase shall continue until the landlord has 

recovered all eligible seismic work costs.  For purposes of rent increases, seismic work is no 

longer eligible as rehabilitation work of capital improvement. 

4.  REHABILITATION WORK (CITED) - APPLICATION AND APPROVAL REQUIRED 

Permanent Maximum Adjusted Rent (MAR) increases remain for cited rehabilitation work required 

only by impact hazard glazing and any code requirement passes after January 1979.  Other 



Market Analysis 

27 
  

citations issued by Building and Safety, the Health Department or Fire Department, are no longer 

eligible for a rent increase pass through.  This provision is effective November 1989.  Work not 

meeting the criteria of rehabilitation may be considered a capital improvement. 

The total allowable cost is amortized over a five-year period.  The rent adjusted is calculated by 

dividing this cost by 60 and then dividing it by the number of units benefiting from the work.  

Interest (only 33% of total interest) on money borrowed to pay for work mandated because of a 

change in City codes since April 1978 is an eligible cost.  Interest may not be included if the cited 

work resulted from the landlord’s failure to comply with existing City codes as of April 1978, or 

where work was performed in order to repair damage resulting from fire, earthquake, or natural 

disaster. 

5.  JUST AND REASONABLE - APPLICATION AND APPROVAL REQUIRED 

A Just and Reasonable rent increase is defined as an increase authorized by a hearing officer in 

situations where the landlord may have incurred reasonable operating expenses which have 

exceeded the rent increases allowed by the Ordinance.  Landlords should be able to maintain the 

same level of net operating income as they experienced in 1977, prior to the Rent Stabilization 

Ordinance, with a price level percentage adjustment. 

Items that would be considered include actual rental income, management and administrative 

costs, landlord performed services, operating expense (such as water and gas), maintenance 

(such as security, painting and repair), taxes (also real estate taxes), insurance, and other fees.  

Debt service, depreciation, and reimbursed expense are not considered. 

LUXURY HOUSING EXEMPTION 

Los Angeles Municipal Code, Chapter XV Section 1 Ordinance 151.07 allows exemption of high 
end units from rent control status based on the following criteria: 

“Housing accommodations wherein as of May 31, 1978 the rent charged per month 
was at least $302 for a unit with no bedrooms; $420 for a unit with one bedroom; 
$588 for a unit with two bedrooms; $756 for a unit with three bedrooms; and $823 for 
a unit with four bedrooms or more. This definition does not apply to mobile homes.  
(Added by Ord. No. 154,237, Eff. 8/30/80, Oper. 9/1/80.)” 

CITY OF LOS ANGELES RELOCATION ASSISTANCE PROGRAM 

Based on the City of Los Angeles Relocation Assistance Program (update July 2014), monetary 

relocation assistance is available to Eligible and Qualified tenants within 15 days of the notice to 

termination for evictions.  Termination is based on the Los Angeles Municipal Code Section 

141.09 in Subdivisions A8, A9, A10, A11, and A12.   

An “Eligible” tenant is any tenant occupying a unit in a property, while a “Qualified” tenant is any 

tenant who is 62 years or older, handicapped, disabled and a person residing with an individual 

whom is legally dependent.  Currently, eligible tenants are entitled to receive either $7,700 

(tenancy less than 3 years) to $10,200 per unit (tenancy 3 or more years), while qualified tenants 
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are entitled to receive $16,350 (tenancy less than 3 years) or $19,300 per unit (tenancy 3 or 

more years). 

Rent Control Conclusion 

Due to the subject’s age/year built, it falls under the Los Angeles City rent stabilization ordinance. 

The site is being acquired for multifamily redevelopment and the existing improvements will be 

demolished.  Four units are currently occupied on month-to-month terms with one vacant unit.  

Because the existing units are rent controlled, tenant relocation fees are also required.  The 

maximum relocation amount of $19,300 per unit (for the four-occupied units) was deducted; the 

actual fees may be slightly lower depending on the renter profile.  The buyer intends to collect 

rent over the next 12 months while final approvals are obtained. 

Apartment Market Considerations 

BARRIERS TO ENTRY 

 Lack of large development/redevelopment sites in the immediate market. 

 The entitlement process can be time consuming and costly.  

 Construction financing can be difficult to obtain depending on the project.  Financing for 

well-located apartment projects is available.  

DEMAND GENERATORS 

 Demand generators for the subject generally include professionals. 

INVESTMENT TRENDS 

 Financial indicators such as cap rate and discount rates remain strong for Class A and 

Class B+ projects; 

 Rents appear to have stabilized with less dependence on concessions; 

 Vacancy rates appear to have stabilized throughout most of the region; and 

 Land values for apartment development increased dramatically starting in early 2011 and 

remain strong today. 

CONCLUSION 

The subject has an excellent location for residential development.  It has a highly desirable 

location within a high barrier-to-entry neighborhood.  The local apartment submarket is strong 

and future projections indicate positive rent growth with a marginal increase in the vacancy rate 

over the next five years. 
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Highest and Best Use 

In appraisal practice, the concept of highest and best use represents the premise upon which 

value is based.  The four criteria the highest and best use must meet are: 

 legally permissible; 
 physically possible; 
 financially feasible; and 
 maximally productive. 

The highest and best use analysis of the subject is discussed below.  

AS VACANT 

Legally Permissible 

The legally permissible uses were discussed in the Site Analysis and Zoning Sections.  Medium-

density multi-family residential uses are allowed. 

Physically Possible 

The subject is adequately served by utilities, and has an adequate shape and size, sufficient 

access, etc., to be a separately developable site.  There are no known physical reasons why the 

subject site would not support any legally probable development (i.e. it appears adequate for 

development).  

Existing structures on similar sites provides additional evidence for the physical possibility of 

development. 

Financially Feasible 

Potential uses of the site include single-family homes or townhomes, apartments, and residential 

condominiums.  The determination of financial feasibility is dependent primarily on the 

relationship of supply and demand for the legally probable land uses versus the cost to create the 

uses.  With respect to the legal uses for the subject site, the local apartment market is generally 

stabilized.  Development of new residential properties has occurred in the recent past and 

continues to this day.  Further, within the subject’s immediate proximity, there is a 2014-built 

apartment just north of the Sepulveda/Moraga intersection.   

Maximally Productive - Conclusion 

The final test of highest and best use of the site as if vacant is that the use be maximally 

productive, yielding the highest return to the land. 

The highest and best use of the subject as if vacant would be the development of an apartment 

property.  More specifically, the subject would be developed to its maximally allowed density.  

For-sale housing is also feasible.  Our analysis of the subject and its respective market 

characteristics indicate the most likely buyer, as if vacant, would be an investor (land speculation) 

or a developer.  
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AS IMPROVED 

The existing improvements and current collected monthly rents are shown in the next chart.  

Apartment 866 is currently vacant. 

SUBJECT RENTAL INFORMATION

No. of Unit Unit Quoted Rent

Type Units Size (SF) Occ. $/Unit Per SF

870 - 3BR/1.5BA TH 1   1,980 SF   100% $3,400   $1.72   

862 - 1BR/1BA 1   730 SF   100% $1,695   $2.32   

864 - 1BR/1BA 1   730 SF   100% $1,364   $1.87   

866 - 1BR/1BA 1   730 SF   0% $0   $0.00   

862 - 1BR/1BA 1   730 SF   100% $1,139   $1.56   

Total/Average: 5   980 SF   80% $1,520   $1.55   

Compiled by CBRE
 

Legally Permissible 

The existing improvements are legally permissible.   

Physically Possible 

Existing structures on the subject site indicates development is physically possible. 

Financially Feasible 

The existing improvements consist of five rental units while up to 13 dwelling units can be 

developed on the subject site.  Development of new residential properties is financially feasible, 

as supported by recently built and current under construction projects in the area. 

The following an income analysis of the existing five-unit apartment.   
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OPERATING HISTORY

Year-Occupancy

Broker Pro 
Forma

CBRE 
Estimate

Total $/Unit Total 2 $/Unit

Income
Net Rental Income $122,197 $24,439 $108,171 $21,634
Other Income -                -                 -                -                 
RUBS/Utility Income -                -                 -                -                 
Effective Gross Income $122,197 $24,439 $108,171 $21,634

Expenses
Real Estate Taxes $34,611 $6,922 $26,741 $5,348
Property Insurance 1,715            343            1,875            375            
Utilities 4,560            912            4,500            900            
Administrative & General 1,365            273            1,375            275            
Repairs & Maintenance 3,750            750            3,750            750            
Landscaping & Security 2,880            576            2,875            575            
Management Fee ¹ -                -             3,245            649            
Payroll -                -             -                -             
Non-Revenue Units -                -             -                -             
Advertising & Promotion -                -             500               100            
Other -                -             -                -             
Reserves for Replacement 1,250            250            -                -             
Operating Expenses $50,131 $10,026 $44,862 $8,972

Net Operating Income $72,066 $14,413 $63,309 $12,662

¹ (Mgmt. typically analyzed as a % of EGI) 0.0% 3.0%

Op Exp w/o RETX & Reserves $2,854 $3,624
   Operating Expense Ratio 11.7% 16.8%

Source:  Operating statements

97.0%97.0%

 

A market rent of $1,695 per month was applied to Unit 866 in the following direct capitalization 

summary of the existing building.   
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DIRECT CAPITALIZATION SUMMARY - VALUE IN USE - 5 UNITS

Income $/Do $/Unit/Yr   Total      
Potential Rental Income ## $22,303 $111,516
Vacancy 2.00% (2)  (446) (2,230)                   
Credit Loss 1.00% (1)  (223.03) (1,115)                   

Net Rental Income ## $21,634 $108,171

Other Income # 0 -                        
RUBS/Utility Income # 0 -                        

Effective Gross Income ## $21,634 $108,171

Expenses
Real Estate Taxes $5,348 $26,741
Property Insurance 375 1,875                    
Utilities 900 4,500                    
Administrative & General 275 1,375                    
Repairs & Maintenance 750 3,750                    
Landscaping & Security 575 2,875                    
Management Fee 3.00% 649 3,245                    
Payroll 0 -                        
Non-Revenue Units 0 -                        
Advertising & Promotion 100 500                       
Other 0 -                        
Reserves for Replacement 0 -                        

Operating Expenses $8,972 $44,862

Operating Expense Ratio 41.47%

Net Operating Income $12,662 $63,309

OAR   /           3.00%

Indicated Stabilized Value $2,110,300

Rounded $2,110,000

Deferred Maintenance -                        

Lease-Up Discount -                        

Indicated As Is Value $2,110,300

Rounded $2,110,000

Value Per Unit $422,000

Compiled by CBRE
 

The Value In Use as a 5-unit rental apartment building is lower than the concluded land value.   
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Maximally Productive - Conclusion 

The final test of highest and best use of the site as improved is that the use be maximally 

productive.  The highest and best use of the subject as improved would for the demolition of the 

existing improvements for the redevelopment of site to a higher density residential project, of up 

to 13 dwelling units.  
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Appraisal Methodology 

In appraisal practice, an approach to value is included or omitted based on its applicability to the 

property type being valued and the quality and quantity of information available. Depending on 

a specific appraisal assignment, any of the following four methods may be used to determine the 

market value of the fee simple interest of land: 

 Sales Comparison Approach; 
 Income Capitalization Procedures; 
 Allocation; and 
 Extraction. 

The following summaries of each method are paraphrased from the text. 

The first is the sales comparison approach.  This is a process of analyzing sales of similar, 

recently sold parcels in order to derive an indication of the most probable sales price (or value) of 

the property being appraised.  The reliability of this approach is dependent upon (a) the 

availability of comparable sales data, (b) the verification of the sales data regarding size, price, 

terms of sale, etc., (c) the degree of comparability or extent of adjustment necessary for 

differences between the subject and the comparables, and (d) the absence of nontypical 

conditions affecting the sales price.  This is the primary and most reliable method used to value 

land (if adequate data exists). 

The income capitalization procedures include three methods: land residual technique, ground 

rent capitalization, and Subdivision Development Analysis.  A discussion of each of these three 

techniques is presented in the following paragraphs. 

The land residual method may be used to estimate land value when sales data on 
similar parcels of vacant land are lacking.  This technique is based on the principle of 
balance and the related concept of contribution, which are concerned with equilibrium 
among the agents of production--i.e. labor, capital, coordination, and land.  The land 
residual technique can be used to estimate land value when: 1) building value is 
known or can be accurately estimated, 2) stabilized, annual net operating income to 
the property is known or estimable, and 3) both building and land capitalization rates 
can be extracted from the market.  Building value can be estimated for new or 
proposed buildings that represent the highest and best use of the property and have 
not yet incurred physical deterioration or functional obsolescence. 

The subdivision development method is used to value land when subdivision and 
development represent the highest and best use of the appraised parcel.  In this 
method, an appraiser determines the number and size of lots that can be created 
from the appraised land physically, legally, and economically.  The value of the 
underlying land is then estimated through a discounted cash flow analysis with 
revenues based on the achievable sale price of the finished product and expenses 
based on all costs required to complete and sell the finished product.   

The ground rent capitalization procedure is predicated upon the assumption that 
ground rents can be capitalized at an appropriate rate to indicate the market value of 
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a site.  Ground rent is paid for the right to use and occupy the land according to the 
terms of the ground lease; it corresponds to the value of the landowner's interest in the 
land.  Market-derived capitalization rates are used to convert ground rent into market 
value.  This procedure is useful when an analysis of comparable sales of leased land 
indicates a range of rents and reasonable support for capitalization rates can be 
obtained. 

The allocation method is typically used when sales are so rare that the value cannot be estimated 

by direct comparison.  This method is based on the principle of balance and the related concept 

of contribution, which affirm that there is a normal or typical ratio of land value to property value 

for specific categories of real estate in specific locations.  This ratio is generally more reliable 

when the subject property includes relatively new improvements.  The allocation method does not 

produce conclusive value indications, but it can be used to establish land value when the number 

of vacant land sales is inadequate.   

The extraction method is a variant of the allocation method in which land value is extracted from 

the sale price of an improved property by deducting the contribution of the improvements, which 

is estimated from their depreciated costs.  The remaining value represents the value of the land.  

Value indications derived in this way are generally unpersuasive because the assessment ratios 

may be unreliable and the extraction method does not reflect market considerations. 

METHODOLOGY APPLICABLE TO THE SUBJECT 

For the purposes of this analysis, we have utilized the sales comparison approach as this 

methodology is typically used for residential sites that are feasible for immediate development.  

The other methodologies are used primarily when comparable land sales data is non-existent.  

Therefore, these approaches have not been used. 
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Land Value 

The following map and table summarize the comparable data used in the valuation of the subject 

site.  A detailed description of each transaction is included in the addenda. 

 
 

SUMMARY OF COMPARABLE LAND SALES

Actual Sale Adjusted Sale Density Allowable Price Price Per
No. Property Location Type Date Proposed Use Price Price 1 (UPA) Units Per SF Bldg Unit

1 1837 Sawtelle Blvd,              
Los Angeles, CA

Sale Jul-14 Multi-family $2,700,000 $2,700,000 100.00 19 $313.59 $142,105

2 10777 Wilshire Blvd,            
Los Angeles, CA

Sale Aug-13 60-unit 
Condominium

$18,320,000 $18,320,000 100.00 60 $693.26 $305,333

3 8451 Blackburn Ave,          
Los Angeles, CA

Sale Aug-13 8-unit multi-
family project

$2,000,000 $2,000,000 50.00 8 $286.37 $250,000

4 888 Devon Avenue,             
Los Angeles, CA

Sale Jun-13 Residential 
Development

$7,000,000 $7,000,000 57.58 19 $486.79 $368,421

5 10519 & 10523 Ashton Ave, 
Los Angeles, CA

Sale Sep-12 14 dwelling 
units

$3,480,000 $3,480,000 48.28 14 $272.94 $248,571

\
Subject 862-870 Moraga Drive,

Los Angeles, California
Escrow Feb-15 Multifamily 

development
$2,800,000 $2,800,000 60.56 13 $299.47 $215,385

1 Adjusted sale price for cash equivalency and/or development costs (where applicable)

Compiled by CBRE

Transaction
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The sales utilized represent the best data available for comparison with the subject and were 

selected from the immediate West Los Angeles market area.  These sales were chosen based 

upon the proposed development for multi-family dwelling units. 

Subject Listing/Current Escrow 

The subject is in escrow at a purchase price of $2,800,000 (contract date of November 19, 2014 

with a projected close of escrow on January 5, 2015 which has since been extend to February).  

The subject was listed for $2,750,000 in October 2014 by CBRE as a five-unit “value-add” 

apartment investment or a redevelopment site.  The listing brokers, Laurie Lustig-Bower and 

Kadie Pressley Wilson, reported about 10 offers were made from a mix of investors and 

developers with some prices exceeding $3 million.  The subject went under contract after 32 days 

on the market. 

DISCUSSION/ANALYSIS OF LAND SALES 

Land Sale One 

This is the July, 2014 sale of a 0.20 acre rectangular midblock site with 61.50 feet of road 

frontage on Sawtelle Boulevard in West Los Angeles. The property is one block west of the San 

Diego (405) Freeway. The site is level at grade to Sawtelle Boulevard, with all utilities available. At 

the time of sale the site was vacant.  

The property sold for $2,700,000, or $313.59 per square foot of land area. The terms of the 

sale were all cash to the seller. The buyer is a developer. The buyer's plans for the site is to 

redevelop with a multi-family project. The owner submitted a development application for a new 

19-unit, 5-story apartment complex, with grade-level parking. The site plans are currently in the 

review process and the buyer does not have permits to develop. 

Land Sale Two 

This comparable is the August 2013 sale of a mid-block, 26,426-square-foot, R5-3 zoned parcel 

located on Wilshire Boulevard in the city of Los Angeles.  More specifically, it is on the north side 

of Wilshire Boulevard, in between Malcolm and Selby Avenues. This location is southeast of the 

UCLA campus, Westwood Village, less than one mile east of the San Diego (405) Freeway, and 

just over one mile west of Century City.  Adjacent uses include apartments, condominiums and 

commercial uses along Wilshire Boulevard. 

The sale price of $18,320,000 equates to $693.26 per square foot of land and $305,333 per 

maximum unit.  The terms of the sale were all cash to the seller. The buyer is a developer.  At the 

time of purchase, the entitlements allowed for and the site was marketed as 60 residential 

developable units, but subsequent to acquiring the site, the buyer received approvals to build 54 

units with parking.  The buyer's plans to develop a luxury condominium project. 

This comparable was listed by CBRE in 2012 without a formal asking price but re-listed in 

January 2013 at $22,000,000, or $366,667 per unit, and taken off-market in April 2013.  It was 
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listed in mid-2010 at the asking price of $15,000,000, or $250,000 per unit.  The seller 

acquired the site in December 2006 with entitlements for $18,350,000, or $305,833 per unit, or 

$693 per square foot of land. 

Land Sale Three 

This is the August 2013 sale of a 6,984-square-foot mid-block parcel located on the north side of 

Blackburn Avenue, just east of La Cienega Boulevard, and one street south of 3rd Street, in the 

city of Los Angeles.  It is just east of the Beverly Center.  The site is zoned R3-1 allowing for 8 

dwelling units.  It was listed for $2,295,000 in June 2013 and sold for $2,000,000, or $286.37 

per square foot of land, or $250,000 per unit.    

Land Sale Four 

This property represents the June 2013 sale of a vacant site in Westwood (Los Angeles city limits) 

at the northeast corner of Wilshire Boulevard and Devon Avenue along the Wilshire Corridor, just 

west of Beverly Hills and the Los Angeles Country Club.  The parcel contains 14,380 square feet, 

or 0.32 acres.  It is irregular in shape and slopes upward to the northeast from Wilshire 

Boulevard.  The site is zoned for R5 high-density residential uses allows a density of 217.8 

du/acre, however the Wilshire-Westwood Scenic Corridor specific plan specifically restricts density 

to 100 du/acre and restricts the maximum height to six stories or 75 feet.  The parcel's [Q] 

condition further restricts the maximum units to the R3 density of 54.45 du/acre.  The site was 

approved in 2005 with TT-60040 for 19 residential condominiums.   

It was listed in March 2012 at $9,500,000 with a price reduction to $8,000,000 in November 

2012.  It sold in June 2013 for $7,000,000, equal to $503.74 per square foot and $368,421 

per approved unit.  A private equity firm provided a $4,750,000 first trust deed (68%); this sale 

was all cash to the seller.  In October 2013, the buyer submitted for an extension of the 19-unit 

tract map with a new expiration date of March 2015.  The buyer also submitted a development 

application for a 33-unit project, resulting in a $212,121 per unit price. 

Land Sale Five 

This is the November 2012 assemblage of a 12,750-square-foot site located on the north side of 

Ashton Avenue, just south of the Wilshire Corridor, west of Beverly Glen Boulevard in West Los 

Angeles.  The R3-1 zoning allows for 15 dwelling units (one du per 800 square feet of land 

area).  The 10519 Ashton property was improved with a duplex and sold for $1,392,000.  The 

10523 Ashton property was improved with a five-unit apartment and sold for $2,088,000.  The 

total price was $3,480,000, or $272.94 square foot of land.  The buyer obtained development 

approvals for a 14-unit building, receiving variances for reductions in the front setback and open 

space by providing one very low income affordable unit for 30 years.  This indicates a price of 

$248,571 per unit.  
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SUMMARY OF ADJUSTMENTS 

Based on our comparative analysis, the following chart summarizes the adjustments warranted to 

each comparable.   

LAND SALES ADJUSTMENT GRID

Comparable Number 1 2 3 4 5 Subject

Transaction Type Sale Sale Sale Sale Sale Escrow

Transaction Date Jul-14 Aug-13 Aug-13 Jun-13 Sep-12 Feb-15

Proposed Use Multi-family 60-unit 
Condominium

8-unit multi-
family project

Residential 
Development

14 dwelling 
units

Multifamily 
development

Actual Sale Price $2,700,000 $18,320,000 $2,000,000 $7,000,000 $3,480,000 $2,800,000

Adjusted Sale Price 1 $2,700,000 $18,320,000 $2,000,000 $7,000,000 $3,480,000 $2,800,000

Size (Acres) 0.19 0.60 0.16 0.33 0.29 0.21

Size (SF) 8,610 26,426 6,984 14,380 12,750 9,350

Density (UPA) 100.00 100.00 50.00 57.58 48.28 60.56

Allowable Units 19 60 8 19 14 13

Price Per Unit $142,105 $305,333 $250,000 $368,421 $248,571 $215,385

Price ($ Per Unit) $142,105 $305,333 $250,000 $368,421 $248,571

Property Rights Conveyed 0% 0% 0% 0% 0%
Financing Terms 1 0% 0% 0% 0% 0%

Conditions of Sale 0% 0% 0% 0% 0%

Market Conditions (Time) 5% 10% 10% 10% 15%

Subtotal $149,210 $335,866 $275,000 $405,263 $285,857
Size 0% 0% 0% 0% 0%
Shape 0% 0% 0% 0% 0%
Corner 0% 0% 0% 0% 0%
Frontage 0% 0% 0% 0% 0%
Topography 0% 0% 0% 0% 0%
Location 25% -25% -10% -25% -25%
Zoning/Density 20% 20% 0% 0% 0%

higher density 
project has higher 
costs yielding 
lower land value

higher density 
project has higher 
costs yielding 
lower land value

Development Approvals 0% -10% 0% -10% 0%
site has 
development 
approvals

site has 
development 
approvals

Affordable Component 0% -10% 0% -10% 0%
does not have low 
income affordable 
units

does not have low 
income affordable 
units

Total Other Adjustments 45% -25% -10% -45% -25%

Value Indication for Subject $216,355 $251,900 $247,500 $222,895 $214,392

Absolute Adjustment 50% 75% 20% 55% 40%
1 Adjusted sale price for cash equivalency and/or development costs (where applicable)

Compiled by CBRE
 

The adjusted sale prices range from $214,392 to $251,900 per unit with an average adjusted 

price of $230,608 per unit.  Land Sales One, Two, Three and Four were vacant lots at the time of 

sale while Land Sale Five was improved with residential structures.   
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CONCLUSION 

In conclusion, a price per unit indication towards the middle of the range was most appropriate 

for the subject.  The following table presents the valuation conclusion. 

CONCLUDED LAND VALUE

$ Per Unit Subject Units Total

$225,000 x 13 = $2,925,000
$250,000 x 13 = $3,250,000

Hypothetical Land Value As If Vacant: $3,000,000

(Rounded $ Per Unit) $230,769

Plus: Interim Rental Income (12 months) $35,724

Less:  Relocation Fees @ $19,300 - 4 units ($77,200)

Less: Demolition Costs  (4,899 SF x $3.20 PSF per MVS) ($15,677)

Indicated Value: $2,942,847

Concluded As Is Value (rounded): $2,950,000

(Rounded $ Per Unit) $226,923

Compiled by CBRE  

The concluded market value is higher than the escrow price.  The subject was marketed without 

development approvals.  The buyer submitted a development application for a 13-unit building 

utilizing the SB1818 bonus density prior to the January 1, 2015 implementation of AB2222.  The 

subject benefits from the submission of these development applications. 

Additional Adjustments 

The site is being acquired for multifamily redevelopment and the existing improvements will be 

demolished.  Four units are currently occupied on month-to-month terms with one vacant unit.  

Because the existing units are rent controlled, tenant relocation fees are also required.  The buyer 

intends to collect rent over the next 12 months while final approvals are obtained. 

The interim rent calculation is shown on the next page.  No rent was attributed to Unit 866.  

Property taxes were recalculated based on $2,800,000 escrow price.   

The maximum relocation amount of $19,300 per unit (for the four-occupied units) was deducted; 

the actual fees may be slightly lower depending on the renter profile. 

Demolition costs per Marshall Valuation Service was also deducted. 
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INTERIM RENT CALCULATION

Income $/Do $/Unit/Yr   Total      
Potential Rental Income ## $18,235 $91,176
Vacancy 2.00% (2)  (365) (1,824)                   
Credit Loss 1.00% (1)  (182) (912)                      

Net Rental Income ## $17,688 $88,441

Other Income # 0 -                        

Effective Gross Income ## $17,688 $88,441

Expenses
Real Estate Taxes @ $2,800,000 $5,348 $35,189
Property Insurance 375 1,875                    
Utilities 900 4,500                    
Administrative & General 275 1,375                    
Repairs & Maintenance 750 3,750                    
Landscaping & Security 575 2,875                    
Management Fee 3.00% 531 2,653                    
Payroll 0 -                        
Non-Revenue Units 0 -                        
Advertising & Promotion 100 500                       
Other 0 -                        
Reserves for Replacement 0 -                        

Operating Expenses $10,543 $52,717

Operating Expense Ratio 59.61%

Net Operating Income $7,145 $35,724

Compiled by CBRE
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Assumptions and Limiting Conditions 

1. Unless otherwise specifically noted in the body of the report, it is assumed that title to the property or properties 
appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to title that 
would adversely affect marketability or value. CBRE, Inc. is not aware of any title defects nor has it been advised of 
any unless such is specifically noted in the report.  CBRE, Inc., however, has not examined title and makes no 
representations relative to the condition thereof.  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’s title should be sought from a 
qualified title company that issues or insures title to real property. 

2. Unless otherwise specifically noted in the body of this report, it is assumed: that the existing improvements on the 
property or properties being appraised are structurally sound, seismically safe and code conforming; that all 
building systems (mechanical/electrical, HVAC, elevator, plumbing, etc.) are in good working order with no major 
deferred maintenance or repair required; that the roof and exterior are in good condition and free from intrusion 
by the elements; that the property or properties have been engineered in such a manner that the improvements, as 
currently constituted, conform to all applicable local, state, and federal building codes and ordinances.  CBRE, Inc. 
professionals are not engineers and are not competent to judge matters of an engineering nature.  CBRE, Inc. has 
not retained independent structural, mechanical, electrical, or civil engineers in connection with this appraisal and, 
therefore, makes no representations relative to the condition of improvements.  Unless otherwise specifically noted 
in the body of the report: no problems were brought to the attention of CBRE, Inc. by ownership or management; 
CBRE, Inc. inspected less than 100% of the entire interior and exterior portions of the improvements; and CBRE, 
Inc. was not furnished any engineering studies by the owners or by the party requesting this appraisal.  If questions 
in these areas are critical to the decision process of the reader, the advice of competent engineering consultants 
should be obtained and relied upon.  It is specifically assumed that any knowledgeable and prudent purchaser 
would, as a precondition to closing a sale, obtain a satisfactory engineering report relative to the structural 
integrity of the property and the integrity of building systems.  Structural problems and/or building system 
problems may not be visually detectable.  If engineering consultants retained should report negative factors of a 
material nature, or if such are later discovered, relative to the condition of improvements, such information could 
have a substantial negative impact on the conclusions reported in this appraisal.  Accordingly, if negative findings 
are reported by engineering consultants, CBRE, Inc. reserves the right to amend the appraisal conclusions reported 
herein. 

3. Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on 
the property, was not observed by the appraisers.  CBRE, Inc. has no knowledge of the existence of such materials 
on or in the property.  CBRE, Inc., however, is not qualified to detect such substances.  The presence of substances 
such as asbestos, urea formaldehyde foam insulation, contaminated groundwater or other potentially hazardous 
materials may affect the value of the property.  The value estimate is predicated on the assumption that there is no 
such material on or in the property that would cause a loss in value.  No responsibility is assumed for any such 
conditions, or for any expertise or engineering knowledge required to discover them.  The client is urged to retain 
an expert in this field, if desired. 

We have inspected, as thoroughly as possible by observation, the land; however, it was impossible to personally 
inspect conditions beneath the soil.  Therefore, no representation is made as to these matters unless specifically 
considered in the appraisal. 

4. All furnishings, equipment and business operations, 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, on or off-site, as well as any alterations or repairs considered, are 
assumed to be completed in a workmanlike manner according to standard practices based upon the information 
submitted to CBRE, Inc.  This report may be subject to amendment upon re-inspection of the subject subsequent to 
repairs, modifications, alterations and completed new construction.  Any estimate of Market Value is as of the date 
indicated; based upon the information, conditions and projected levels of operation. 

5. It is assumed that all factual data furnished by the client, property owner, owner’s representative, or persons 
designated by the client or owner to supply said data are accurate and correct unless otherwise specifically noted 
in the appraisal report.  Unless otherwise specifically noted in the appraisal report, CBRE, Inc. has no reason to 
believe that any of the data furnished contain any material error.  Information and data referred to in this 
paragraph include, without being limited to, numerical street addresses, lot and block numbers, Assessor’s Parcel 
Numbers, land dimensions, square footage area of the land, dimensions of the improvements, gross building 
areas, net rentable areas, usable areas, unit count, room count, rent schedules, income data, historical operating 
expenses, budgets, and related data.  Any material error in any of the above data could have a substantial impact 
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on the conclusions reported.  Thus, CBRE, Inc. reserves the right to amend conclusions reported if made aware of 
any such error.  Accordingly, the client-addressee should carefully review all assumptions, data, relevant 
calculations, and conclusions within 30 days after the date of delivery of this report and should immediately notify 
CBRE, Inc. of any questions or errors. 

6. The date of value to which any of the conclusions and opinions expressed in this report apply, is set forth in the 
Letter of Transmittal.  Further, that the dollar amount of any value opinion herein rendered is based upon the 
purchasing power of the American Dollar on that date.  This appraisal is based on market conditions existing as of 
the date of this appraisal.  Under the terms of the engagement, we will have no obligation to revise this report to 
reflect events or conditions which occur subsequent to the date of the appraisal.  However, CBRE, Inc. will be 
available to discuss the necessity for revision resulting from changes in economic or market factors affecting the 
subject. 

7. CBRE, Inc. assumes no private deed restrictions, limiting the use of the subject in any way. 

8. Unless otherwise noted in the body of the report, it is assumed that there are no mineral deposits or subsurface 
rights of value involved in this appraisal, whether they are gas, liquid, or solid.  Nor are the rights associated with 
extraction or exploration of such elements considered unless otherwise stated in this appraisal report.  Unless 
otherwise stated it is also assumed that there are no air or development rights of value that may be transferred. 

9. CBRE, Inc. is not aware of any contemplated public initiatives, governmental development controls, or rent controls 
that would significantly affect the value of the subject. 

10. The estimate of Market Value, which may be defined within the body of this report, is subject to change with 
market fluctuations over time.  Market value is highly related to exposure, time promotion effort, terms, motivation, 
and conclusions surrounding the offering.  The value estimate(s) consider the productivity and relative 
attractiveness of the property, both physically and economically, on the open market. 

11. Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated 
on the information and assumptions contained within the report.  Any projections of income, expenses and 
economic conditions utilized in this report are not predictions of the future.  Rather, they are estimates of current 
market expectations of future income and expenses.  The achievement of the financial projections will be affected 
by fluctuating economic conditions and is dependent upon other future occurrences that cannot be assured.  
Actual results may vary from the projections considered herein.  CBRE, Inc. does not warrant these forecasts will 
occur.  Projections may be affected by circumstances beyond the current realm of knowledge or control of CBRE, 
Inc. 

12. Unless specifically set forth in the body of the report, nothing contained herein shall be construed to represent any 
direct or indirect recommendation of CBRE, Inc. to buy, sell, or hold the properties at the value stated.  Such 
decisions involve substantial investment strategy questions and must be specifically addressed in consultation form. 

13. Also, unless otherwise noted in the body of this report, it is assumed that no changes in the present zoning 
ordinances or regulations governing use, density, or shape are being considered.  The property is appraised 
assuming that all required licenses, certificates of occupancy, consents, or other legislative or administrative 
authority from any local, state, nor national government or private entity or organization have been or can be 
obtained or renewed for any use on which the value estimates contained in this report is based, unless otherwise 
stated. 

14. This study may not be duplicated in whole or in part without the specific written consent of CBRE, Inc. nor may this 
report or copies hereof be transmitted to third parties without said consent, which consent CBRE, Inc. reserves the 
right to deny.  Exempt from this restriction is duplication for the internal use of the client-addressee and/or 
transmission to attorneys, accountants, or advisors of the client-addressee.  Also exempt from this restriction is 
transmission of the report to any court, governmental authority, or regulatory agency having jurisdiction over the 
party/parties for whom this appraisal was prepared, provided that this report and/or its contents shall not be 
published, in whole or in part, in any public document without the express written consent of CBRE, Inc. which 
consent CBRE, Inc. reserves the right to deny.  Finally, this report shall not be advertised to the public or otherwise 
used to induce a third party to purchase the property or to make a “sale” or “offer for sale” of any “security”, as 
such terms are defined and used in the Securities Act of 1933, as amended.  Any third party, not covered by the 
exemptions herein, who may possess this report, is advised that they should rely on their own independently 
secured advice for any decision in connection with this property.  CBRE, Inc. shall have no accountability or 
responsibility to any such third party. 

15. Any value estimate provided in the report applies to the entire property, and any pro ration or division of the title 
into fractional interests will invalidate the value estimate, unless such pro ration or division of interests has been set 
forth in the report. 
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16. The distribution of the total valuation in this report between land and improvements applies only under the existing 
program of utilization.  Component values for land and/or buildings are not intended to be used in conjunction 
with any other property or appraisal and are invalid if so used. 

17. The maps, plats, sketches, graphs, photographs and exhibits included in this report are for illustration purposes 
only and are to be utilized only to assist in visualizing matters discussed within this report.  Except as specifically 
stated, data relative to size or area of the subject and comparable properties has been obtained from sources 
deemed accurate and reliable.  None of the exhibits are to be removed, reproduced, or used apart from this 
report. 

18. No opinion is intended to be expressed on matters which may require legal expertise or specialized investigation 
or knowledge beyond that customarily employed by real estate appraisers.  Values and opinions expressed 
presume that environmental and other governmental restrictions/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, permits, licenses, etc.  No survey, engineering study or 
architectural analysis has been made known to CBRE, Inc. unless otherwise stated within the body of this report.  If 
the Consultant has not been supplied with a termite inspection, survey or occupancy permit, no responsibility or 
representation is assumed or made for any costs associated with obtaining same or for any deficiencies discovered 
before or after they are obtained.  No representation or warranty is made concerning obtaining these items.  
CBRE, Inc. assumes no responsibility for any costs or consequences arising due to the need, or the lack of need, 
for flood hazard insurance.  An agent for the Federal Flood Insurance Program should be contacted to determine 
the actual need for Flood Hazard Insurance. 

19. Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and 
special assumptions set forth in this report.  It is the responsibility of the Client, or client’s designees, to read in full, 
comprehend and thus become aware of the aforementioned contingencies and limiting conditions.  Neither the 
Appraiser nor CBRE, Inc. assumes responsibility for any situation arising out of the Client’s failure to become 
familiar with and understand the same.  The Client is advised to retain experts in areas that fall outside the scope 
of the real estate appraisal/consulting profession if so desired. 

20. CBRE, Inc. assumes that the subject analyzed herein will be under prudent and competent management and 
ownership; neither inefficient nor super-efficient. 

21. It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations 
and laws unless noncompliance is stated, defined and considered in the appraisal report. 

22. No survey of the boundaries of the property was undertaken.  All areas and dimensions furnished are presumed to 
be correct.  It is further assumed that no encroachments to the realty exist. 

23. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  Notwithstanding any discussion of 
possible readily achievable barrier removal construction items in this report, CBRE, Inc. has not made a specific 
compliance survey and analysis of this property to determine whether it is in conformance with the various detailed 
requirements of the ADA.  It is possible that a compliance survey of the property together with a detailed analysis 
of the requirements of the ADA could reveal that the property is not in compliance with one or more of the 
requirements of the ADA.  If so, this fact could have a negative effect on the value estimated herein.  Since CBRE, 
Inc. has no specific information relating to this issue, nor is CBRE, Inc. qualified to make such an assessment, the 
effect of any possible non-compliance with the requirements of the ADA was not considered in estimating the value 
of the subject. 

24. Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client 
misrepresents, distorts, or provides incomplete or inaccurate appraisal results to others, which acts of the Client 
approximately result in damage to Appraiser.  Notwithstanding the foregoing, Appraiser shall have no obligation 
under this Section with respect to any loss that is caused solely by the active negligence or willful misconduct of a 
Client and is not contributed to by any act or omission (including any failure to perform any duty imposed by law) 
by Appraiser.  Client shall indemnify and hold Appraiser harmless from any claims, expenses, judgments or other 
items or costs arising as a result of the Client's failure or the failure of any of the Client's agents to provide a 
complete copy of the appraisal report to any third party.  In the event of any litigation between the parties, the 
prevailing party to such litigation shall be entitled to recover, from the other, reasonable attorney fees and costs. 
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LAND SALE DATA SHEETS



Sale Land - Planned Development No. 1

1837 Sawtelle Blvd
Los Angeles, CA 90025
United States

Govt./Tax Agency

Govt./Tax ID

Los Angeles

4261-021-008

Proposed Development of 19-Unit, 5-Story Apartment

Site/Government Regulations

Acres Square feet
Land Area Net 0.190 8,610

Land Area Gross 0.190 8,610

Site Development Status
Shape Rectangular
Topography Generally Level
Utilities Available 

Maximum FAR 1.50
Min Land to Bldg Ratio :1

Maximum Density  per ac

Frontage Distance/Street 62 ft Sawtelle Blvd

General Plan
Specific Plan
Zoning LAC2-1VL

Entitlement Status

Sale Summary

Recorded Buyer 1837 Sawtelle LLC Marketing Time  Month(s)
True Buyer Buyer Type
Recorded Seller 317 Delaware LLC Seller Type
True Seller Primary Verification Public Record

Interest Transferred Fee Simple/Freehold Type Sale
Current Use Single Family Residential Date 7/8/2014
Proposed Use Multi-family Sale Price $2,700,000
Listing Broker Financing Cash to Seller
Selling Broker Cash Equivalent $2,700,000
Doc # 702070 Dev. Costs $0

Adjusted Price $2,700,000

History

Transaction Date Transaction Type Buyer Seller Price
No sales history available for this property.



Sale Land - Planned Development No. 1
Units of Comparison

$313.59  / sf $142,105  / Unit

$13,657,056.00  / ac $  / Building Area

Financial

Revenue Type
Period Ending
Source
Price
Potential Gross Income
Economic Occupancy
Economic Loss
Effective Gross Income
Expenses
Net Operating Income
NOI / sf
NOI / Unit
Net Initial Yield/Cap. Rate
EGIM
OER

Comments

This is the July, 2014 sale of a 0.20 acre rectangular midblock site with 61.50 feet of road frontage on Sawtelle Boulevard in West Los Angeles. 
The property is one block west of the San Diego (405) Freeway. The site is level at grade to Sawtelle Boulevard, with all utilities available. At the 
time of sale the site was vacant. 

The property sold for $2,700,000, or $313.59 per square foot of land area. The terms of the sale were all cash to the seller. The buyer is a 
developer. The buyer's plans for the site is to redevelop with a multi-family project. The owner submitted a development application for a new 19-
unit, 5-story apartment complex, with grade-level parking. The site plans are currently in the review process and the buyer does not have permits 
to develop. 



Sale Land - Other No. 21

1854 Sawtelle Boulevard
Los Angeles, CA 90025
United States

Govt./Tax Agency

Govt./Tax ID

Los Angeles

4261-020-019

Redevelopment Land Sale

Site/Government Regulations

Acres Square feet
Land Area Net 0.160 6,970

Land Area Gross 0.160 6,970

Site Development Status
Shape Rectangular
Topography Generally Level
Utilities Available

Maximum FAR 1.50
Min Land to Bldg Ratio :1

Maximum Density  per ac

Frontage Distance/Street 50 ft Sawtelle Boulevard
Frontage Distance/Street 140 ft Missouri

General Plan
Specific Plan
Zoning LAC2

Entitlement Status

Sale Summary

Recorded Buyer Yoshio Narahara Marketing Time  Month(s)
True Buyer Buyer Type Developer
Recorded Seller Darius Khakshouri Seller Type
True Seller Primary Verification Public records,

Interest Transferred Type Sale
Current Use Retail Date 9/6/2013
Proposed Use Multi-family Sale Price $1,600,000
Listing Broker None Financing Not Available
Selling Broker Cash Equivalent $1,600,000
Doc # 1305636 Dev. Costs $0

Adjusted Price $1,600,000

History

Transaction Date Transaction Type Buyer Seller Price
No sales history available for this property.



Sale Land - Other No. 21
Units of Comparison

$229.57  / sf $133,333  / Unit

$10,000,000.00  / ac $  / Building Area

Financial

Revenue Type
Other See 
Comments

Period Ending N/A
Source Other(See 

Comments)
Price $1,600,000
Potential Gross Income N/A
Economic Occupancy N/A
Economic Loss N/A
Effective Gross Income $0
Expenses $0
Net Operating Income $0
NOI / sf $0
NOI / Unit N/A
Net Initial Yield/Cap. Rate 0.00%
EGIM N/A
OER N/A

Comments

This is the September 2013 sale of a 0.16-acre rectangular site at the northeast corner of Sawtelle Boulevard and Missouri Avenue in West Los 
Angeles. The property is one block west of the San Diego (405) Freeway. The site is level at grade to both of the adjacent streets, and alley with 
all utilities available. The site is partially zoned LAC2, with a 1.50 to 1 development density. The site was improved as a converted residence/retail 
property at the time of sale. 
The property was sold for $1,600,000, or $229.56 per square foot of land area. The buyer is a local developer. The buyer’s plans for the site are 
unclear, other than to redevelop the site with a multi-family project. There were no entitlements at the time of sale.  Based on the zoning and 
usingthe SB1818 density bonus by providing 11% low-income units, 12 dwelling units can be developed.  



Sale Land - Multi Unit Residential No. 2

10777 Wilshire Boulevard
Los Angeles, CA 90024
United States

Govt./Tax Agency

Govt./Tax ID

Los Angeles

4360-004-012, 013

10777 Wilshire

Site/Government Regulations

Acres Square feet
Land Area Net 0.600 26,426

Land Area Gross 0.600 26,426

Site Development Status
Shape Rectangular
Topography Level, At Street Grade
Utilities All to Site

Maximum FAR 6.00
Min Land to Bldg Ratio :1

Maximum Density  per ac

Frontage Distance/Street 165 ft Wilshire Boulevard

General Plan
Specific Plan
Zoning [Q]R5-3, Wilshire/Westwood Specific Plan

Entitlement Status

Sale Summary

Recorded Buyer 10777 Wilshire Boulevrd LLC Marketing Time 12 Month(s)
True Buyer Buyer Type Developer
Recorded Seller 10777 Wilshire Investors LLC Seller Type
True Seller Primary Verification Buyer

Interest Transferred Fee Simple/Freehold Type Sale
Current Use Apartment Date 8/15/2013
Proposed Use 60-unit Condominium Sale Price $18,320,000
Listing Broker CBRE, Laurie Lustig-Bower Financing Cash to Seller
Selling Broker Cash Equivalent $18,320,000
Doc # 1203308 Dev. Costs $0

Adjusted Price $18,320,000

History

Transaction Date Transaction Type Buyer Seller Price
No sales history available for this property.



Sale Land - Multi Unit Residential No. 2
Units of Comparison

$693.26  / sf $305,333  / Unit

$30,196,143.00  / ac $175.48  / Building Area

Financial

Revenue Type
Other See 
Comments

Period Ending N/A
Source Other(See 

Comments)
Price $18,320,000
Potential Gross Income N/A
Economic Occupancy N/A
Economic Loss N/A
Effective Gross Income $0
Expenses $0
Net Operating Income $0
NOI / sf $0
NOI / Unit N/A
Net Initial Yield/Cap. Rate 0.00%
EGIM N/A
OER N/A

Comments

This comparable is the August 2013 sale of a mid-block, 26,426-square-foot, R5-3 zoned parcel located on Wilshire Boulevard in the city of Los 
Angeles.  More specifically, it is on the north side of Wilshire Boulevard, in between Malcolm and Selby Avenues. This location is southeast of the 
UCLA campus, Westwood Village, less than one mile east of the San Diego (405) Freeway, and just over one mile west of Century City.  Adjacent 
uses include apartments, condominiums and commercial uses along Wilshire Boulevard.

The sale price of $18,320,000 equates to $693.26 per square foot of land and $305,333 per maximum unit.  The terms of the sale were all cash to 
the seller. The buyer is a developer.  At the time of purchase, the entitlements allowed for and the site was marketed as 60 residential developable 
units, but subsequent to acquiring the site, the buyer received approvals to build 54 units with parking.  The buyer's plans the develop a luxury 
condominium project.    
This comparable was listed by CBRE in 2012 without a formal asking price but re-listed in January 2013 at $22,000,000, or $366,667 per unit, and 
taken off-market in April 2013.  It was listed in mid-2010 at the asking price of $15,000,000, or $250,000 per unit.  The seller acquired the site in 
December 2006 with entitlements for $18,350,000, or $305,833 per unit, or $693 per square foot of land.
  



Sale Land - Multi Unit Residential No. 3

8451 Blackburn Avenue
Los Angeles, CA 90048
United States

Govt./Tax Agency

Govt./Tax ID

Los Angeles

5511-032-013

8-Unit Multi-family Land

Site/Government Regulations

Acres Square feet
Land Area Net 0.160 6,984

Land Area Gross 0.160 6,984

Site Development Status
Shape Rectangular
Topography Generally Level
Utilities All to site

Maximum FAR 3.00
Min Land to Bldg Ratio :1

Maximum Density  per ac

Frontage Distance/Street 50 ft Blackburn Avenue

General Plan
Specific Plan
Zoning R3-1

Entitlement Status

Sale Summary

Recorded Buyer Langham Developments Inc. Marketing Time 1 Month(s)
True Buyer Buyer Type Developer
Recorded Seller Georges & Robert Lachkar Seller Type
True Seller Primary Verification MLS, CoStar, Deed

Interest Transferred Type Sale
Current Use Vacant lot Date 8/1/2013
Proposed Use 8-unit multi-family project Sale Price $2,000,000
Listing Broker Westline Properties 310-795-

7807
Financing Market Rate Financing

Selling Broker Cash Equivalent $2,000,000
Doc # 1214740 Dev. Costs $

Adjusted Price $2,000,000

History

Transaction Date Transaction Type Buyer Seller Price
No sales history available for this property.



Sale Land - Multi Unit Residential No. 3
Units of Comparison

$286.36  / sf $250,000  / Unit

$12,476,606.36  / ac $  / Building Area

Financial

Revenue Type
Period Ending
Source
Price
Potential Gross Income
Economic Occupancy
Economic Loss
Effective Gross Income
Expenses
Net Operating Income
NOI / sf
NOI / Unit
Net Initial Yield/Cap. Rate
EGIM
OER

Comments

This is the August 2013 sale of a 6,984-square-foot mid-block parcel located on the north side of Blackburn Avenue, just east of La Cienega 
Boulevard, and one street south of 3rd Street, in the city of Los Angeles.  It is just east of the Beverly Center.  The site is zoned R3-1 allowing for 8 
dwelling units.  It was was listed for $2,295,000 in June 2013 and sold for $2,000,000, or $286.37 per square foot of land, or $250,000 per unit.   



Sale Land - Multi Unit Residential No. 4

888 Devon Avenue
(former 860 Devon Avenue)
Los Angeles, CA 90024
United States
Govt./Tax Agency

Govt./Tax ID

Los Angeles

4359-017-016

33-Unit Condo Site

Site/Government Regulations

Acres Square feet
Land Area Net 0.330 14,380

Land Area Gross 0.330 14,380

Site Development Status
Shape Irregular
Topography Moderate Slope
Utilities All Available

Maximum FAR 8.00
Min Land to Bldg Ratio :1

Maximum Density  per ac

Frontage Distance/Street 145 ft Devon Avenue
Frontage Distance/Street 61 ft Wilshire Boulevard
Frontage Distance/Street 75 ft Birchwood Drive (alley)

General Plan
Specific Plan
Zoning [Q]R5-3, Wilshire/Westwood Specific Plan

Entitlement Status

Sale Summary

Recorded Buyer HSR Devon LLC Marketing Time 14 Month(s)
True Buyer Buyer Type Developer
Recorded Seller Mar Mar Devon LLC Seller Type
True Seller Primary Verification Public records

Interest Transferred Fee Simple/Freehold Type Sale
Current Use Vacant Date 6/6/2013
Proposed Use Residential Development Sale Price $7,000,000
Listing Broker Brendan Fitzpatrick, The Agency 

424-230-3700
Financing Cash to Seller

Selling Broker Cash Equivalent $7,000,000
Doc # 901838 Dev. Costs $0

Adjusted Price $7,000,000

History

Transaction Date Transaction Type Buyer Seller Price
No sales history available for this property.



Sale Land - Multi Unit Residential No. 4
Units of Comparison

$486.79  / sf $368,421  / Unit

$21,205,695.00  / ac $  / Building Area

Financial

Revenue Type
Other See 
Comments

Period Ending N/A
Source Other(See 

Comments)
Price $7,000,000
Potential Gross Income N/A
Economic Occupancy N/A
Economic Loss N/A
Effective Gross Income $0
Expenses $0
Net Operating Income $0
NOI / sf $0
NOI / Unit N/A
Net Initial Yield/Cap. Rate 0.00%
EGIM N/A
OER N/A

Comments

This property represents the June 2013 sale of a vacant site in Westwood (Los Angeles city limits) at the northeast corner of Wilshire Boulevard 
and Devon Avenue along the Wilshire Corridor, just west of Beverly Hills and the Los Angeles Country Club.  The parcel contains 14,380 square 
feet, or 0.32 acres.  It is irregular in shape and slopes upward to the northeast from Wilshire Boulevard.  The site is zoned for R5 high-density 
residential uses allows a density of 217.8 du/acre, however the Wilshire-Westwood Scenic Corridor specific plan specifically restricts density to 
100 du/acre and restricts the maximum height to six stories or 75 feet.  The parcel's [Q] condition further restricts the maximum units to the R3 
desnity of 54.45 du/acre.  The site was approved in 2005 with TT-60040 for 19 residential condominiums.  It was listed in March 2012 at 
$9,500,000 with a price reduction to $8,000,000 in November 2012.  It sold in June 2013 for $7,000,000, equal to $503.74 per square foot and 
$368,421 per approved unit.  A private equity firm provided a $4,750,000 first trust deed (68%); this sale was all cash to the seller.  In October 
2013, the buyer submitted for an extension of the 19-unit tract map with a new expiration date of March 2015.    The buyer also submitted a 
development application for a 33-unit project, resulting in a $212,121 per unit price.  



Sale Land - Other No. 21

1900 Sawtelle Blvd.
Los Angeles, CA 90025
United States

Govt./Tax Agency

Govt./Tax ID

Los Angeles

4261-031-023

Redevelopment site

Site/Government Regulations

Acres Square feet
Land Area Net 0.290 12,632

Land Area Gross 0.290 12,632

Site Development Status
Shape Rectangular
Topography Generally Level
Utilities Available

Maximum FAR 1.50
Min Land to Bldg Ratio :1

Maximum Density  per ac

Frontage Distance/Street 101 ft Sawtelle Blvd.
Frontage Distance/Street 120 ft Missouri Ave.

General Plan
Specific Plan
Zoning C2-1VL

Entitlement Status

Sale Summary

Recorded Buyer Noting Hill LLC Marketing Time 8 Month(s)
True Buyer Buyer Type Developer
Recorded Seller Betty Isono Trust Seller Type
True Seller Primary Verification Public records, selling broker

Interest Transferred Type Sale
Current Use Nursery Date 5/2/2013
Proposed Use 52-unit MFR Sale Price $3,146,000
Listing Broker Jonathan Taksa-RE/MAX-213-

817-1000
Financing Cash to Seller

Selling Broker Jonathan Taksa-RE/MAX-213-
817-1000 

Cash Equivalent $3,146,000

Doc # 651685 Dev. Costs $0

Adjusted Price $3,146,000

History

Transaction Date Transaction Type Buyer Seller Price
No sales history available for this property.



Sale Land - Other No. 21
Units of Comparison

$249.04  / sf $60,500  / Unit

$10,848,276.00  / ac $82.13  / Building Area

Financial

Revenue Type
Other See 
Comments

Period Ending N/A
Source Other(See 

Comments)
Price $3,146,000
Potential Gross Income N/A
Economic Occupancy N/A
Economic Loss N/A
Effective Gross Income $0
Expenses $0
Net Operating Income $0
NOI / sf $0
NOI / Unit N/A
Net Initial Yield/Cap. Rate 0.00%
EGIM N/A
OER N/A

Comments

This is the May 2013 sale of a 0.30-acre site at the northeast corner of Sawtelle Boulevard and Missouri Avenue in West Los Angeles. The 
property is one block west of the San Diego (405) Freeway, and three blocks south of Santa Monica Boulevard. The site is rectangular in shape, 
level at grade to both of the adjacent streets, and has all utilities available. The site is zoned C2-1VL, with a 1.50 to 1 development density. The 
site was improved as a nursery with greenhouse buildings at the time of sale.  

The property sold for $3,146,000, or $241.07 per square foot of land area. The terms of the sale were all cash to the seller. The buyer is a 
developer. However, the broker on the transaction was not sure of the buyer’s plans for the site, other than to redevelop the site with a mixed-use 
residential over retail project. The site was not entitled at the time of sale.  In March 2014, the buyer obtained development approvals for 
TTM-72605, a five-story, 38,303-square-foot, 52-unit apartment (including 9 ground floor live/work units) with 74 parking spaces.  The zoning 
allows a base density of 38 units but a 35% bonus density was allowed via SB1818 by providing 5 units for Very Low income occupancy.  In 
addition, variances were obtained for height and density. 

Aplication submitted to build afordable housing for new 52 unit. On the first level 5 of these 52 would be very low income units and the remainer 
artist in resident units. The apartment building is proposed to be 5 levels of type II-A over 3 levels of subterranean parking type I-A. 



Sale Land - Multi Unit Residential No. 5

10519 & 10523 Ashton Avenue
Los Angeles, CA 90024
United States

Govt./Tax Agency

Govt./Tax ID

Los Angeles

4326-003-014 & -015

14-Unit MFR Site

Site/Government Regulations

Acres Square feet
Land Area Net 0.290 12,750

Land Area Gross 0.290 12,750

Site Development Status
Shape Rectangular
Topography Moderate Slope
Utilities All to site

Maximum FAR 3.00
Min Land to Bldg Ratio :1

Maximum Density  per ac

Frontage Distance/Street 102 ft Ashton Avenue

General Plan
Specific Plan
Zoning [Q]R3-1

Entitlement Status

Sale Summary

Recorded Buyer Ashton Mabek LLC Marketing Time  Month(s)
True Buyer Buyer Type Developer
Recorded Seller Ashton Development Properties 

LLC
Seller Type

True Seller Primary Verification Deed, city records

Interest Transferred Type Sale
Current Use Duplex & 5-unit apartment Date 9/13/2012
Proposed Use 14 dwelling units Sale Price $3,480,000
Listing Broker Financing Cash to Seller
Selling Broker Cash Equivalent $3,480,000
Doc # 1710722 & 1710724 Dev. Costs $

Adjusted Price $3,480,000

History

Transaction Date Transaction Type Buyer Seller Price
No sales history available for this property.



Sale Land - Multi Unit Residential No. 5
Units of Comparison

$272.94  / sf $248,571  / Unit

$11,889,306.00  / ac $  / Building Area

Financial

Revenue Type
Period Ending
Source
Price
Potential Gross Income
Economic Occupancy
Economic Loss
Effective Gross Income
Expenses
Net Operating Income
NOI / sf
NOI / Unit
Net Initial Yield/Cap. Rate
EGIM
OER

Comments

This is the November 2012 assemblage of a 12,750-square-foot site located on the north side of Ashton Avenue, just south of the Wilshire 
Corridor, west of Beverly Glen Boulevard in West Los Angeles.  The R3-1 zoning allows for 15 dwelling units (one du per 800 square feet of land 
area).  The 10519 Ashton property was improved with a duplex and sold for $1,392,000.  The 10523 Ashton property was improved with a five-unit 
apartment and sold for $2,088,000.  The total price was $3,480,000, or $272.94 square foot of land.  The buyer obtained development approvals 
for a 14-unit building, receiving variances for reductions in the front setback and open space by providing one very low income affordable unit for 
30 years.  This indicates a price of $248,571 per unit.   



Sale Land - Multi Unit Residential No. 21

12029, 12033 & 12035 Wilshire Blvd
Los Angeles, CA 90025
United States

Govt./Tax Agency

Govt./Tax ID

Los Angeles

4265-016-043, -044, &-045

Picasso Brentwood Site

Site/Government Regulations

Acres Square feet
Land Area Net 0.510 22,500

Land Area Gross 0.510 22,500

Site Development Status
Shape Rectangular
Topography Level, At Street Grade
Utilities To site

Maximum FAR 3.00
Min Land to Bldg Ratio :1

Maximum Density  per ac

Frontage Distance/Street 150 ft Wilshire Boulevard
Frontage Distance/Street 150 ft Depth

General Plan
Specific Plan
Zoning [Q]C4-1L-CDO

Entitlement Status

Sale Summary

Recorded Buyer
Picasso Brentwood Apartments 
LLC Marketing Time 0 Month(s)

True Buyer Buyer Type Developer
Recorded Seller Marital Trust 1 Seller Type
True Seller Primary Verification Deed and city records

Interest Transferred Fee Simple/Freehold Type Sale
Current Use 3 tear-down offices (12,332 SF 

total)
Date 8/7/2012

Proposed Use 81-unit apt with 7,754 SF retail Sale Price $7,420,500
Listing Broker N/A Financing Cash to Seller
Selling Broker N/A Cash Equivalent $7,420,500
Doc # 1256568 Dev. Costs $0

Adjusted Price $7,420,500

History

Transaction Date Transaction Type Buyer Seller Price
No sales history available for this property.



Sale Land - Multi Unit Residential No. 21
Units of Comparison

$329.80  / sf $91,611  / Unit

$14,366,893.00  / ac $  / Building Area

Financial

Revenue Type
Other See 
Comments

Period Ending N/A
Source Other(See 

Comments)
Price $7,420,500
Potential Gross Income N/A
Economic Occupancy N/A
Economic Loss N/A
Effective Gross Income $0
Expenses $0
Net Operating Income $0
NOI / sf $0
NOI / Unit N/A
Net Initial Yield/Cap. Rate 0.00%
EGIM N/A
OER N/A

Comments

The property is a 22,500-square-foot mid-block site located on the north side of Wilshire Boulevard, one block east of Bundy Drive, in West Los 
Angeles.  The site abuts a rear 15-foot wide alley the north and is west of the San Diego (405) Freeway.  At the time of sale, it was improved with 
three 1970s-1980s vintage offices totaling 12,333 square feet.  The zoning allows for a 59-unit apartment (based on one dwelling unit per 400 
square feet of land).  The site was acquired in August 2012 for $7,420,500, or $329.80 per square foot of land.  The buyer is a prominent local 
developer.  An application for a five-story 81-unit project with 7,754 square feet of ground floor retail and 126 parking spaces was submitted in 
February 2013.  Via SB1818 density bonus ordinance, the higher density project is allowed  by providing pre-bonus 11% very low income units (7 
units).  The price equates to $91,611 per proposed unit.  



Addenda 

 

Addendum B 

ASSESSOR RECORDS 



Property Detail Report
For Property Located At :
862 MORAGA DR, LOS ANGELES, CA 90049-1632

Owner Information        

Owner Name: HUNTRANDAND LLC
Mailing Address: 862 MORAGA DR, LOS ANGELES CA 90049-1632 C041
Vesting Codes: / / CO
Location  Information
Legal Description: TRACT NO 11028 LOTS 14 AND LOT 15
County: LOS ANGELES, CA APN: 4368-015-003
Census Tract / Block: 2622.00 / 1 Alternate APN:
Township-Range-Sect: Subdivision: 11028
Legal Book/Page: 202-28 Map Reference: 32-C5 / 591-H7
Legal Lot: 15 Tract #: 11028
Legal Block: 5 School District: LOS ANGELES
Market Area: C04 School District Name:
Neighbor Code: Munic/Township:
Owner Transfer Information
Recording/Sale Date: 03/12/2014 / 02/14/2014 Deed Type: GRANT DEED
Sale Price: 1st Mtg Document #:
Document #: 251663
Last Market Sale Information
Recording/Sale Date: / 1st Mtg Amount/Type: /
Sale Price:   1st Mtg Int. Rate/Type:  /
Sale Type: 1st Mtg Document #:
Document #: 2nd Mtg Amount/Type: /
Deed Type: 2nd Mtg Int. Rate/Type: /
Transfer Document #: Price Per SqFt:
New Construction: Multi/Split Sale:
Title Company:
Lender:
Seller Name:
Prior Sale Information
Prior Rec/Sale Date: / Prior Lender:
Prior Sale Price: Prior 1st Mtg Amt/Type: /
Prior Doc Number: Prior 1st Mtg Rate/Type: /
Prior Deed Type:
Property Characteristics
Gross Area: 4,899 Parking Type: Construction:
Living Area: 4,899 Garage Area: Heat Type:
Tot Adj Area: Garage Capacity: Exterior wall:
Above Grade: Parking Spaces: Porch Type:
Total Rooms: Basement Area: Patio Type:
Bedrooms: 7 Finish Bsmnt Area: Pool:
Bath(F/H): 6 / Basement Type: Air Cond: YES
Year Built / Eff: 1947 / 1947 Roof Type: Style:
Fireplace: / Foundation: Quality:
# of Stories: Roof Material: Condition:
Other Improvements:
Site Information
Zoning: LAR3 Acres: 0.22 County Use: APARTMENT (0500)
Lot Area: 9,455 Lot Width/Depth: x State Use:
Land Use: APARTMENT Res/Comm Units: 5 / Water Type:
Site Influence: Sewer Type:

Tax Information
Total Value: $900,119 Assessed Year: 2014 Property Tax: $11,929.63
Land Value: $734,801 Improved %: 18% Tax Area: 67
Improvement Value: $165,318 Tax Year: 2014 Tax Exemption:
Total Taxable Value: $900,119

javascript:popDocNo(urlrptprog+'&type=getreport&action=confirm&recordno='+grecordno+'&reportoptions=91b48527-ec7e-4a8d-9847-512d533efb09&sdocno=251663&sdocno2=251663&srecdate=20140312&groupno=1&sdoctype=GRANT DEED&1423347251317')
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CITY DOCUMENTS 
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Addendum D 

CLIENT CONTRACT INFORMATION 



 

VALUATION & ADVISORY SERVICES  
 

CBRE, Inc.  
400 S. Hope Street. 25th Floor 
Los Angeles, CA 90071 
 

February 6, 2015 
Pedro K. Chin 
Senior Appraiser 

Megan Goodfellow 
Head of Commercial Lending Credit 
REALTY MOGUL CO. 
10780 Santa Monica Boulevard, Suite 140 
Los Angeles, CA  90025 
Phone: 678.461.8065 
Email: megan.goodfellow@realtymogul.com 
 
RE: Assignment Agreement 
 Multi-Family Land 

Bel Air Land,  
862-870 Moraga Drive 
Los Angeles, CA  90045 

 

Dear Ms. Goodfellow: 

We are pleased to submit this proposal and our Terms and Conditions for this assignment.   

PROPOSAL SPECIFICATIONS 

Purpose: To estimate the Market Value of the referenced real estate 
Premise: As Is 
Rights Appraised: Fee Simple 
Intended Use: Mortgage Underwriting purposes 
Intended User: The intended user is REALTY MOGUL CO., and such other parties 

and entities (if any) expressly recognized by CBRE as “Intended 
Users” (as further defined herein). 

Reliance: Reliance on any reports produced by CBRE under this Agreement is 
extended solely to the client signing below and to other parties and 
entities qualified by CBRE as Intended Users, and identified in this 
Agreement or in client’s reliance language indicated in the Appraisal 
Report once prepared and issued.  Parties or entities other than 
Intended Users who obtain a copy of the report or any portion 
thereof, whether as a result of its direct dissemination or by any other 
means, may not rely upon any opinions or conclusions contained in 
the report or such portions thereof, and CBRE will not be responsible 
for any unpermitted use of the report, its conclusions or contents or 
have any liability in connection therewith.  

Inspection: CBRE will conduct a physical inspection of the exterior of the subject 
property, and its surrounding environs on the effective date of 
appraisal.  The interior of the existing improvements will not be 
inspected.  

Valuation Approaches: Only the Sales Comparison Approach will be completed.   
Report Type: Standard Appraisal Report 
Appraisal Standards: USPAP  



 
Megan Goodfellow 
Assignment Agreement 
Page 2 of 7 
February 6, 2015 
 
 

Revised 07/02/14 

Appraisal Fee: $4,500 
Expenses: Fee includes all associated expenses 
Retainer: A retainer of $4,500 is required 
Payment Terms: Final payment is due upon delivery of the final report or within thirty 

(30) days of your receipt of the initial report, whichever is sooner.  
The fee is considered earned upon delivery of the initial report. 
 
We will invoice you for the assignment in its entirety at the 
completion of the assignment. 

Delivery Instructions: CBRE encourages our clients to join in our environmental 
sustainability efforts by accepting an electronic copy of the report.   
 
An Adobe PDF file via email will be delivered to 
megan.goodfellow@realty.mogul.com.  The client has requested 
Two (2) bound final copy (ies).   

Delivery Schedule:  
Preliminary Value: Not Required 
Draft Report: 5 business days after the Start Date 
Final Report: Upon Client’s request 

Start Date: The appraisal process will start upon receipt of your signed 
agreement, the retainer, and the property specific data. 

Acceptance Date: These specifications are subject to modification if this proposal is not 
accepted within 5 business days from the date of this letter. 

 
The subject property is an approximate 9,350-square-foot R3-1VL zoned site that is identified by the 
Los Angeles County Assessor as APN 4368-015-003.  Existing improvements on the site consist of a 
1947-built, two-story five-unit wood frame apartment building along with a detached five-car garage 
building.  The subject is in escrow at $2,800,000.  It is being purchased for future redevelopment into 
a multi-family building.  It is our understanding there is no approved development plans. 
 
When executed and delivered by all parties, this letter, together with the Terms and Conditions and 
the Specific Property Data Request attached hereto and incorporated herein, will serve as the 
Agreement for appraisal services by and between CBRE and Client.  Each person signing below 
represents that it is authorized to enter into this Agreement and to bind the respective parties hereto. 
 



 
Megan Goodfellow 
Assignment Agreement 
Page 3 of 7 
February 6, 2015 
 
 

Revised 07/02/14 

We appreciate this opportunity to be of service to you on this assignment.  If you have additional 
questions, please contact us. 
 
Sincerely, 
 
CBRE, Inc. 
Valuation & Advisory Services 
 

 
 

 
 

 
Pedro K. Chin David Z. Zoraster MAI 
Senior Appraiser Director 
As Agent for CBRE, Inc. As Agent for CBRE, Inc. 
CA State Certification No. AG024011 CA State Certification No. AG001735 
T  213 613 3580 T  213 613 3658 
pedro.chin@cbre.com  david.zoraster@cbre.com  
 
 

AGREED AND ACCEPTED 

 

FOR REALTY MOGUL CO.: 

 
 
 
 
   
Signature  Date 
   
   
Name  Title 
   
   
Phone Number  E-Mail Address 
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Addendum E 

QUALIFICATIONS  



 

QUALIFICATIONS OF PEDRO K. CHIN 
Senior Appraiser 

CBRE, Inc. 
Valuation & Advisory Services 

400 South Hope Street, 25th Floor 
Los Angeles, California 90071 

Phone: (213) 613-3580    Fax: (213) 613-3005    E-mail: pedro.chin@cbre.com 
 
 

EDUCATION 
 

University of Southern California, Bachelor of Science 1991 
Business Administration - Real Estate Finance and Marketing 
 

Appraisal Institute 
    Level I Examinations credit 
    410, 420, & 430 - Standards of Professional Practice; Parts A, B and C 
    510 - Advanced Income Capitalization 
    520 - Highest & Best Use and Market Analysis 
    530 - Advanced Sales Comparison and Cost Approaches 
    540 - Report Writing & Valuation Analysis 
    550 - Advanced Applications 
 

LICENSES/CERTIFICATIONS 
 

California Certified General Real Estate Appraiser, No. AG024011 (November 1994) 
Candidate, Appraisal Institute, No. M932485 (August 1993) 
 

EMPLOYMENT 
 

CBRE, Inc. – Valuation & Advisory Services 1991 - Present 
Senior Appraiser 
 

EXPERIENCE 
 
Pedro K. Chin has been with CBRE since 1991 as a member of the Valuation & Advisory Services Group 
in Downtown Los Angeles.  He has over 20 years of real estate appraisal and consulting experience in 
the Southern California region including the Southern San Joaquin Valley and Central Coast. 
 
Mr. Chin’s experience includes the valuation of a variety of income-producing property types along with 
a focus on land development (apartments, residential condominiums, mixed-use residential/retail/office, 
and high-end single-family projects).  He also has experience in the use of Argus for cash flow 
projections.   
 

EXPERT WITNESS 
 

Testified in Judicial Arbitration and Mediation Service (JAMS), Orange, California. 
 



 

QUALIFICATIONS OF GEORGE KOISO, MAI 
Vice President 

CBRE, Inc. 
Valuation & Advisory Services 

400 South Hope Street, 25th Floor 
Los Angeles, California  90071 
E-Mail: george.koiso@cbre.com 

Phone:  (213) 613-3712 
FAX:  (213) 613-3005 

 
EDUCATION 

University of California at Berkeley 
Berkeley, California 
Bachelor of Arts in American Studies 2000 
 
Appraisal Institute Courses Include: 
 
Real Estate Appraisal Principles  Advanced Real Estate Income Capitalization 
Basic Valuation Procedures  Report Writing and Valuation Analysis 
Basic Real Estate Income Capitalization 
Advanced Sales Comparison Approach 

 Advanced Valuation Applications 
Advanced Cost Approach 

General Appraisal Report Writing and Case Studies 
Business Practice and Ethics 
USPAP 

 Report Writing and Valuation Analysis 
General Appraiser Market Analysis and Highest 
and Best Use 

 
LICENSES/CERTIFICATIONS/AFFILIATIONS 

 Member, Appraisal Institute (MAI)  
 California Certified General Real Estate Appraiser, No. AG044733 
 

EMPLOYMENT 

CBRE, Inc. – Valuation & Advisory Services       2014 - Present 
Vice President 
 
JP Morgan Chase – Commercial Term Lending         2012 - 2014 
Commercial Real Estate Review Appraiser 
 
Grubb and Ellis Landauer – Valuation & Advisory Services       2011 - 2012 
Associate Vice President 
Apartment Team Leader 
 
CB Richard Ellis, Inc. – Valuation & Advisory Services  2004 - 2011 
Appraiser 



 

EXPERIENCE 

Appraisal and consulting experience includes the following types of properties: 
 
Primary Experience: 
 

 Apartment Projects 
 Condominium Projects 
 Self-Storage Facilities 
 

Additional Experience: 
 
 Residential Subdivisions Shopping Centers 
 Mobile Home Parks Industrial Buildings 
 Office Buildings Litigation Support 
 Land - All Types FDIC Due Diligence  
 
 

MAJOR ASSIGNMENTS 

 Sunset and Vine, Hollywood, CA 
 Sunset and Vine Tower, Hollywood, CA 
 The Palazzo at Park La Brea, Los Angeles CA 
 Barrington Plaza, Los Angeles CA 
 555 Barrington, Brentwood, CA 
 The Plaza at the Arboretum, Santa Monica, CA 
 Glencoe II Lofts, Marina Del Rey, CA 
 Pegasus, Downtown Los Angeles, CA 
 South Park Lofts, Downtown Los Angeles, CA 
 Chapman Lofts, Downtown Los Angeles, CA 
 Reserve Lofts, Downtown Los Angeles, CA 
 The Trio, Pasadena, CA 
 Archstone Pasadena, Pasadena, CA 
 IMT Sherman Village, Sherman Village, CA  
 NoHo 14, North Hollywood, CA 
 Alara Links at Westridge, Valencia, CA 
 The Madison at Town Center, Valencia, CA 
 9th and Hope Residential Land, Downtown Los Angeles, CA 
 Proposed Casden Movietown, West Hollywood, CA 
 Proposed Dylan, West Hollywood, CA 
 Proposed Gershwin Lofts, Hollywood, CA 
 Proposed La Madera Village, Simi Valley, CA 
 Proposed Empire Landing, Burbank, CA  
 Proposed Stella, Marina Del Rey, CA 
 LA Center Studios Land, Los Angeles, CA 
 Broadstone Overlook, Moreno Valley, CA 
 Camden Landmark, Ontario, CA 
 Serenade at Riverpark, Oxnard, CA 

 
 
 




