PLANNING AND PROGRAMMING COMMITTEE

APRIL 16, 2003

SUBJECT:
WILSHIRE/WESTERN STATION 

TRANSIT ORIENTED JOINT DEVELOPMENT 

ACTION:
APPROVE JOINT DEVELOPMENT AGREEMENT WITH WILSHIRE ENTERTAINMENT CENTER, LLC.

RECOMMENDATION

Authorize the Chief Executive Officer to enter into a Joint Development Agreement (JDA) and subject to Developer meeting contingencies of the JDA, authorize the CEO to enter into Ground Lease, Easement Agreement, and such other agreements necessary to implement the Ground Lease with Wilshire Entertainment Center, LLC (WEC) for the development of approximately 72,700 sq. ft. of MTA-owned property located at the Metro Red Line Wilshire/Western Station with the terms outlined in Attachment A. 

ISSUE

In March 2002, the Board approved a six-month Exclusive Negotiation Agreement (ENA) with Wilshire Entertainment Center, LLC (WEC).  Staff conducted these negotiations in coordination with the City of Los Angeles Community Redevelopment Agency (CRA), and on November 20, 2002 the ENA was extended for 90 days.    

Staff has reached agreement with the Developer on terms for the joint development project.  Approval of the recommended actions will allow the Chief Executive Officer to execute the agreements necessary to allow joint development of the Wilshire/Western Metro Red Line Station Site.  The projects consist of 50,800 square feet of retail/restaurant uses, 200 apartment units (20% affordable) and a 700-space parking garage.  (See Attachment B.)  A total of 624 spaces within the parking structure will support the development project and 76 spaces will replace the existing City of Los Angeles community parking lot.  In addition, a 12-bus layover facility will be provided for use by the MTA and 110,000 square feet of self-storage facility will be constructed directly above the bus layover facility.  The land assemblage is comprised of 72,700 sq. ft. of land owned by the MTA (59%), 29,000 sq. ft. of land owned by Los Angeles Department of Transportation (LADOT), and 21,400 sq. ft. of property that is privately held and would have to be acquired by the developer.  The Developer is currently in discussion with the CRA regarding potential financial and land acquisition assistance.  
POLICY IMPLICATIONS

The recommended action is consistent with MTA’s Joint Development Policy to: 

1. Promote and enhance transit ridership.

2. Enhance and protect the transportation corridor and its environs.  

3. Enhance the land use and economic development goals of surrounding communities and conform to local and regional development plans.

4.
Generate value to the MTA based on a fair market return on public investment.  
OPTIONS
The Board could choose not to authorize execution of the joint development agreement.  Staff is not recommending this option because it would unnecessarily delay development of the station site.  Upon completion, the overall development will integrate into the existing urban environment, offering a vibrant mixed-use development to the neighborhood area around the subway portal.  The proposed terms and conditions are fair, and were arrived at after considerable negotiation.  

FINANCIAL IMPACT

The recommended action will have a minor positive impact on the MTA’s FY ‘03 Budget.  In future years, the development will generate additional revenues to the MTA as indicated in

Attachment A.

DISCUSSION

The Wilshire/Western Metro Red Line Station totals 1.67 acres of MTA-owned land and is currently comprised of a subway portal, transit plaza, and a 12-bus layover.  The development would include the MTA property plus additional parcels.  

WEC is a single purpose Delaware limited liability company (LLC) formed solely for this project.  WEC is comprised of KOAR Institutional Advisors, LLC, the Managing Member, plus five individual investors with whom KOAR has consummated several successful real estate transactions.  The principals of KOAR have successfully developed nearly $1 billion of income producing projects in virtually every product type.  The Genesis L.A. Real Estate Fund, LLC (a subsidiary of Shamrock Holdings, Inc.) will provide some of the construction financing.  Archeon is the projects’ lead architect and Erkel Greenfeld is the structural engineer.

Land Swap- WEC will be performing a land swap with the MTA to exchange properties located on 6th Street and Western Avenue for the MTA property on Western Avenue, excluding the subway portal.  Once the development is complete, the MTA would then own the land underneath the bus layover facility and self-storage facility and the Developer would own the land under the residential units. The base rents and future appraised values would continue to be based on the original MTA parcels for the remainder of the lease. 

Bus Transit Facilities- The Developer will incorporate a 12-bus layover facility, including 5 spaces for articulated buses, directly under the self-storage facility.  During morning peak times, the Developer will make arrangements with the City to provide two overflow spaces on street.  The Developer will include restroom facilities for the MTA bus drivers at the bus layover facility.  

NEXT STEPS

Upon approval of the recommended actions, the Chief Executive Officer will execute the Joint Development Agreement.  Staff will then continue to manage and coordinate the development in accordance with the terms and conditions of the agreement. 

ATTACHMENTS

A.
JDA Terms and Conditions

B.
WEC Site Plans and Renderings
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