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PREMIER MULTIFAMILY DEVELOPMENT OPPORTUNITY

Flora is an entitled multifamily development project located in La 
Quinta, California, at the intersection of Fred Waring Dr. and Jefferson 
St. The !5.1-acre site will feature 89 residential units, including 71 
apartments and 18 townhomes. The apartments will range from 697 SF 
to 1,233 SF, while the 2 & 3-story townhomes will range from 1,734 SF 
to 2,114 SF.

Flora's location provides convenient access to nearby Monticello Park 
and shopping centers, including Jefferson Square, home to Dutch Bros, 
CVS, and Rapport, as well as Heritage Court, which features a Walmart 
Neighborhood Market and Walgreens.

All discretionary entitlements including Tentative Tract Map No. 38604 
for Flora were approved with appeals having expired in January 2025. 
The subject site is improved with a parking lot and graded building 
pads.  Flora will be delivered in “as-is, where-is” condition. Construction 
is anticipated to begin in November 2025 and completion is expected 
in June 2027.  Project stabilization is anticipated in July 2028.

Flora offers a prime location in La Quinta, providing an exceptional 
opportunity for entry-level housing in one of the Coachella Valley’s 
most sought-after communities. Residents enjoy unparalleled access to 
world-class events, including the American Express PGA Tournament, 
the BNP Paribas Open, and the Empire Polo Grounds—home to 
renowned festivals like Coachella and Stagecoach, as well as a variety 
of year-round entertainment experiences.

FLORA FAST FACTS

Municipality City of La Quinta, County of Riverside

Gross Acreage !5.1

Product Type 3-Story Multifamily Flats and 2 & 3-Story Townhomes

Total Unit Count 89

Entitlement TTM, SP, & Site Development Permit (Approved)

Site Condition Improved w/a Parking Lot & Graded Building Pads

Unit Size Range 697 SF to 2,114 SF

School District Desert Sands Unified School District

FLORA SUMMARY
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OFFERING
Seller is seeking “all-cash” offers to purchase the entitled 89 unit Flora project.

MUNICIPALITY
City of La Quinta, County of Riverside

LOCATION
Flora is located at the SWC of Fred Waring Drive & Jefferson Street.  More 
specifically, Flora is located a 44155 Jefferson Street. 

ASSESSOR PARCEL NOS.
604-521-013 (Parcel 6), 014 (Parcel 7)

ACREAGE
!5.1 acres

EXECUTIVE SUMMARY
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ZONING
Neighborhood Commercial (C-N), Jefferson Square Specific Plan, Mixed-Use 
Overlay

DENSITY
!17.5 du/ac

SITE CONDITION
The property is currently improved as a parking lot and graded building pads.

ENTITLEMENT
Tentative Tract Map No. 38604, Site Development Permit 2022-0015, and 
Specific Plan Amendment No. 3 are approved and all appeals periods expired in 
January 2025.  The discretionary entitlements are approved and no final 
engineering or architectural construction drawings have commenced.  The 
improvement plans and architectural construction drawings will be the 
responsibility of the buyer.

CEQA
Mitigated Negative Declaration (MND) – Approved

AGENCY PERMITS
No agency permits are required for Flora.

POWER CAPACITY / IID
The project currently has power capacity and an existing will serve letter that is 
valid May 29, 2025. Based on the current May 29, 2024 will serve letter IID can 
accommodate the power requirement of the project with a new underground 
backbone line extension (conduit and cable) from circuit N921 with existing circuit 
reconfigurations and/or upgrades to existing PMH Switch No. 1196915 located on 
the northeast side of Miles Avenue and Jefferson Street.

Flora | La Quinta, CA
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ARCHITECTURE
The architecture is currently conceptual and was required to be included within 
the submittal package. Buyer can modify the product while they process 
construction drawings but the home sizes, floor plans, and elevations have all 
been reviewed and supported by the planning staff as part of the tentative map 
approval.

UNIT SUMMARY

HOMEOWNERS ASSOCIATION
Buyer is responsible for processing its own CC&Rs.  No HOA budget has been 
prepared by owner. 

COMMUNITY FACILITIES DISTRICT
No CFD has been formed and/or considered by the current owner.

TAX RATE
!1.2%

EXECUTIVE SUMMARY
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UNITS SQ FT BED BATH

3-Story Multifamily Flat Units 71 878

Unit B1 24 697 1 1

Unit B2 18 752 1 1

Unit C1 21 1,063 2 2

Unit C2 6 1,233 2 2

Unit C3 2 1,173 2 2

2 & 3-Story Townhomes 18 1,936

Unit D1 4 2,028 3 3.5

Unit D2 4 2,074 3 3.5

Unit D3 2 2,114 3 3.5

Unit D4 2 1,907 3 2.5

Unit D5 6 1,734 3 2.5

Total/Avg. 89 1,092
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DEVELOPMENT TEAM
Developer: Beacon Realty Advisors

Project Manager: goUrban Development

Architect: Aero Collective

Surveyor & Civil Engingeer: DRC Engineering, Inc.

Landscape Architect: LandStudio360

Lighting Consultant: First Circle Design, Inc.

EXECUTIVE SUMMARY

EDUCATION
Desert Sands Unified School District

! Amelia Earhart Elementary School (K-5)

! John Glenn Middle School (6-8)

! La Quinta High School (9-12)

UTILITY PROVIDERS
Water/Sewer: Coachella Valley Water District

Gas: Southern California Gas Company

Electricity: Imperial Irrigation District

Telephone: Verizon

Cable TV: Spectrum
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TENTATIVE MAP
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SITE PLAN
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PRODUCT ELEVATIONS 
& FLOOR PLANS
FLORA
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PRODUCT ELEVATIONS & FLOOR PLANS

697 SF – 2,133 SF

1 – 2 BEDROOMS

1 – 2 BATHROOMS

IN-UNIT WASHER + DRYER
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BUILDING 1   |   APARTMENTS

beaconrealtyadvisors.com | omar@beaconrealtyadvisors.com



PRODUCT ELEVATIONS & FLOOR PLANS
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BUILDING 1   |   APARTMENTS

697 SF – 2,133 SF

1 – 2 BEDROOMS

1 – 2 BATHROOMS

IN-UNIT WASHER + DRYER
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FLOOR PLANS

13

BUILDING 1   |   3-STORY APARTMENTS   |   1ST FLOOR
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FLOOR PLANS
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BUILDING 1   |   3-STORY APARTMENTS   |   2ND FLOOR
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FLOOR PLANS
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BUILDING 1   |   3-STORY APARTMENTS   |   3RD FLOOR
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PRODUCT ELEVATIONS & FLOOR PLANS
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BUILDINGS 2-3   |   TOWNHOMES

2,028 SF – 2,074 SF

3 BEDROOMS

3.5 BATHROOMS

BALCONY, IN-UNIT WASHER + DRYER

ATTACHED GARAGE
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PRODUCT ELEVATIONS & FLOOR PLANS
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BUILDINGS 2-3   |   3-STORY TOWNHOMES

2,028 SF – 2,074 SF

3 BEDROOMS
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PRODUCT ELEVATIONS & FLOOR PLANS
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BUILDINGS 4-6   |   TOWNHOMES

1,734 SF – 2,114 SF

3 BEDROOMS

3.5 BATHROOMS

BALCONY, IN-UNIT WASHER + DRYER

ATTACHED GARAGE
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PRODUCT ELEVATIONS & FLOOR PLANS
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BUILDINGS 4-6   |   2 & 3-STORY TOWNHOMES

1,734 SF – 2,114 SF

3 BEDROOMS

3.5 BATHROOMS

BALCONY, IN-UNIT WASHER + DRYER

ATTACHED GARAGE
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FLOOR PLANS
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BUILDINGS 2-6   |   2 & 3-STORY TOWNHOMES   |   1ST FLOOR
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FLOOR PLANS
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BUILDINGS 2-6   |   2 & 3-STORY TOWNHOMES   |   2nd FLOOR
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FLOOR PLANS
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BUILDINGS 2-6   |   2 & 3-STORY TOWNHOMES   |   3rd FLOOR
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PRICING COMPARISON 
& COMP ANALYSIS
FLORA
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MULTIFAMILY COMPS MAP
COSTAR |   FEBRUARY 2025
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# COMMUNITY OWNER CITY BED BATH AVG. UNIT SF UNITS AVG. $/MO AVG. $/SF Occupancy
F Flora Beacon Realty Advisors La Quinta 1 - 3 1 - 3.5 1,092 89 TBD TBD N/A
1 SolTerra Shopoff Realty Investments La Quinta 3 - 4 2 - 3.5 1,993 131 $3,787 $1.90 80.1%
2 Everleigh Gep Xi Palm Desert Palm Desert 1 - 2 1 - 2 920 161 $2,762 $3.00 73.3%
3 Canterra Canterra Apartments Palm Desert 1 - 3 1 - 2 1,003 306 $2,516 $2.51 94.4%
4 Mediterra Mediterra La Quinta Owner La Quinta 1 - 2 1 - 2 961 223 $2,459 $2.56 92.4%
5 Villagio at La Quinta Hanes Investment Realty La Quinta 1 - 2 1 - 2 1,035 149 $2,276 $2.20 96.4%
6 Medici Stadium Way Partnership Bermuda Dunes 1 - 2 1 - 2 1,016 140 $2,144 $2.11 94.7%
7 Silverhawk Silverhawk Apartments La Quinta Studio - 3 1 - 2 905 222 $2,089 $2.31 97.3%
8 Aventine Tricor Southwest Corporation La Quinta 1 - 2 1 - 2 951 200 $2,018 $2.12 99.5%
9 Parkwood at Polo Grounds Parkwood Housing Indio 1 - 2 1 - 2 744 125 $1,742 $2.25 95.4%

10 Villas on the Green PD Villas on the Green Palm Desert Studio - 1 1 658 76 $1,642 $2.50 92.3%
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SOLTERRA |  Shopoff Realty Investments |  47470 Aloe Way, La Quinta

UNIT TYPE UNIT SF UNITS AVG. $/MO AVG. $/SF

3 Br / 2 Ba 1,520 20 $3,321 $2.18

3 Br / 2.5 Ba 1,777 10 $3,720 $2.09

3 Br / 2.5 Ba 1,897 22 $3,710 $1.96

3 Br / 3 Ba 1,909 10 $3,835 $2.01

3 Br / 3 Ba 1,941 7 $3,818 $1.97

3 Br / 3 Ba 1,980 17 $3,822 $1.93

4 Br / 3 Ba 2,387 17 $4,104 $1.72

4 Br / 3 Ba 2,441 17 $4,048 $1.66

4 Br / 3.5 Ba 2,066 11 $3,843 $1.86

Total/Avg. 1,993 131 $3,787 $1.90

MULTIFAMILY COMPS
COSTAR |   FEBRUARY 2025
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Source: Costar | February 5, 2025

EVERLEIGH |  Gep Xi Palm Desert |  40445 Portola Ave, Palm Desert

UNIT TYPE UNIT SF UNITS AVG. $/MO AVG. $/SF

1 Br / 1 Ba 765 2 $2,431 $3.18

1 Br / 1 Ba 802 64 $2,475 $3.09

1 Br / 1 Ba 809 2 $2,426 $3.00

1 Br / 1 Ba 890 2 $2,645 $2.97

1 Br / 1 Ba 893 2 $2,961 $3.32

1 Br / 1.5 Ba 891 24 $2,560 $2.87

2 Br / 2 Ba 934 2 $3,168 $3.39

2 Br / 2 Ba 962 1 $3,119 $3.24

2 Br / 2 Ba 1,005 1 $3,335 $3.32

2 Br / 2 Ba 1,050 2 $2,942 $2.80

2 Br / 2 Ba 1,059 57 $3,130 $2.96

2 Br / 2 Ba 1,185 2 $3,400 $2.87

Total/Avg. 920 161 $2,762 $3.00
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MULTIFAMILY COMPS
COSTAR |   FEBRUARY 2025
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Source: Costar | February 5, 2025

CANTERRA |  Canterra Apartments |  74401 Hovley Ln E, Palm Desert 

UNIT TYPE UNIT SF UNITS AVG. $/MO AVG. $/SF

1 Br / 1 Ba 689 68 $2,034 $2.95

1 Br / 1 Ba 851 54 $2,285 $2.69

2 Br / 1 Ba 1,032 48 $2,662 $2.58

2 Br / 2 Ba 1,165 54 $2,804 $2.41

2 Br / 2 Ba 1,206 68 $2,789 $2.31

3 Br / 2 Ba 1,396 14 $2,819 $2.02

Total/Avg. 1,003 306 $2,516 $2.51

UNIT TYPE UNIT SF UNITS AVG. $/MO AVG. $/SF

1 Br / 1 Ba 755 34 $2,241 $2.97

1 Br / 1 Ba 801 58 $2,358 $2.94

1 Br / 1 Ba 948 34 $2,480 $2.62

2 Br / 2 Ba 1,049 63 $2,536 $2.42

2 Br / 2 Ba 1,239 17 $2,686 $2.17

2 Br / 2 Ba 1,344 17 $2,690 $2.00

Total/Avg. 961 223 $2,459 $2.56

MEDITERRA |  Mediterra La Quinta Owner |  43100 Palm Royale Dr, La Quinta
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MULTIFAMILY COMPS
COSTAR |   FEBRUARY 2025
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UNIT TYPE UNIT SF UNITS AVG. $/MO AVG. $/SF

1 Br / 1 Ba 830 12 $2,029 $2.44

1 Br / 1 Ba 840 8 $2,049 $2.44

1 Br / 1 Ba 873 2 $2,289 $2.62

1 Br / 1 Ba 907 8 $2,089 $2.30

1 Br / 1 Ba 990 8 $2,164 $2.19

2 Br / 2 Ba 1,050 36 $2,259 $2.15

2 Br / 2 Ba 1,072 4 $2,676 $2.50

2 Br / 2 Ba 1,087 9 $2,678 $2.46

2 Br / 2 Ba 1,090 33 $2,279 $2.09

2 Br / 2 Ba 1,128 29 $2,359 $2.09

Total/Avg. 1,035 149 $2,276 $2.20

VILLAGIO AT LA QUINTA |  Hanes Investment Realty |  80175 Avenue 52, La Quinta

Flora | La Quinta, CA

Source: Costar | February 5, 2025

UNIT TYPE UNIT SF UNITS AVG. $/MO AVG. $/SF

1 Br / 1 Ba 820 34 $1,901 $2.32

2 Br / 2 Ba 1,022 53 $2,166 $2.12

2 Br / 2 Ba 1,136 53 $2,277 $2.00

Total/Avg. 1,016 140 $2,144 $2.11

MEDICI |  Stadium Way Partnership |  79090 Avenue 42, Bermuda Dunes
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MULTIFAMILY COMPS
COSTAR |   FEBRUARY 2025
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UNIT TYPE UNIT SF UNITS AVG. $/MO AVG. $/SF

Studio / 1 Ba 670 8 $1,800 $2.69

1 Br / 1 Ba 743 68 $1,850 $2.49

2 Br / 2 Ba 889 70 $2,160 $2.43

2 Br / 2 Ba 958 7 $2,135 $2.23

2 Br / 2 Ba 966 15 $2,255 $2.33

2 Br / 2 Ba 1,047 15 $2,200 $2.10

3 Br / 2 Ba 1,177 39 $2,320 $1.97

Total/Avg. 905 222 $2,089 $2.31

SILVERHAWK |  Silverhawk Apartments |  50660 Eisenhower Dr, La Quinta
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Source: Costar | February 5, 2025

UNIT TYPE UNIT SF UNITS AVG. $/MO AVG. $/SF

1 Br / 1 Ba 792 72 $1,895 $2.39

2 Br / 2 Ba 960 64 $1,975 $2.06

2 Br / 2 Ba 1,121 64 $2,200 $1.96

Total/Avg. 951 200 $2,018 $2.12

AVENTINE | Tricor Southwest Corporation | 47750 Adams St, La Quinta
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MULTIFAMILY COMPS
COSTAR |   FEBRUARY 2025
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Source: Costar | February 5, 2025

VILLAS ON THE GREEN |  PD Villas on the Green |  77120 California Dr, Palm Desert 

UNIT TYPE UNIT SF UNITS AVG. $/MO AVG. $/SF

Studio / 1 Ba 510 12 $1,456 $2.85

1 Br / 1 Ba 650 36 $1,676 $2.58

1 Br / 1 Ba 680 16 $1,676 $2.46

1 Br / 1 Ba 800 12 $1,680 $2.10

Total/Avg. 658 76 $1,642 $2.50

PARKWOOD AT POLO GROUNDS |  Parkwood Housing |  81777 Avenue 48, Indio 

UNIT TYPE UNIT SF UNITS AVG. $/MO AVG. $/SF

1 Br / 1 Ba 730 84 $1,721 $2.36

1 Br / 1 Ba 750 12 $1,733 $2.31

2 Br / 2 Ba 910 28 $1,804 $1.98

2 Br / 2 Ba 963 1 $1,839 $1.91

Total/Avg. 744 125 $1,742 $2.25
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PROJECT TIMELINE, 
COSTS & AMENITIES
FLORA
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DEVELOPMENT TIMELINE

September 2025
CONSTRUCTION

DOCS

January 2025
ENTITLEMENTS
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November 2025
CONSTRUCTION 

START

June 2027
CONSTRUCTION 

FINISH

July 2028
PROJECT

STABILIZATION
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CITY PERMIT & DEVELOPMENT FEES
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CITY OF LA QUINTA   |   FEBRUARY 2025
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CITY PERMIT & DEVELOPMENT FEES
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AMENITIES
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In-Unit
Open Floor Plan

Walk-In Closet

Private Balcony

Workstation

Upgraded Finishes / Stainless Steel Appliances

Site
Outdoor Courtyard w/Pool

Spa, Lounge, BBQ, Activity Area, Gym

Community Room

Co-Working Space

Guest Parking w/Community EV Charging

Pet-Friendly Dog Area

Neighborhood
Adjacent Shopping and Dining

Direct access to Monitcello Park

Excellent Schools

Close Proximity to I-10

Nearby Public Transit
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OFFERING GUIDELINES
FLORA
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DEPOSITS
Ten percent (10%) of the purchase price shall be non-refundable and released 
following approval of the Feasibility Period.

CLOSE OF ESCROW
Close of Escrow shall occur 10 days following the approval of the feasibility period.

DUE DILIGENCE DOCUMENTS
Please click here to review the due diligence documents.

TITLE & ESCROW
Title Company: Chicago Title Co.

OFFERS DUE
Submit all offers in writing by Thursday, March 13, 2025.

CONTACT INFO
Omar Hussein
214.923.3246
omar@beaconrealtyadvisors.com | beaconrealtyadvisors.com

SELLER
AABC Beacon Jefferson Square, LLC

LETTERS OF INTENT
All letters of intent should identify the purchase price, acquisition structure,

feasibility period and source of capital which will be used to purchase the

property. The feasibility period shall commence upon acceptance of the

Letter of Intent.

ACQUISITION STRUCTURE
Seller is seeking “all-cash” offers to purchase Flora in its current condition.

PURCHASE AND SALE AGREEMENT
Upon the Seller’s acceptance of a letter of intent, the Seller shall provide the 
Purchase & Sale Agreement.

FEASIBILITY PERIOD
The Feasibility Period shall be 45 days and begin upon acceptance of the 
Letter of Intent.

OFFERING GUIDELINES
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https://www.dropbox.com/scl/fo/pl49utb8js30lvu1qiiu0/ABhJ0Duqwemu0ER5jmtFAUM?rlkey=wt6cx5kiheh0qk8man5q3bgno&e=1&st=v01cz21d&dl=0
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BROKER DISCLAIMER

The information contained in the foregoing offering memorandum is proprietary and strictly confidential. It is intended to be
reviewed only by the party receiving it from Beacon Realty Advisors and should not be made available to any other person or entity 
without the written consent of Beacon Realty Advisors. By taking possession of and reviewing the information contained herein the 
recipient agrees to hold and treat all such information in the strictest confidence. The recipient further agrees that recipient will not 
photocopy or duplicate any part of this offering memorandum.

This offering memorandum has been prepared to provide summary, unverified financial and physical information to prospective 
buyer(s). The information contained herein is not a substitute for a thorough due diligence investigation. Beacon Realty Advisors has
not made any investigation, and makes no warranty or representation with respect to the income or expenses for the subject property,
the future projected financial performance of the property, the size and square footage of the property and improvements, the
presence or absence of contaminating substances, PCBs or asbestos, the compliance with local, state and federal regulations, the
physical condition of the improvements thereon, or the financial condition or business prospects of any tenant, or any tenant’s plans or
intentions to continue its occupancy of the subject property. The information contained in this offering memorandum has been 
obtained from sources we believe to be reliable; however, Beacon Realty Advisors makes no warranty or representation whatsoever 
regarding the accuracy or completeness of the information provided. All potential buyers must take appropriate measures to verify all
of the information set forth herein.
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