
May 27, 2008
Sabrina Bornstein, Matthew Bruno, Eric Douglass, Tony Rozzi & Marisol Wauters



2

Table of  Contents

Introduction                                                        pg. 3                       
Project Concept                                                  pg. 4               
Site Analysis                                                      pg. 10
Entitlements                                                      pg. 12
Neighborhood Profile                                       pg. 14
Market Analysis                                                 pg. 16 
Financial Summary                                            pg. 22
Conclusion                                                        pg. 24

Appendix 1: Proforma                                       pg. 30 
Appendix 2: Comparable Commercial Rents     pg. 34 

Appendix 3: Comparable Residential Sales         pg. 35
Appendix 4: Comparable Commercial Sales       pg. 36 



�

          In 2010, the intersection of  Jefferson Boulevard and La Cienega Boulevard 
will be enhanced with the addition of  an Exposition Light Rail Line transit stop.  
The Jefferson/La Cienega stop will be the second to last stop of  Phase 1.  Residents 
and employees around Jefferson/La Cienega will have the option of  heading west to 
downtown Culver City or southeast into downtown Los Angeles on the Expo Line.

         With the addition of  a transit stop, the area provides exciting opportunities 
for new development.  We believe we have realized one of  those opportunities 
with a development proposal for Flora Court, a mixed use community.  Located at 
the corner of  Boden Street and La Cienega Boulevard, Flora Court will occupy a 
promising site one block north of  the new Expo Line stop.

Introduction
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Project Concept
          Flora Court will provide the neighborhood with a new mixed-use transit oriented development that will complement current 
land-use and provide new housing options and needed commercial space.  Sitting on a site area of  64,905 square feet, Flora Court 
will be a four story mixed-use community with 132 affordable rental units, 22,683 square feet of  ground floor office space, and 
1,000 square feet for a café.

          Named Flora Court in response to both the nearby flourishing community gardens and local home gardening businesses, 
the development is imagined to be a contextual design appropriate to both the needs and feel of  the neighborhood.  The total 
site area is 64,905 square feet, with 48,977 square feet used for building footprint and 15,908 square feet transformed into an 
open space community garden on the northern portion of  the site.  The community garden will serve as a community space and 
transition between the development and a neighborhood park located directly to the north of  the site.  The community garden 
alone will fulfill the open space requirement for Flora Court. In response to nearby existing brick structures fronting La Cienega, 



�

street-level retail at Flora Court will use a brick facade. The back of  the building 
will consist of  tiered terraces with spaces for outdoor enjoyment and 
garden accents. The terraces will provide additional open space for 
the residents to enjoy beyond what is required by City zoning. The site 
will be split into two buildings and terraced away from the residential 
neighborhood adjacent to the east. The tiered design presents a more 
subtle experience for the abutting single family residential residents. 
The tiered design also allows some residents on the intermediary floors 
to be free of  apartment units above, which is an attractive feature for 
apartment dwellers.

          Flora Court will be 100% affordable to residents making 50% of  the area 
median income (AMI).  The total residential square footage will be 107,568 square 
feet for the four stories.  The 132 units will include a mix of  studio, one-bedroom, 
two-bedroom, and three-bedroom units.  Each residential floor will have a similar 
layout with a total unit mix of  24 studios, 48 one bedrooms, 36 two bedrooms, and 
24 three bedrooms.  This mix of  units will provide a variety of  housing options. 
Three bedrooms are the least represented in multifamily units, so we are pleased 
to offer three bedrooms in this family oriented community.  The rooms will be 
approximately 35 feet deep, lining the east and west sides of  the development with 
interior courtyards for air and light. The third and fourth residential floors will 
have fewer units due to the tiered terraces facing the single family residences. Four 
elevators will serve the development, split between both buildings .

          The mixed-use design will accommodate both residential and commercial 
uses.  Ground floor commercial will consist of  non-obtrusive uses for the 
residential tenants.  Media, information, arts, and design firms will be targeted as 
office tenants.  In nearby Culver City, arts-related businesses are prevalent, and 
with the addition of  a creative arts campus across the street from Flora Court, 
we believe that arts related office space is a viable need.  With 22,683 square feet 
available, the office area will be split into three separate spaces in order to be rented 
to multiple tenants or one large single tenant.  Nearby office spaces range in size 

Sumary of  Unit Types

Type         Number of  Units
Studio                              24
1-Bedroom                      48
2-Bedroom                      36
3-Bedroom                      24
Total                              132
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from approximately 5,000 square feet to 12,000 square feet.  Flora Court will consist of  the following office units: 10,000 square 
feet,  7,000 square feet, and 6,683 square feet.  On the corner of  La Cienega and Boden, 1,000 square feet is reserved for one 
retail tenant.  Based on community feedback and a market analysis, the space is reserved for an eatery such as a Quiznos® or a 
similar sandwich shop.  The corner will provide good visibility for a retail location, and business will be supported by residents 
and office workers from within the building and surrounding area.

          Parking for office and café space users is provided at grade behind the commercial space. Parking for residential units 
will be provided for one level below.  Based on the commercial parking requirement of  one space per 500 square feet for 
office and one space per 200 square feet for the cafe, and the residential one space to one unit requirement (per TOD location 
and affordable housing concession from the City of  LA), Flora Court would need to provide a total of  189 spaces: 57 for 
commercial tenants and 132 for residents.  With one level of  48,977 square feet of  subterranean parking and 21,761 square feet 
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at-grade, the site can accommodate 62 spaces at-grade and 140 spaces below.  
There is room on the site for an additional 13 spaces beyond the requirement.  
Some of  this space will be used to create guest parking and additional residential 
parking for rent.  One of  the additional spaces would also be great option for a 
carshare location. 

          The development, although larger than the low-density residential 
surrounding area, is compatible in scale and function within the neighborhood 
context and fulfills the need for more housing, a neighborhood eatery, and office 
space. Currently, the site is used solely as a parking lot for movie trucks.  We 
strongly believe our development can serve the community in a much better way.
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The development site for Flora Court is located on the 3200 block of  La 
Cienega Blvd, on the northeast corner of  La Cienega Blvd. at Boden St. The site 
runs north along La Cienega from Boden for an entire block. Westside Park and 
an easement for electrical transmission lines serve as the northern boundary of  the 
site.  From here, the site boundary turns southeast and runs on a diagonal, giving 
the site an unusual L-shape. 

           The site’s total area is equal to 1.35 acres, or 64,905 square feet. The vast 
majority of  development will take place on the eight parcels closest to Boden that 
make up the rectangular portion of  the site. Combined together, these parcels 
form a rectangle 110 feet wide, and 416 feet long. These parcels will contain the 
residential structure, while the irregular parcel at the far north end of  the site will 
be dedicated to open space.
     
          Currently, a trucking company that caters to the movie industry occupies 
the site. The entire lot is cemented over, and functions as a parking lot.  There 
are two small single story buildings on the site.  To the east of  the site, there is 
a twenty-foot wide alley that separates the property from a row of  single-family 
houses, followed by an almost exclusively single-family residential neighborhood.  
A nursery is currently located to the north of  the property, above Westside Park.  
Across La Cienega to the west, the properties are all industrial, with the exception 
of  an outlet for a nursery.  A tile factory operates directly across the La Cienega 
from Flora Court.  The most notable industrial neighbor is a radio station which is 
located southwest of  Flora Court, at the intersection of  La Cienega and Jefferson.  
A Chevron station, Enterprise Rent-A-Car and a smog check/service center 
occupy the lots directly south of  Flora Court, across Boden St. and facing La 
Cienega. 

Site Analysis
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This portion of  La Cienega where Flora Court is located is classified as a 
Major Highway Class II by the Generalized Circulation Map for the West Adams 
Community Plan. Traffic flow is heavy at most hours, making it very difficult 
to make left turns.  This fact combined with the narrow long shape of  our site 
convinced our team to situate the entrance to the underground and at-grade 
parking lots on Boden Street.  This location enables drivers traveling North on 
La Cienega to simply make a right turn onto Boden to access parking. Cars will 
exit the site onto Boden as well, through the existing alleyway adjacent to our site. 
As the entrance and exit will be located directly across from the Chevron station 
and drivers will be only be on Boden St. for a short stretch, the traffic impacts the 
neighboring residential community will minimal.
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          To make Flora Court feasible, our team will need to receive certain entitlements from the City of  Los Angeles. Specifically, we 
will need to receive a zoning amendment in order to build a mixed-use project. An affordable housing density bonus and incentive 
package will also be needed not only in order to build at increased density, but also to reduce our parking requirement.

          The development site consists of  11 parcels.  Currently, the parcels are zoned either C2-1, or R4-1.   We propose changing the 
zoning of  the entire site to RAS4-1.  This zone change would allow low-impact commercial uses to occupy the ground floor of  the 
building, while allowing for residential uses in the floors above-grade.  We are requesting to change the zone to RAS4-1 instead of  
the already partially existing C2-1, because the commercial zoning designation would limit the height of  the project because of  its 
proximity to an R1 zone.  Whereas, under a RAS4-1 zone, there is no height limit and the only setback required would be five feet in 
the rear of  the lot. The FAR for a RAS4-1 zone is 3:1.

           We also plan on applying for an affordable housing density bonus, as 100% of  our units will be priced for very low-income 

Entitlements
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tenants.  This level of  affordability will provide us with a 35% density bonus 
over the FAR of  3:1 in the RAS4-1 zone and will also enable us to receive three 
incentives from the City.  We plan on receiving a parking reduction incentive, which 
would reduce parking requirement to 1 space per unit. We would be able to take 
advantage of  this incentive because of  the number of  affordable units being built, 
and because of  our proximity to a future major transit center (Expo Station at La 
Cienega and Jefferson).  The second incentive we will request is expedited plan 
review, which as with the parking reduction, we would be entitled to “by right” 
because of  our percentage of  affordable units.   At this time, we do not anticipate 
needing any other incentives from the city such as a reduction in our open space 
requirement.  However we will still maintain the right to request such an additional 
incentive.

          The total cost of  applying the zone change, the density bonus and 
other related fees is approximately $18,000.  The time frame for receiving the 
entitlements is much more difficult to calculate. At the very least, the process 
would take six months.  However, we feel confident in our ability to obtain these 
entitlements.  Under the West Adams Community Generalized Land Use Map, the 
site is identified as commercial, indicating that a general plan amendment would not 
be necessary to change the zone of  the site to RAS4-1.  In addition, the site is not 
subject to any specific plans, or special overlay zones.

Critical Site Numbers
(Square Feet)

Site Area                       ��,�0�
Footprint                       �8,��7
FAR                                    �:1
Total Buildable Area               
(w/o bonus)                 1��,71�

Density Bonus                  ��%
Total Buildable Area
(w/t bonus)                  2�2,8��
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          The development site is located in the City Council District 10 and is part of  
the West Adams Baldwin Hills Community Plan area. Baldwin Hills and the nearby 
Crenshaw district are historically African American communities with rich histories.  
Located on the border between Los Angeles and Culver City, the overall area lacks a 
strong identifiable community identity. However, the adjacent residential community 
is relatively tight knit, and we do not wish to disrupt the fabric of  the community.

          Our site currently sits in a healthy mixed use area. Immediately adjacent 
to our site is a neighborhood of  predominantly single family homes with some 
multifamily units several blocks away.  The family sized units proposed for Flora 
Court will serve the existing community.  En route from our site to the transit stop, 
a new restaurant is currently being built.  We believe this is a promising sign of  
investment in the community and an important step in transforming La Cienega 
into a more dynamic street.  With its location on a commercial corridor and its 
proximity to single and multifamily housing, the mixed use community of  Flora 
Court is appropriate for the current context and will further improve the area.

     The population is predominantly African-American followed closely by Hispanic. 
Seventy nine percent (79%) of  households in the area are family households, and 
the average household size is 3.61.  Thirty one percent (31%) of  the population in 
the area is 0-14 years old.  There is a higher percentage of  renter occupied units 
(57%) compared to owner occupied (43%) residences in the neighborhood.

     With a household median income of  $31,704 and an average income of  $41,694 
(footnote 7) the proposed development site area’s median income is less than Los 
Angeles County’s average median income of  $46,789.  Developing affordable 
housing in this neighborhood is an appropriate measure in meeting the needs of  the 
neighborhood.

Neighborhood Profile
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         Located one block north of  the new Expo Line station, our development 
intends to fully support the new Expo Line as a transit oriented development.  As 
a transit oriented development, parking will be limited to one space per unit in 
order to promote the use of  public transit.  Affordable housing is an important 
element of  TOD projects because low income residents are generally more transit 
dependent and can help TODs fulfill the goal of  reducing car trips.

         As discussed above, the development site is located in a low-income area, and 
currently 10% of  the residents in the area use public transportation.  This number 
is higher than the average for Los Angeles County (7%) and is likely to be higher 
now with the addition of  new bus lines since the Census Bureau last collected data. 
Currently, the site is served by the following Metro bus lines: 705, 439, 38, 105, and 
the Culver City Bus 4.  With so many transit options available in addition to the 
proposed Expo Line, Flora Court is ideally located for both its residential and office 
tenants.
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          Currently, the area surrounding the prospective site location at 3200 S. La 
Cienega is a mix of  low- and mid-density residential, industrial, commercial office 
space and retail.  We are calculating $85 per square foot for the land acquisition 
of  the site. Plus the $18,000 for entitlements, the total land acquisition cost will be 
approximately $5.5 million.  This price per square foot is slightly higher than the 
average for five comparable commercial properties near the site, at $78 per square 
foot.  The most recent sale yielded the highest price per square foot ($102) in the set 
of  comparables, and the lowest price per square foot was $57.

          Nearby commercial entities include Public Storage, Target, Albertsons, 
Ralphs, CVS, and Rite Aid, and multiple fast food restaurants.  Notably, the 
headquarters of  See’s Candies is located two blocks away. As the Major Commercial 
Areas in Surrounding Area figure shows, the Flora Court site is located in a well 
developed area so future residents and office tenants will be near many amenities. 
However, the area directly east of  our selected parcel is single-family residential 
and could be better served with closer neighborhood retail.  Some of  our most 
interesting information on retail needs in the area came from an early site visit 
where we encountered several nearby residents. “I go to Culver City” was the most 
common answer to our question regarding retail needs. If  there were one glaring 
leakage in this area, in would be a lack of  local-serving retail that included cafes and 
eateries.

          This is particularly important to note since the employees in nearby office 
space are also ill-served by the immediate area for lunch needs during the work 
week.  The KLOS radio station across the street from the site has 50 employees, 
with another 50 located at one of  its affiliates.  As part of  our mixed use 
development, we are proposing a portion be allocated to a predominately lunch-
serving restaurant.

Market Analysis
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          One business of  interest is a Quiznos® franchise, since their space needs are 
flexible, they are well recognized, and they offer a healthy alternative to the fast-
food restaurants in the area.  The typical restaurant would measure approximately 
1,200 square feet (20’ X 60’), however, some Quiznos® restaurants can be as 
small as 1,000 square feet or measure in excess of  1,800 square feet.  There are 
currently three Subway locations within one mile of  the Flora Court site. This 
clustering suggests the viability of  multiple sandwich shops and is a healthy spot for 
Quiznos® to provide some competition.

          Alternatively, we are interested in providing an expansion location for a 
successful local business, Bluebird Café, if  possible.  Compared to the Flora Court 
site, Bluebird Café is currently operating in a more remote location along Jefferson 
Boulevard.  Bluebird Café would be preferable to a chain-restaurant but is of  course 
subject to small business economics.
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Sales Pricing:

          At this time, we do not anticipate the sale of  any of  our retail space.  It will 
remain for-lease space to ensure flexibility and response to changing market demand 
and needs.

Office Market Analysis
     
          After evaluating the existing retail supply and learning of  Metro’s uncertainty 
about the viability of  their own retail spaces in the parking structure adjacent to 
the La Cienega stop, we concluded that office space would best contribute to a 
successful mixed-use building. Because our site is not large and does not currently 
exist in a destination location, creating a viable retail space for a popular and 
revenue-generating tenant is limited.  We do not anticipate that the scale of  this 
project will cause Expo Line riders to disembark at the La Cienega station for 
the purpose of  shopping at our mixed-use development.  We do, however, find it 
plausible that our site could function as an office destination. With the success of  
the office corridors in neighboring Culver City, there is a price point opportunity 
to develop a large office space for the film studio serving industry that has been 
attracted to the area.

          Upon further research, and with the help of  Allan Glass, a realtor/developer 
familiar with the Culver City and West Adams areas, we have identified a major 
opportunity for arts-serving office space.  Given the popularity of  the Culver City 
arts district, many artists and potential gallery operators are searching for further 
space in the vicinity of  our site location. The West Adams neighborhood is now 
often referred to as “the last affordable location on the Westside,” which indicates 
that a veiled demand for further arts-serving space may exist.

           One smaller office space (measuring 2,000 sf) in the nearby area is renting 
at $1.25/sf  per month, which is nearly half  of  the general lease rate of  $2.50.3 
The office stock in the area is old and dilapidated however. As one moves north 

Flora Court
Commercial Development
Leaseable Square Footage

Office        22,683 Square Ft.
Retail           1,000 Square Ft.
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towards Culver City, lease prices increase to $1.75/sf  per month.4  But the newest 
development, immediately across from our subject site, is currently pre-leasing an 
arts/production/gallery campus at $2.85/sf  per month. With the construction of  
our own arts-serving office space, we believe that we can approximate the going 
lease rates  with our new, attractive space and its proximity to the Expo Line station. 
The office space will be of  a quality to rent for at least $3.00/sf  per month under 
ideal market circumstances, compared to the $2.85/sf  per month across the street 
and the more expensive $3.50-$4.00/sf  per month lease rate in Culver City.5   To be 
conservative, we are projecting a $2.60/ sf  per month lease rate on our commercial 
space. 

          Comparables seem to support this lease rate. As mentioned, the site 
immediately across from our development, at 3101 S. La Cienega Blvd, recently 
sold for $18 million and intends to construct high-end arts-serving campus.  See 
Appendix 1.

          Generally speaking, the housing stock in the West Adams neighborhood is 
older and most of  the structures were built before 1950.  The housing demand 
in this area is not anticipated to be strong at the market rental rates.  The area’s 
demographics indicate that the median income is lower than the Los Angeles’ 
average and that 57% of  all occupied housing units in the census tract are rented.

          Given current market conditions, Flora Court will provide 100% affordable 
rental housing units.  A survey of  rental pricing in comparable locations with a 
local realtor indicates that market prices range from $500 for a studio, $950 for a 
one-bedroom, $1300 for a two-bedroom and between $1500-$1800 for a three-
bedroom unit.6   At these market rents, we calculated an approximate $1.50/sf  
per month income for a new market rate rental development.  Although our 
development would be newer and perhaps earn a slightly higher price per square 
foot, the income would render our project infeasible.  By providing 100% affordable 
housing at the 50% AMI level, rents will be lower (established at $663 for a studio, 
$710 for a one-bedroom, $852 for a two-bedroom, and $985 for a three-bedroom) 

Flora Court:

Leasable Office Space 
(Square Feet)                    22,236

Office Parking Spaces             52

Lease Rate        $2.60/Square Ft.

Gross Annual Commercial 
Income                        $765,924
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but tax incentives will dramatically increase our rental income for the development. 
Aside from the studio units, all of  the rental rates are considerably lower than 
market rate, especially the two and three-bedrooms.  As the preexisting housing 
stock is significantly older, Flora Court provides great benefit to the community by 
providing more attractive housing options with lower rents. With a 100% affordable 
housing goal, some units are slightly smaller than would be expected in a market 
rate development.  This preserves pricing and development costs per square foot 
however. 

Sales Pricing:

            We have chosen to design and construct a 100% affordable, for-lease 
housing component for the mixed-use project.  Part of  this decision was informed 
by the demand for below market rate housing and the weak housing market in 
our area, as described above.  Multi-family rental structures have sold for between 
$211-$600 per square foot and all of  our surveyed properties (3) have been sold 
since June 2007.  These structures are typical duplex and quadplex developments, 
set back from the street and designed to match the surrounding low-density area.  
Condominium structures have sold for approximately $325 per square foot and our 
two (2) comparables were sold in August 2007 and January 2008.  Both buildings 
were built in 1948 and utilize courtyards, greenspace and large setbacks from the 
street.  Although these structures are not similar to our development plans, they did 
offer  an idea of  potential sales prices for a rental building.

Residential Rents

Studio                                  $663
1-Bedroom                          $710
2-Bedroom                          $852
3-Bedroom                          $985
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Commercial Feasibility:

          The commercial footprint for Flora Court is 27,236 square feet, with 
23,683 square feet of  leasable space.  Sixty-two parking spaces will be offered at-
grade and are included in the commercial feasibility analysis.  Hard construction 
costs for the commercial development will be $100 per square foot with $85 
per square foot for the podium parking costs, or $30,000 per space.  With an 
additional 35% for soft costs, total hard and soft costs amount to just over $6 
million.  Adding $300,000 (5%) for contingencies and just under $1 million for 
land costs, the total commercial development costs are about $7.5 million.

          With a monthly lease rate of  $2.60, the annual rental income amounts 
to about $740,000.  Subtracting for a 5% vacancy loss and operating expenses, 
the net operating income will be about $570,000.  With a 7% cap rate, the value 
upon completion is estimated to be about $8.12 million.  The equity value 
created is about $630,000.

          Based on the net operating income of  $570,000 and a debt coverage ratio 
of  1.25, the maximum loan payments to finance this project are about $450,000 
annually.  In turn, $5.7 million out of  the total $7.5 million development costs 
will be financed, leaving about $1.8 million needed in equity.  The loan is based 
on a 7% interest rate with a 30 year term.  The $5.7 million loan based on a 
1.25 debt coverage ratio is less than the $6 million based on a 75% loan to value 
ratio, and is thus the loan we will receive from the bank.  We are projecting that 
the net operating income will increase at a 3% rate annually over the next ten 
years, leading to an internal rate of  return (IRR) of  about 16%. As the area 
around the Expo transit stop continues to develop, we are expecting lease rates 
to increase, which will lead to this projected IRR.

Financial Summary Retail Development: 
Cash Sources & Uses

Sources:
Financing                                  $5,700,885
Equity                                       $1,773,138
Total                                         $7,474,023

Uses:
Acquisition                                  $998,741
Costruction/Soft Costs            $6,166,935
Contengiency                              $308,347
Total                                         $7,474,023

 

10-Year Retail Internal Rate of  
Return: 16.33%
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Residential Feasibility:

          The residential footprint is 123,703 square feet, with 107,568 square feet of  
leasable space. One level of  subterranean parking will provide 140 parking spaces 
for the residents. The hard construction costs for the residential development will 
be around $185 per square foot with $110 per square foot for the subterranean 
parking or about $38,000 per space.  With an additional 35% for soft costs, total 
hard and soft residential costs amount to about $38.2 million. Adding $2 million 
(5%) for contingencies and about $4.5 million for land costs, the total residential 
development costs are about $44.7 million.

          The development will include 132 units at 50% AMI and will be entirely 
affordable with no market rate units.  As previously mentioned, rents will range 
from $663 for a studio to $985 for a three-bedroom making the price per square 
foot per month $0.97 for the residential development.  Subtracting for a 5% 
vacancy loss and operating expenses, the annual net operating income will be about 
$220,000.

          Based on the net operating income of  $220,000 and a debt coverage ratio 
of  1.25, the maximum loan payments are about $180,000, which will secure a loan 
of  about $2.2 million. Same as the commercial development loan, the residential 
loan is based on a fixed 7% interest rate with a 30 year term.  Total development 
costs of  $44.7 million minus the $2.2 million loan leaves a $42.5 million gap. This 
gap will be filled by tax credit and local affordable housing subsidies.  The 4% tax 
credit, based on the residential and parking hard costs, will amount to about $8.7 
million. Further subsidy will be provided by HOME ($8.7 million), Multifamily 
Housing Program ($8.8 million), and Los Angeles Housing Department ($18.5 
million). In total, $44.6 million is potentially available to subsidize the affordable 
housing development, which is enough to fill the remaining $42.4 million gap.

Residential Development: 
Cash Sources & Uses

Sources:
Financing                          $2,229,336
Subsidies: 
4% Tax Credit                   $8,667,172
HOME                             $8,656,440
MHP                                $8,883,768
LAHD                            $18,458,724
Total                               $46,895,440

Uses:
Acquisition                       $4,536,184
Costruction/Soft Cost    $38,237,524
Contengiency                    $1,911,876
Total                                $44,685,584
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Conclusion
     After reviewing the relevant neighborhood, market, and entitlement 
information, we believe that this site provides a promising opportunity to be part 
of  the new Exposition Line.  Not only will Flora Court add value to the current 
community, it will also lead the way for incremental development along La Cienega 
and Jefferson.  In the future, the development will be complemented by the new 
arts campus being built across the street.  This preliminary feasibility analysis is 
based on positive assumptions about increasing density in this area and community 
support for this project.  The design concept acknowledges the adjacent single 
family neighborhood by including the tiered residential development to soften the 
transition from La Cienega Boulevard. Furthermore, the inclusion of  larger two- 
and three-bedroom units is a purposeful decision to provide an affordable family-
oriented option for current residents.  The commercial portion of  the development 
project can provide a 16% yearly rate of  return. This scenario is based on securing 
the four commercial tenants and a $2.60 lease rate, and receiving a 3% escalation 
for the net operating income over the first ten years.  Based on our market analysis, 
we believe that there is sufficient demand for such commercial space at this rate 
and that the area will continue to flourish and justify these assumptions.  For the 
residential portion of  the development, it is not currently feasible to build for-sale 
condos or market-rate rental units and to make the project work.  Rather, building 
affordable housing rental units, and receiving the related subsidies, is one of  the 
only options to build at such high density and not lose equity on the deal.  The 
4% tax credits and local housing subsidies provide sufficient funding to fill the 
gap between the small loan available and the high development costs, making the 
residential development feasible.  The hope is that Flora Court, along with the arts 
campus across the street, will lay the foundation for transit-oriented development 
in this neighborhood, and will pave the way for future projects that will similarly 
increase density and provide much needed housing units and commercial space, but 
in a way that honors the current neighborhood and its history.
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Address Size (sf) Year Built Rent Type

5804 W. Adams Blvd 4,170 1960 $1.87 Creative Office Flex space

9300 Culver Blvd. 30,240 2007 $4.25 Retail/Free standing building

10814 Jefferson Blvd. 2,000 2008 $3.00 Shopping Center/Power Center

2890 La Cienega Ave. 4,300 $2.95 Office/Retail

3101 La Cienega Blvd 162,000 under const. $2.85 Arts/Production/Gallery Campus

3125 La Cienega Blvd 12,500 $2.50 Office/Retail

3249 S. La Cienega Blvd 31,000 $1.40 Industrial Flex Space

4020 Sepulveda Blvd. 13,000 1945 $3.75 Retail - free standing building

4447 Sepulveda Blvd. 3,350 $2.95 Retail

5526 Sepulveda Blvd. 1,907 2002 $2.25 Retail/Street Retail

10836 W. Washington Blvd. 1,125 $2.30 Retail/Street Retail

8638 W. Washington Blvd. 1,450 $2.75 Retail/Office

10811 Washington Blvd. 6,851 $2.35 Office

11140 Washington Blvd. 1,243 $2.25 Retail

11154 Washington Blvd. 1,000 $2.25 Retail/Street Retail

Comparative Commercial Rents
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COMMERCIAL COMPARABLES

DATAQUICK

1.) 8461 Warner Drive, Culver City

Sale Value: $3,900,000

Lot (Sq.Ft): 44,196

Structure (Sq. Ft): 30,400

Price/Lot Size (Sq.Ft): $88

Sale Date: 1/16/08

Year Built: 1951

Zone: CCM1

Use Code: Light Manufacturing/Printing

2.) 5871 Rodeo Road, Los Angeles

Sale Value: $2,995,000

Lot (Sq.Ft): 40,990

Structure (Sq. Ft): 41,985

Price/Lot Size (Sq.Ft): $73

Sale Date: 12/17/06

Year Built: 1951

Zone: LAMR1

Use Code: Light Manufacturing/Printing

3.) 5400 W. Jefferson Blvd., Los Angeles

Sale Value: $2,310,000

Lot (Sq.Ft): 40,816

Structure (Sq. Ft): 28,800

Price/Lot Size (Sq.Ft): $57

Sale Date: 2/8/06

Year Built: 1957

Zone: LACM

Use Code: Warehouse/Distributor

4.) 3630 Eastham Drive, Culver City

Sale Value: $1,950,000

Lot (Sq.Ft): 27,299

Structure (Sq. Ft): 16,600

Price/Lot Size (Sq.Ft): $71

Sale Date: 3/1/04

Year Built: 1946

Zone: CCM1YY

Use Code: Light Manufacturing/Printing

5.) 2901 La Cienega Blvd., Culver City

Sale Value: $2,000,000

Lot (Sq.Ft): 19,550

Structure (Sq. Ft): 5,094

Price/Lot Size (Sq.Ft): $102

Sale Date: 7/1/10

Year Built: 1977

Zone: CCM1

Use Code: Store
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RESIDENTIAL COMPARABLES

DATAQUICK

6.) 5558 Blackwelder St, Los Angeles

Sale Value: $501,500

Lot (Sq.Ft): 4,792

Structure (Sq. Ft): 836

Price/(Sq.Ft): $600

Sale Date: 7/25/07

Year Built: 1924

Zone: LARD1.5

Use Code: Two Units/4 Stories or Less

7.) 5642 Carlin St, Los Angeles

Sale Value: $810,000

Lot (Sq.Ft): 5,184

Structure (Sq. Ft): 3,844

Price/(Sq.Ft): $211

Sale Date: 6/14/07

Year Built: 1964

Zone: LARD2

Use Code: Four Units/4 Stories or Less

8.) 5623 Corbett St, Los Angeles

Sale Value: $249,500

Lot (Sq.Ft): 2,265

Structure (Sq. Ft): 770

Price/(Sq.Ft): $324

Sale Date: 1/29/08

Year Built: 1948

Zone: LAR4-1

Use Code: Single Residence/Condo Conv

9.) 5639 Clemson St, Los Angeles

Sale Value: $214,147

Lot (Sq.Ft): 2,052

Structure (Sq. Ft): 615

Price/(Sq.Ft): $348

Sale Date: 8/17/07

Year Built: 1948

Zone: LAR4-1

Use Code: Single Residence/Condo Conv

10.) 2647 Chariton St, Los Angeles

Sale Value: $1,195,000

Lot (Sq.Ft): 8,407

Structure (Sq. Ft): 2,200

Price/(Sq.Ft): $543

Sale Date: 8/16/07

Year Built: 1937

Zone: LAR3-1

Use Code: Four Units/4 Stories or Less
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DATAQUICK CONDOMINIUM SALES

JANUARY 2007 TO MARCH 2008

CLEMSON AND CORBETT STREETS, LOS ANGELES

Price Size (Sq. Ft.) Value Ratio Sales Date

$205,000 603 $340 2/14/08

$249,500 770 $324 1/29/08

Q1 2008 Subtotal $227,250 687 $331

Count 2

$260,000 577 $451 11/27/07

$270,000 769 $351 8/21/07

$214,147 615 $348 8/17/07

Q3 & Q4 2007 Subtotal $248,049 654 $379

Count 3

$270,000 751 $360 6/5/07

$215,000 651 $330 6/5/07

$278,000 771 $361 5/8/07

$325,000 773 $420 5/7/07

$300,000 759 $395 5/2/07

$266,000 615 $433 3/30/07

$285,000 748 $381 2/21/07

$330,000 769 $429 2/14/07

Q1 & Q2 2007 Subtotal $283,625 730 $389

Count 8

TOTAL $266,742 705 $378

Site

Condominiums


