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Arrow Highway Property

Real Property & Asset Management Committee
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July 27, 2010



Location Map

Bennett Ave
E Mountain View Ave E B8 ang
Foathill Bl

S-Sl

JER Pomella pr

San Dimas =
Canyon Park Alamosza Dr

1,
=
A
Aga bve E- Palopinta dwve
|
=
=
iy} E Miramar Ave

i=tatig, Foute BE o yretotic Raute 5%

Horze Thief

Glendora Canyon Park éu

Cadley Dr

£k,
Centennizl Oty Shy

Heritage Park

South Hills
Park

B IH BUTT &

Grand Ave

BaselineRd o W Baseling Rd E B¥seline Rd
o}

dehfte Dy
E &llen Ave £ 3

Emerald Awe

Gladstone St W Gladstone 5t

Fockford ny

Wil | e

E Payson| St Wemt B
E Juanits Ave

Fag ITH Wt R

O]

Juanita Ave

M San Dimas fve
M-hountain | Ave
P aUEn

'§ Sunflover Ave

Aol o) ] e A : g Foothil Blvel W Fpothil Blud_E Foothil Blvd
Eaton Rd San Dimas W1 2th St
=

W Cienaga 57 Fwy EArrow_Fwy ) Eﬁ E Grove St |t g WO St
b

b
I ShR-Rose-St E
WSy &

Arpgd Hiy

Ciepega Ave

Coving Blvd E Bth 5t

Berkeley Ave
. IM Claremort Bivd

Fuitony' f

s Harrizon Ave
o
o E;
W Cypre Can ana
g BB o

S ﬂﬂ
B

327 i
yazsar Bt ‘ists DF

A f pariy | m\m\” Puddngstone ArrOW Hwy
s Doane fyve

E Bonita Ave

M Sunflower  Ave

W Bonita. Ave B l:‘Clareml]nt

Covina
W lst Ste

&

g proh

=
=4
[
i
=

E

Futton Rd

2
&
L
=
[=]
-
=
Arroe Hiary
g
a
£
2
<

&
E Pugnta gf 'ql'ﬁ’ﬂ?'da

Resenoir (23 ac reS) ¢ " San Jose fve =r§_|

Frank G Bonelli Region: = 3
‘gﬁ % i i3 a7 :
£ £ o oo
B X
gy 28
i, 4

T
o
Lot Tt el
¥i0a Hils Ry Cale g0

San_Bernarding Ave

Heleng||Ave

IS5 BAQRIOD

3
=
==
.;? Benito St
2
= .
2 Montclair
=

S OB
Densmare St

Siaky UOJALILE SR
Ay WEEIEY

3
King=ley St
/ Bancera St

g | ATIpEIg

iz Hill Bivd

W Laurel
wilHat |aye W HOR dhiiem e

SA [[BAEED R
{Int=[t

I8 .!-Iolt Blgl
Brooks St

__§tate St

Ern
s
(=)
=
=
=
L2

Forest Lawn Memorial Park

G, Ao | [ @iy ausol M

Price Ave

Bl Cl g wadie g

m
P
puu }
=
e
iy BI0LEY

iy i
Walnut & it “ernon Ave
\){@8 % Pomdria Blvc}\) 20 asst E 3rd St

Copyrigni © 2nd [} 19582005 MiorosoR Corparation andlor B sugilers. Al rignss rezened. i 2nd St By g St




Arrow Highway Property
gr : \ Sold in 2005 /i

(37ac)

L o

R

A Soldin 2005 [
Y (25.39 ac) <



What Will Be Presented Today

®* Fair market value of the property
®* Residual land value (developer perspective)

®* Presentations of qualifications/interest
* City of La Verne
* Lewis Group of Companies
* Trammel Crow
* Christ’s Church of the Valley
* Looking for RPAM Committee direction to
staff—sell or lease?
* Action will take place at future RPAM meeting




Sale vs. Lease

®* What is best way to produce revenue at the
lowest risk?

®* Compare the value and risk of sale and lease



Appraisal—Fair Market Value (Sale)

®* Appraisal was completed by an independent
appraiser- Cushman & Wakefield

®* Completed on May 7, 2010

* Methodology

Comparison adjustments

Fair market value of this parcel was estimated
between $6.7 to $7.7 million

* General trends



Conservative Residual Land Value
EWSS(EENS)

-

Construction costs of S28 to S30 million
(rentable square feet is 345,314)

Offsite cost (not including improvement cost for
Wheeler Ave) $S1,769,388

Cap rate 9% to 11% (NOI/Cost = Cap Rate)
Tenant revenue, NOI at Stabilized - $2.5 million

Metropolitan revenue — range of $360,000 to
S400,000 annually, with CPI adjustments every
3 to 5 years

NPV range: S5.4 to $6.4 million



Moderate Residual Land Value
EWSS(EENS)

® Construction costs of $20 million (rentable
399,750 sq. ft.)

* Cap rate 8% to 10% (NOI/Cost = Cap Rate)
* Tenant revenue, NOI at Stabilized - S2.6 million

* Metropolitan revenue — range of $810,000 to
S1 million annually, with CPl adjustments every
3 to 5 years

* NPV range: $6.4 to $7.4 million



Timing of Sale

®* GM declares that real property is surplus to
Metropolitan’s operational needs—30 to 60 days
Government notice — 60 days

Government right to negotiate — 60 days

* Private party bids — 30 to 60 days

Board action — 60 days
Sale proceeds received in 6 to 9 months



Timing of Lease

®* Request for Proposals - 3 months
® Staff evaluation - 2 months

®* RPAM/Board approval of developer selection — 2
months

* Option/lease negotiations - 4 months

* RPAM/Board approval of lease - 2 months
* Entitlement - 12 to 18 months

* Construction - 24 months

®* Occupancy - 12 to 24 months
® Rent paid to Metropolitan starting in 3 to 5 years



Presentations of
Qualifications/Interest

* City of La Verne

* Lewis Group of Companies
* Trammel Crow

* Christ’s Church of the Valley



Comparison of Sale and Lease

* Sale
* $6.7 to 7.7 million (Appraisal)
* 6to 9 months

* Sale of the land is lower risk because we can reject

any sale contingencies imposed by a potential
buyer

* Under today’s market, it is unlikely that we will get
the highest sale value of the property



Comparison of Sale and Lease (cont.)

* Lease
* S6to S7 million (NPV)
* 3 to 5 years until rent payments start

* RFP is higher risk because of market volatility
(ability to finance and the need for tenant
occupancy)



Future Board Options

® Surplus and sell
* |f Board does not like the bids, can continue RFP
process at that time
* Resume RFP process now without going through
the surplus process

* Because the land is public, the Board does not
have the option to concurrently offer land for
sale and run an RFP process for ground lease



Next Steps

®* Obtain RPAM Committee direction to sell or
lease today

* Staff will prepare Board letter based on
direction for presentation at next available
RPAM Committee meeting






