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PLANNING AND PROGRAMMING COMMITTEE
MARCH 16, 2022

SUBJECT: NORTH HOLLYWOOD JOINT DEVELOPMENT

ACTION: APPROVE RECOMMENDATION

RECOMMENDATION
AUTHORIZE the Chief Executive Officer to extend the existing Exclusive Negotiation Agreement and
Planning Document with NOHO Development Associates, LLC, a Delaware limited liability company
for the North Hollywood Joint Development Project for an additional 12 months beyond June 2022,
with an option to extend another 12 months to June 2024.

ISSUE

Staff recommends the extension of the existing Exclusive Negotiation Agreement and Planning
Document (ENA) to facilitate completion of the project entitlements, environmental review, and
clearance of the Project under the California Environmental Quality Act (CEQA), and upon
satisfaction of CEQA requirements, negotiation of Project transaction documents.

BACKGROUND

The North Hollywood Station (Station) is a regional, multi-modal transportation hub that includes the
terminuses of the Metro B Line (Red) and G Line (Orange), two bus layover facilities, and a Metro
park-and-ride lot.  Adjacent to/surrounding the Station, Metro owns an approximately 15-acre site
comprised of four parcels, one easterly and three westerly of Lankershim Boulevard (Site). The Site
has arterial and freeway access and extensive public transportation access.

Following a competitive solicitation in 2016 for the joint development of the Site and execution of an
ENA thereby in 2017 (as amended and extended in May 2019, December 2019, and June 2021),
NOHO Development Associates, LLC, a Delaware limited liability company (Developer) and Metro
staff have worked together closely and diligently over the past five years to advance the Project to
entitlements and CEQA clearance. The Project design includes a consolidated transit center with 29
bus bays, a new portal into the B Line station, and additional transit amenities. The development
program includes 1527 housing units, 311 of which are affordable, 100,000 square feet of retail and
restaurant uses nearly 500,000 square feet of office, and an acre of public open space.

DISCUSSION

The Developer has diligently performed its obligations under the ENA including conducting extensive,
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on-going community outreach, refining the conceptual development plan, and submitting the Project
for entitlements to the City of Los Angeles. The requested extension is for 12 months, with an option
to extend an additional 12 months upon continued diligent performance of Developer obligations
under the ENA. This extension would allow time for the Project to perform additional outreach,
complete the entitlement and environmental clearance process with the City, and for the Developer
and Metro to negotiate the legal documents required for the development transaction.

Affordable Housing and Community Benefits
The Project is part of a larger package of public investments and benefits which includes a new
transit center crucial for several Measure M projects, a new public community open space, and a
substantial arts program. These amenities are made possible by revenue generated by the 1527-unit
mixed-use development.

The Project includes 311 affordable housing units which will significantly increase the number of
affordable units in Metro’s portfolio.  The original development proposal offered 262 affordable units,
750 total units, and fewer public benefits. Through the Project negotiations, Staff pushed the
Developer to deliver more housing and benefits in alignment with the underlying redevelopment plan
for the area and the community’s express desire, recorded in the 2015 Development Guidelines, for a
vibrant, transit-oriented community with a public gathering space and an intensity of uses. The
current program calls for two dedicated affordable housing buildings to be integrated into the Project
while maximizing access to public subsidies available for affordable housing near transit.

Community Outreach
The competitive solicitation for this joint development project was informed by extensive community
outreach, which included the desire for intensified urban uses, community open space, and public art,
all of which are included in the Project. Throughout the ENA term to date, the Developer has
continued extensive ongoing outreach with the community through public meetings at the
Groundwork coffee shop (located at the Site), one-on-one meetings with key stakeholders and
business owners, and presentations for nearly two dozen community organizations. In total, the team
has presented the Project at nearly 100 individual meetings. Feedback on the proposed Project has
been overwhelmingly positive, however, some community members have recently raised concerns
about the amount and integration of affordable housing within the Project. Staff is working with the
Developer to evaluate this concern and identify potential solutions and additional sources of funding
that may strengthen the affordable housing program.

Design Review
The Project is the largest joint development project in Metro’s portfolio to date. It is accommodating a
new transit center that will serve three Measure M projects: the G Line Improvements Project, the
North San Fernando BRT, and the NoHo to Pasadena BRT. The transit center will include electric
bus charging infrastructure to serve Metro’s growing fleet of zero emissions buses. Metro has
carefully reviewed each phase of design of the Project, yielding a world-class design for a new Metro
portal, transit serving retail carefully integrated into the Project Site, and new community open spaces
where families may gather. In addition, public art will be thoughtfully woven throughout the Project
Site.

Entitlements
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The Developer has submitted to the City of Los Angeles a complete entitlement package including a
draft Specific Plan and Signage Plan for the Project. The Draft Environmental Impact Report (EIR) for
the Project will be released in the spring of 2022. Adoption of a Final EIR is anticipated by late 2022.
Entitlements for the North Hollywood Joint Development Project (Project) have been delayed, in part
due to the Covid-19 pandemic and City of Los Angeles staff city processing constraints.

Legal Agreements
Several agreements, including a Joint Development Agreement, a form of Ground Lease, and a
Transit Center Agreement, will be negotiated to ensure the preservation of Metro’s ability to safely
and efficiently operate and maintain the transit system and facilities well into the future while
providing long-term rights to the Developer. Once the Project entitlements are in place and an EIR is
certified for the Project, the key terms and conditions for these agreements will be brought forward to
the Board for its consideration and approval.

EQUITY PLATFORM

Feedback from rigorous community engagement was captured in the Development Guidelines and
Request for Proposals for this Project which has informed the design and program for the Project.
Additional outreach is taking place before and throughout the Draft, EIR comment period, and
outreach will continue through project approvals and construction. This outreach includes eblasts,
online meetings, one-on-one stakeholder meetings with small businesses and community
organizations such as the NoHo Home Alliance and the Federal NoHo, presentations at several
organizational meetings such as the San Fernando Valley Service Council and the NoHo
Neighborhood Council, as well as in-person outreach at the North Hollywood Station.

According to the American Community Survey 2015-2019 data, within a half-mile walking distance of
the Station, median household incomes are approximately $56,000 (approximately 82% of the
Median Household Income for LA County in the same period), 54% of residents are people of color,
and over 11,000 residents have limited English proficiency. This community will benefit from the open
space, public art, and additional amenities.

B Line and G Line riders are disproportionately made up of low-income individuals and people of
color. The Project is anticipated to improve equity outcomes for Metro patrons as the new Transit
Center will improve the quality, safety, efficiency, and reliability of the transit journey. The Transit
Center will improve outcomes for people with disabilities by reducing and simplifying walking and
rolling distances between transfers and surrounding destinations. The Transit Center will improve
outcomes for Metro employees by providing a new employee restroom and break room as well as a
new transit security kiosk. The Project will improve outcomes for other vulnerable communities by
reducing greenhouse gases and improving air quality using electric vehicle charging infrastructure
and reducing VMT through transit-oriented development.

The Project will include affordable housing units which are intended to benefit people with low
incomes who will have the opportunity to live in a high-resource area with access to schools and
jobs. The affordability levels are subject to available subsidies and are therefore not confirmed until
the affordable housing developer seeks financing. In response to community concerns about the
number of affordable housing units in the Project, the Developer is exploring the feasibility of
additional funding sources and potential solutions to increase the number of income-restricted units.
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Staff will report back on those efforts in 120 days.

The Project will create over 15,000 one-time construction jobs and nearly 5,000 recurring jobs, as
well as nearly $2 billion in one-time economic impact and over $1 billion in stabilized economic
impact, according to a study by RCLCO. The Project will also generate nearly $300 million in tax
revenues for the City and County over its first 30 years.

DETERMINATION OF SAFETY IMPACT

The extension of the ENA document will have no impact on safety.

FINANCIAL IMPACT

There is no financial impact at this time as the item will only authorize the time extension of an
existing negotiations agreement.

Impact to Budget
Extension of the ENA would not impact the Fiscal Year 2022 Budget.

IMPLEMENTATION OF STRATEGIC PLAN GOALS

The Project is in support of Goals 2 and 3 of the Strategic Plan:  Goal 2. The Project will deliver
outstanding trip experiences for all users of the transportation system by upgrading the bus amenities
and transfer facilities at the Station. Goal 3. The project will enhance communities and lives through
mobility and access to opportunity by activating this transit oriented community with a robust
investment that will bring housing, jobs, and services to the neighborhood.

ALTERNATIVES CONSIDERED

The Board could defer or deny approval of the ENA extension which would cause the ENA to expire.
Allowing the ENA to expire, in addition to wasting time and resources that have been spent to date on
the Project’s development, would also result in Metro having to restart the competitive solicitation
process for the development of the Site, and cause an extended delay in the delivery of project
benefits to the area surrounding the Site and community at large in North Hollywood.

NEXT STEPS

Upon approval of the recommended action, an amendment extending the term of the ENA for 12
months will be executed, and Joint Development staff and the Developer will continue community
outreach, design refinements, negotiations, and entitlements work. Staff will report back to the Metro
Board regarding the affordable housing program in 120 days.

The City of Los Angeles is expected to release the Draft EIR for the Project in spring 2022 and
completion of the Final EIR by late 2022. Pursuant to the Developer’s diligent performance of
obligations under the ENA, staff may choose to extend the ENA another 12 months and would notify
the Board of this decision.
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Pursuant to the completion of the entitlements package and certification of the Final EIR by the City,
as well as successful negotiation of the transaction documents between Metro and the Developer,
staff would bring a recommendation for the Metro Board to approve the execution of a Joint
Development Agreement and adopt relevant CEQA findings with respect to such action by the end of
2023.

ATTACHMENTS

Attachment A - Site Plan

Prepared by: Marie Sullivan, Manager, Countywide Planning & Development, (213) 922-2556
Wells Lawson, DEO, Countywide Planning & Development, (213) 922-7217
Nick Saponara, EO, Countywide Planning & Development, (213) 922-4313
Holly Rockwell, SEO - Real Estate, Transit Oriented Communities and Transportation
Demand Management, (213) 922-5585

Reviewed by: James de la Loza, Chief Planning Officer, (213) 922-2920
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