
August 27, 2020 

Honorable City Council 
City of Los Angeles 
c/o City Clerk 
Room 395, City Hall 
Los Angeles, California 90012 

Attention: Armando Bencomo, Legislative Assistant 

REQUEST AUTHORITY TO NEGOTIATE AND EXECUTE A 
LAND ACQUISITION AGREEMENT FOR A 

DEPARTMENT OF TRANSPORTATION BUS FACILITY 

On behalf of the Los Angeles Department of Transportation (LADOT), the Department of 
General Services (GSD) requests authority to negotiate and execute a Land Acquisition 
Agreement (LAA), valid for a period of 18 months, and negotiate related documents to 
acquire the property at 740 and 800 111th Place (APNs 6071-022-009 and 6071-022-
013, (collectively, “Property”) as shown on Exhibit “A”. LADOT intends to use the Property 
as a bus maintenance facility for transit service operations. 

SUMMARY 

On June 27, 2019, GSD requested authority from the Municipal Facilities Committee 
(MFC) to negotiate this purchase, subject to City Council approval. MFC directed GSD to 
return with a revised term sheet along with the results of the Phase II Environmental Site 
Assessment of the Property. The Phase II assessment has since been completed by 
Stantec Consulting Services Inc. (Stantec), and revealed significant concentrations of 
chemical contaminants considered hazardous to human health and indicative of the 
potential for vapor intrusion conditions to exist at the property. Stantec also recommended 
actions to remediate the site at a cost not to exceed $2.5 million. 

Based on the Phase II results, the consultant recommended additional soil testing in 
previously inaccessible areas to pinpoint the source of the contamination. The Seller will 
not allow this testing until an agreement is entered into by the City. Under the terms of 
the LAA, this additional testing will be conducted during the City’s due diligence period as 
described in the Section titled “LAA Deal Terms.” Stantec’s “Summary and Overview of 
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Due Diligence Site Assessment Reports” is dated October 31, 2019 and is attached as 
Exhibit “B.” Stantec has also informed the City that they do not anticipate the cost of 
remediation being higher than $2.5 million even with any findings obtained from the 
recommended additional testing. If remediation costs do increase, LADOT will be required 
to secure funds to cover this increase.  
 
LADOT has an ongoing Bus Facility Purchase Program designed to replace existing 
contractor-leased facilities with City-owned facilities. Purchasing this Property is 
anticipated to save the City nearly $1 million dollars per year in lease costs by moving 
Commuter Express and DASH buses from the leased 1201 Central Avenue yard, located 
in Compton. A City-owned and contractor-operated transit maintenance facility serving 
the southern and western parts of the City would reduce fuel and vehicle maintenance 
and depreciation costs as well. 
 
The 2017 through 2020 budgets allocated $29 million in funding for this effort from the 
“Bus Facility Program,” Fund 385, Account Number 94L446.   
 
BACKGROUND 
 
This Property contains a land area of approximately 231,438 square feet or 5.31 acres. It 
is improved with an approximately 119,988 square foot single-story manufacturing/ 
warehouse concrete structure on APN 6071-022-009 and an approximately 32,000 
square foot single-story manufacturing/warehouse corrugated metal structure on APN 
6071-022-013. Once acquired, the Property will become the Southern Yard for LADOT 
transit services serving the southern and western parts of the City and will allow LADOT 
to meet their electrification goals as set by the Mayor and Council. 
 
The Property is now vacant with no tenant at the Property. The site will be delivered and 
kept vacant by the owner and therefore, no relocation benefits are anticipated.  
 
APPRAISAL AND NEGOTIATED SALE PRICE 
 
The Property was originally appraised on May 26, 2019 at a fair market value of $23.38 
million with an “extraordinary assumption” that the soil was clean. See Exhibit “C.” An 
updated appraisal with an effective date of December 20, 2019 concluded the same value 
assuming the soil was clean. See Exhibit “D.” The appraisal was reviewed and accepted 
by Integra Realty Resources on June 11, 2019. (See Exhibit “E”). GSD has accepted both 
the appraisal and appraisal review reports.  
 
The Phase II results and associated environmental remediation costs of $2.5 million 
suggest the property’s fair market value to be approximately $20.88 million. However, the 
owner’s sale price is $24 million “As Is.” Although the Seller previously indicated that the 
sales price of $24.5 million was non-negotiable, the Seller has recently agreed to accept 
the purchase price of $24 million provided the City agrees to quarterly payments of 
$50,000 during the LAA period. These payments will be required up to the completion of 
City’s CEQA review and filing of a “Notice of Determination.” These terms will allow City 
and Seller to enter into The LAA for the 18 month period. 
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LADOT is fully aware of the premium sale price and desires to continue with the purchase 
as outlined in this report due to the Property’s size, location, scarcity of similar sites and 
their necessity to secure a location for its bus maintenance facility.  
 
Additionally, there are currently no other sites available in the marketplace meeting 
LADOT’s criteria for a bus maintenance facility. No sites of this size have become 
available in the marketplace meeting DOT’s, location, size, purchase price point, and 
other criteria for at least the past two years.  
 
LADOT advises the 2017 through 2020 budgets allocated $29 million for this effort.  
 
The City will recoup the purchase price overpayment of $3.12 million (purchase price of 
$24 million + $2.5 million environmental remediation less $23.38 million fair market value 
as if clean) in less than four years once the 1201 Central Avenue Yard is closed and 
annual lease costs of nearly $1 million are eliminated. Additionally, grant funds may be 
available to offset some of the remediation costs as discussed below.  Purchase of the 
Property will also allow the City’s current due diligence expenditure for environmental 
testing currently in excess of $200,000 to not go to waste 
 
LAA DEAL TERMS 
 
The conditions of the LAA include the following and will continue for up to an 18-month 
period: 
 

• Purchase Price. The Purchase Price for the Property shall be $24 million. The City 
agrees to purchase the property “as-is”. Fee simple title of the Property shall be 
delivered free and clear of all liens and debt.   

 
• Earnest Money Deposit. Within 35 days from the opening of escrow, an Earnest 

Money Deposit in the amount of $500,000 shall be deposited by the City into 
escrow. The deposit will be fully refundable unless and until a CEQA investigation 
is complete and City Council approves the CEQA documents, and the City files a 
Notice of Determination (“CEQA Compliance”).  After CEQA Compliance occurs, 
the deposit will become identifiable as Civil Code Section 1671 liquidated 
damages, to be held in escrow in the event of City’s breach. 

 
• Inspection Period. The City requires an 18-month Land Acquisition Agreement 

(“LAA”) to hold the property in escrow while it completes its mandatory CEQA 
review. This 18-month period may be reduced at the discretion of the City. During 
this period, the Seller will cooperate with the City on additional environmental 
testing as may be needed in a timely and reasonable manner.  The City may exit 
the agreement within this time period and be fully refunded its initial earnest money 
deposit. 
 

• Additional Due Diligence. The City shall have 45 days after the receipt of the Due 
Diligence Materials including but not limited to copies of all written easements, 
covenants, restrictions, agreements, service contracts, and other documents that 
affect the Property in which to review Property documents, perform feasibility 
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studies, conduct additional site testing, including, but not limited to a site 
characterization and otherwise approve the physical and environmental condition 
of the Property in the exercise of the City’s sole discretion.   

 
• Close of Escrow. Up to 120 days after “CEQA Compliance” is complete.  

 
• Closing Extension. The City and the Seller shall have the right to extend the close 

of escrow by one period of 15 days by giving five days written notice. 
 

• Indemnity. The LAA will not include any indemnity clause. This will result in reliance 
on applicable laws should a dispute arise between the parties as agreement could 
not be reached with respective proposed indemnification language.  

 
ENVIRONMENTAL 
 
LA Sanitation and Environment (LASAN) Citywide Brownfields Program utilized Stantec 
to conduct Phase I and Phase II Environmental Site Assessments (ESAs) at the Property. 
Based on Phase II ESA results, Stantec has estimated environmental remediation cost in 
the amount not to exceed $2.5 million. Once the City owns the Property, remediation work 
will be conducted under a regulatory oversight agency that will most likely be the Los 
Angeles Regional Water Quality Control Board (LARWQCB). Funds have been approved 
and are identified in the Funding Section of this report. In addition, LASAN’s Citywide 
Brownfields Program will help identify potential grant funding opportunities towards 
remediation to offset the $2.5 million estimated environmental remediation cost.  
 
Stantec recommended further “site characterization” work in previously inaccessible 
areas to determine the source of the PCE contamination and to further establish a base 
line for contamination for the benefit of the City as the potential buyer (future ownership), 
during its due diligence escrow period.  
 
As stated in the Summary Section of this Report, Stantec has informed the City that they 
do not anticipate the cost of remediation exceeding $2.5 million even with any findings 
obtained from the recommended additional testing. If costs do increase, LADOT will be 
required to secure those funds.  
 
FUNDING 
 
LADOT advises it anticipates that Federal Transit Administration (FTA) Section 5307 
Grants will be used to upgrade the Site facility. The cost of the purchase may be used as 
the local match for any capital grants. It is with these benefits in mind that the department 
created the Bus Facility Purchase Program. LADOT has $29 million allocated in the 2017 
to 2020 budgets for the purchase of bus maintenance facilities. 
 
FISCAL IMPACT 
 
There is no impact to the General Fund as this acquisition will be financed using 
Proposition A Funds. The 2017 through 2020 budgets allocated $29 million in funding for 
this effort from the “Bus Facility Program,” Fund 385, Account Number 94L446.   



































 



 
 

 

 



 
 

 

IMPROVED INDUSTRIAL COMPARABLE SALES MAP  
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