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I. Investment Highlights 

, an owner-developer of multifamily housing in the City of Los Angeles, is 
under contract to acquire a multifamily parcel in the tony area of Bel Air, California.  The 
parcel has a gross area of 11,235.6 square feet and is currently improved by an existing 5-
unit apartment building constructed in 1947.  This opportunistic asset zoned by-right for 
multifamily development of between 13-19 units (optimized at 17 units), and is being 
acquired at the unheard of price of $2.8 million.  With the optimized unit count of 17 units 
for sale or lease, this yields a land cost of only $164,700 per unit.  The cash-flowing existing 
buildings can offset carry costs while entitlements are completed. 

Highly Sought After Location.  Bel Air is arguably the most premier neighborhood in all of 
Southern California and holds some of the most expensive real estate in the world.  Coastal 
Los Angeles remains one of the most sought-after areas in the country for apartment 
investors and tenants, alike.  The 2013 average household income within a 1-mile radius 
from the Property is $200,003 with an estimated average housing value of $1.1 million.  
There are almost no multifamily-zones parcels in the Bel Air neighborhood.  As a result, 
parcels such as this one are rare and hard to come by.   

Transit-Friendly Site.  The site is located only a quarter-mile from the 405 Freeway 
Exit/Onramp.  For families with two working members, this location allows for either family 
member to easily access the tech and financial centers on the west side, and for another 
family member to access the entertainment hubs of the San Fernando Valley or Hollywood.  
The parcel is located less than one mile from U.C.L.A. and only a quarter mile from the famed 
Getty Center.   Residents can even walk to the Bel Air Bar & Grill as well as other businesses 
along Bellagio Road and Sepulveda Boulevard.  

Extremely Rare By-Right Zoning.  This parcel holds an extremely rare zoning classification of 
R3-1VL, where R3 refers to the allowable density and setbacks, and 1VL refers to the 
maximum height allowable.  While other neighboring sites have been down-zoned for lower 
density, this site maintained its favorable density allowance.  Furthermore, the site is a 
unique peninsula-shape, with a multifamily building adjacent on one side and an alley 
surrounding the other sides.  This alley is so large, it increases the gross square footage of 
the lot by 1763 square feet, or over 18%, which many developers often overlook.  It is this 
type of overlooked details regarding the site’s by-right zoning that allowed  to win 
the purchase of the property.   

Unheard of Pricing for this Valuable Location.   has negotiated a purchase price of 
the property of $249 per land foot for this parcel.  For this highly-sought after location, the 
acquisition price is nothing short of exceptional.   

With an expected buildable unit count of up to 17 units, this means  is acquiring the 
land for as low as $164,705 per unit.   

Renters Choose Traffic & Schools.  Housing decisions in the Los Angeles area are based not 
only on price, but on traffic patterns and the elementary schools associated with a particular 
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neighborhood.  Due to LA’s notorious traffic issues and the chronic problems of the LA 
Unified School District, many residents are forced to relocate far away and face long 
commutes, or pay heavily for private schooling.  Bel Air residents receive the valuable perk of 
sending their children to Roscomare School, which is one of the best in Los Angeles,  Often 
times, residents will pay dearly to reside in this school district.  Couple with that an easy 
commute, and this parcel becomes the perfect location for young families, divorced families 
with one partner in Bel Air, Bel-Air-brand-conscious, affluent single-member households, or 
multigenerational households with students in UCLA.   

Experienced Manager/Developer Readily Familiar with the Area: The Sponsor brings 
decades of experience in ground-up development, property turnarounds and multifamily 
property management.   develops, owns and manages all of its holdings, thereby 
getting first-hand knowledge of market forces.  Crimson’s knowledge of the west-side 
market is unsurpassed.   
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II. Deal Summary 
 

Structure: Preferred Equity 

Phases: Phase I:  Building Permit Ready, estimated 12 

months 

Phase II:  Construction & lease-up.  

Estimated 18 months. 

Amount of Offering: $2.0 million. 

Developer Capital Investment: $400,000 (17% of equity capital) 

Capital Stack: $1.060 M First position loan – Chase Bank 

$2.0 million Preferred equity  

$0.4 million Developer equity  

Terms: Capital or Liquidating Event:  Preferred 

Equity paid back prior to Developer Equity, 

every dollar thereafter split 50/50. 

 Cash Flow from Operations:  Preferred 

Equity and Developer Equity pari passu.  Zero 

coupon.  Every dollar from cash flow split 

70/30. 

Company: Company shall (i) be a single-purpose entity 

that owns no assets other than the Property,  

(ii)  incur no secured debt other than the  

senior loan and (iii) incur no unsecured 

liabilities other than  trade payables incurred 

in the ordinary course of business. 

Recourse: For fraud or misrepresentation. 

Construction Loans & Completion Guarantees: Covered by Developer 

Management: The management of the Company shall be 

vested solely in the manager and the 

Investor shall have no right to participate in 

the conduct of the Company’s business. 

Closing Date January 15, 2015
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III. Excellent Location in Tony Bel Air 

 

Getty Center 

Bel Air Country 

Club

 

 

Getty Center 

UCLA 

Subject 
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The property sits at the base of Moraga Road, nestled just before the multi-million dollar 

homes begin up the hill.   

 

The only adjacent parcel is a 

multifamily site to the south.  The 

parcel is a peninsula, 

surrounded by an alley 

between it and the single family 

residences to the north. 
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IV. Business Plan & Timelines 
 has bifurcated the business plan into permit acquisition (Phase I) and construction 

(Phase II).  This gives the partnership the optionality to possibly sell the entitled parcel if the 
market allows for it.  Current market conditions have caused the price for entitled land to rise 
precipitously.  For this reason, optionality in exit strategy is valuable. 

 

Phase I   

Acquisition.  January 2015. 

Cash Flow During Entitlement.  Months 1-12.  The current tenants continue to pay rent 
through until legally evicted by the developer.  Cash flows from the existing uses will be 
moderate, but enough to offset carry costs during entitlement. 

We expect full entitlement to take approximately 12 months, after which tenants will be 
paid relocation fees and a permit can be pulled 

Phase II -   

Construction.  Months 12-30.  Construction of a project of this size will take 
approximately 18 months.  The land is flat and is easy to build upon.  We expect to have 
construction completed by month 30. 

Stabilization.  Q4 2018.  We expect lease rates for at the time of stabilization to remain 
where they are today in the Bel Air/Brentwood submarkets, which is approximately 
$3.00 psf.   

 

Financing   

It is expected that the property will be financed with a combination of bank debt and equity for 

Phase I.  We have an LOI from chase for approximately 40% LTV acquisition loan.  At the time of 

construction, it is anticipated that  will secure a construction loan at approximately 75% 

LTC.  At that time, it is anticipated that a construction lender will step-up the valuation of the 

newly-entitled land and will not require any additional cash equity at the time of funding the 

construction loan. 

  



9 

V. The Property 

The Property consists of 2 parcels with one APN, measuring 9,472.6 square feet.  Both parcels 
are zoned R3-1VL, which is a slightly less restrictive zoning than on its immediate neighbor.   

To the north and east, a 20’ alley separates the parcel from large, single-family homes.   

Zoning Map 

 

     Commercial  Medium Density Residential 405 Freeway Single Family 

 

Under the current zoning, the parcel supports a by-right unit count of between 13 and 19 units.  
Entitlements do not require any neighborhood notification, nor any Planning Hearings.  With a 
project of this size, only a building permit is required.   

 

Address 862-870 Moraga Drive, Los Angeles, CA 90049 
Currently Zoned  QR3-1VL 
Allowable Density:  1 unit / 800 sf of land 
Allowable Height:  Up to 45’ 
Net Land Feet:   9,472.6 
Gross Land Feet:   11,236 
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VI. Recent Sales Comparables 
 

Westside Multifamily Sales 
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VII. Comparables Rental Product 
 

We are fortunate to have an extremely similar comparable property closeby, from which we can derive our 

assumptions.  Empire at Bellagio recently came to the market.  (http://empireatbellagio.com/) 

This comparable is new construction and is one of the only new projects in Bel Air.  It is one block from our 

property and is comprised of similar unit sizes and modern finishes. 

Current availability at the Empire at Bellagio:  
 
The 2 bedrooms start at $4,195 ($3.83/ft)  
The 3 bed at $6,795 ($4.14/ft). 
 
 
 

  

http://empireatbellagio.com/
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VIII. Sponsor Management Team

  is led by real estate veteran  

founded  Holdings in 2002 to invest in commercial, multi-family rental and for-
sale housing.   speciality is ground-up developpment 
and heavy value-add work in neighborhoods of greater Los 
Angeles and San Francisco.  Since inception,  has 
acquired or built 25 apartment complexes.   focuses 
on middle-income, fully-developed, infill neighborhoods with 
relatively high barriers to new supply.  Target markets are 
west of the 405 freeway and include West L.A., the Beach 
Communities, inner San Fernando Valley and Hollywood. 

 has particular expertise constructing and managing 
properties in highly regulated municipalities.  These complex environments are often avoided by 
less sophisticated developers and create high barriers to entry for new housing product.  
Opportunity in target properties comes from often-overlooked, under-managed properties that 
have deferred maintenance and the potential of and rising rents from renovation and 
redevelopment.   

 built a background in real estate and finance as an investment banker with several top-
tier Wall Street firms where she performed valuation and underwriting work for REITs and 
homebuilders during the REIT boom of the early 1990's. As a Senior Associate at BancBoston 
Robertson Stephens, she specialized in valuation work for private REIT portfolio acquisitions, and 
at UBS PaineWebber, she valued and took public some of the largest REITs in existence today. 
During this period,  capitalized billions of dollars of public and private real estate 
transactions and underwrote over 30 new equity issues for REITs. 

 led a team within the Corporate Representation group at Jones Lang LaSalle where she 
analyzed and negotiated lease agreements and consulted to large organizations on their real 
estate requirements. Her experience at JLL included assignments dealing with business location 
advisory, location consolidations, evaluation of long term financing options, and real estate 
acquisitions and dispositions. 

Previously,  founded and served as CEO and Chairman of Blazent Corp, an enterprise 
software company backed by such top-tier investors as Benchmark Capital and Bain Capital. 
Blazent now has offices in the Bay Area, Denver, Dallas, Minneapolis, Boston and New York. 
During her tenure as CEO,  was awarded the Trailblazer Award by the Forum for Women 
Entrepreneurs as one of the only female founders able to raise significant funds during 2001-2002. 
Since 1999,  has raised over $140 MM in private equity funds. 

holds a BA in Economics from The University of Pennsylvania and an MBA from Harvard 
Business School. She is SEC series 7 and 63 licensed and is a licensed California Real Estate 
Broker.  She has been a featured business commentator on NBC's Today Show, CNBC's Power 
Lunch, ABC's The View, and Fox News. 
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IX. Abbreviated Financial Summary 
 

  Amount Per Sq. Ft. 
Land Costs:  $                  (2,865,000) ($145.38) 
Hard Costs:                          (4,334,114) ($219.92) 
Soft Costs:                           (1,141,636) ($57.93) 
Const. Fin. Costs / Interest:                             (586,169) ($29.74) 
  Total Project Costs (TPC):  $                   (8,926,919) ($452.97) 
    
Debt Cap Rate: 8.95% (Proforma NOI / 

Construction Debt) 
Build-To Cap Rate: 6.53% (Proforma NOI / Total 

Project Costs) 
Project IRR: 27.91%  
    
Net Sale Proceeds:  $                    11,102,045   
Excess Cash Flow:                                             -     
Total Project Costs:                        (8,926,919)  
Net Profit:   $                      2,175,126   
    
Profit on Cost: 24.37%  

 

Unit Summary 

3 bedroom, 2 bath luxury units averaging 1160 square feet with 2-car parking. 

Expected monthly rental rate:  $3,900.  Tenants pay all utilities, including water. 
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Exit Valuation 

   Annual 

    
Gross Potential Rent 3.23  763,224  
    
Vacancy  3% 22,897  

    
Net Rental Income   740,327  

    
Expenses    

Property Taxes (Proforma for new owner) 89,176  
Insurance   4,250  
Repair / Maint   4,250  
Janitorial / Trash   12,000  
Gardening   2,400  
Admin / Tax / Legal   3,000  
Utilities   1,200  
Elevator / Fire Safety   -    
Pool/intercom   -    
Management & Onsite Staff  37,016  
Reserves   4,250  
Total Expenses   157,543  
    
NOI   582,784  
    
Cap Rate  5.00% 11,655,690  
    
Price / unit   685,629  
Price / SF   $591.42  
GRM   $15.27  
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Uses of Funds & Construction Loan Analysis - Development  

 

 

BUDGETED

DIRECT COSTS % of Total COSTS LOAN FUNDS EQUITY

Land Loan Balance 32.2% $145.38 2,865,000$                1,060,000 1,805,000

Increased value 0.0% $0.00 0

Land Value (14,575 SF) 32.2% $145.38 $2,865,000 $1,060,000 $1,805,000

Street Improvements 0.1% $0.51 10,000                       10,000

Course of Construction Ins. 0.2% $1.01 20,000                       20,000 0

Hard costs commercial & residential 46.5% $210.00 4,138,571                  4,138,571 0

Hard costs parking 0.0% $0.00 -                             0 0

Title 24 and Tis -                             0

Construction Contingency 4.0% 1.9% $8.40 165,543 165,543 0

Total Hard Construction Costs 48.7% $219.92 4,334,114                  4,334,114 0

TOTAL DIRECT COSTS: 80.8% $365 $7,199,114 $5,394,114 $1,805,000

REMAINING INDIRECT COSTS

Architectural & Engineering 2.5% $11.52 227,000 72,000 155,000

Impact Fees 1.8% $8.01 157,766 157,766 0

Inspections / Permits 1.4% $6.27 123,506 123,506 0

Insurance 0.0% $0.00 0 0 0

DRE, Condo Processing & Association Fee Prefund 0.0% $0.00 0 0 0

Property Taxes 0.9% $4.26 84,000 84,000 0

Legal, accounting, printing 0.1% $0.51 10,000 10,000 0

Cash equity on hand 0.0% $0.00 0 0 0

Printing, accounting 0.0% $0.00 0 0

Developer Admin Salaries 4.5% $20.30 400,000 0 400,000

Tenant relocation 0.4% $2.03 40,000 0 40,000

0.0% $0.00 0 0

Acquistition Loan fees & Int $1.61 31,800 31,800 0

Misc 0.0% $0.00 0 0 0

Construction Loan Bank Fees (% loan) 1% 0.7% $3.30 65,000 65,000 0

Loan Agreement, title, closing 0.1% $0.51 10,000 10,000 0

Marketing (before commissions) 0.3% $1.27 25,000 25,000 0

Loan draws, admin 0.2% 0.1% $0.51 10,000 10,000 0

Soft Cost Contingency 0.0% 0.6% $2.76 54,364 54,364 0

Additional Required Equity 0.0% 0.0% $0.00 0

Total Soft Costs 0.14 $62.84 1,238,436 643,436 595,000

Interest Reserve 5.3% $23.90 470,929 470,929 0

TOTAL INDIRECT COSTS: 19.2% $150 $1,709,364 $1,114,364 $595,000

TOTAL COSTS & EQUITY: 100.0% $515 $8,908,478 $6,508,478 $2,400,000

1007

LTC % 73.1%

$ Per Sellable 

S .F.
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Disclaimer 

This private placement memorandum (this “Memorandum”) is being furnished on a 
confidential basis to qualified prospective investors for their consideration in connection with 
the private offering (this “Offering”) of membership interests (the “Membership Interests”) in 
Moraga Housing Co., LLC (“MHC”).  The Membership Interests are referred to herein, together 
with the managing member’s interest in MHC (which is not being offered pursuant to this 
Offering), as the “Interests.”  By its acceptance hereof, each recipient agrees that neither this 
Memorandum nor any other documents relating to MHC that are provided to the recipient may 
be reproduced or provided to others, in whole or in part, nor may the contents thereof be 
disclosed, without the prior written consent of the general partner of MHC (the “Managing 
Member”), and that the recipient will keep permanently confidential all information contained 
herein and in such documents not already in the public domain, and will use this Memorandum 
and such documents for the sole purpose of evaluating a possible investment in MHC. 
 
In making an investment decision, investors must rely on their own examination of MHC and 
the terms of this Offering, including the merits and risks involved.  The Membership Interests 
have not been recommended by any federal, state or foreign securities commission or 
regulatory authority. Furthermore, the foregoing authorities have not confirmed the accuracy 
or determined the adequacy of this Memorandum. Any representation to the contrary is a 
criminal offense. 
 
The Interests are subject to restrictions on transferability and resale and may not be sold, 
transferred, assigned or hypothecated, in whole or in part, except as permitted under the 
limited liability company agreement of MHC (the “The LLC Agreement”) and any applicable 
securities laws relating to the registration of the Interests or the exemption of the Interests 
from registration.  Accordingly, an investment in MHC is suitable only for sophisticated 
investors and requires the financial ability and willingness to accept the high risks and lack of 
liquidity inherent in an investment in MHC for an indefinite period of time. There will be no 
public market for the Interests, and there is no obligation on the part of any person to register 
the Interests under any securities law.  Prior to the initial closing of the MHC, the Managing 
Member, reserves the right to modify any of the terms of this Offering and the Interests 
described herein.  In the event that the descriptions or terms described herein are inconsistent 
or contrast with the description in or terms of the LLC Agreement, the LLC Agreement shall 
control.  The Managing Member Interests are offered subject to prior sale and subject to the 
right of the Managing Member to reject any subscription in whole or in part.  An investment in 
MHC will involve significant risks and potential investors should pay particular attention to the 
information under “Particular Investment Risks and Mitigants.” 
 
Prospective investors should not construe the contents of this Memorandum as legal, tax, 
investment or other advice.  Each prospective investor should make its own inquiries and 
consult its attorneys, business advisors and tax advisors as  to MHC and this Offering and as to 
the legal, business, tax and related matters concerning an investment in the Interests and this 
Offering. 
 



18 

In considering the prior performance information contained herein, prospective investors 
should bear in mind that past performance is not necessarily indicative of future results and 
there can be no assurance that MHC will achieve comparable results or that the objectives of 
MHC will be realized. 
 
No person has been authorized in connection with this Offering to give any information or to 
make any representations other than as contained in this Memorandum and any 
representation of information not contained herein must not be relied upon as having been 
authorized by MHC, the Managing Member, or any of their affiliates.  The delivery of this 
Memorandum does not imply that any information contained herein is correct as of any time 
subsequent to the initial distribution of this Memorandum.   
 
This Memorandum has been compiled as of September 2014 and neither MHC nor the 
Managing Member has any obligation to update this Memorandum.  Under no circumstances 
should the delivery of this Memorandum create any implication that there has been no change 
with regard to MHC since the date hereof.  MHC reserves the right to require the return of this 
Memorandum and any documents relating to the fund (together with any copies or extracts 
thereof) at any time.  This Memorandum does not constitute an offer to sell or a solicitation to 
any person or entity to which it is unlawful to make such offer or solicitation in any jurisdiction 
in which such offer or solicitation would be unlawful under the securities laws of such 
jurisdiction. 
 
Certain of the economic, financial and market information contained herein (including certain 
forward-looking statements and information) has been obtained from published sources and/or 
prepared by other parties. While such information is believed to be reliable for the purposes 
used herein, none of MHC, the Managing Member or any of their respective officers, 
employees, partners, members, shareholders, affiliates or agents assumes any responsibility for 
the accuracy of such information.  Certain information contained in this Memorandum 
constitutes “forward-looking” statements which can be identified by the use of forward-looking 
terminology such as “may,” “will,” “should,” “expect,” “anticipate,” “estimate,” “intend,” 
“continue” or “believe” or the negatives thereof or other variations thereon or comparable 
terminology.  Due to the various risks and uncertainties, including those set forth under 
“Investment Considerations and Risk Factors,” actual events or results or the actual 
performance of MHC may differ materially from those reflected or contemplated in such 
forward-looking statements. 
 

Membership Interests are not obligations of, or guaranteed by, MHC or any of its affiliates.  




