PLANNING AND PROGRAMMING COMMITTEE

FEBRUARY 19, 2003

SUBJECT:
HOLLYWOOD & VINE STATION

TRANSIT ORIENTED DEVELOPMENT PROJECT

ACTION:
EXTEND PERIOD OF EXCLUSIVE NEGOTIATIONS 

WITH LEGACY PARTNERS
RECOMMENDATION
Authorize the Chief Executive Officer to execute a one-time only, six-month extension of the Exclusive Negotiation Agreement with Legacy Partners for the development of approximately 2.8 acres of MTA-owned land at the Hollywood & Vine Metro Rail Station.

ISSUE
On September 20, 2002 the MTA entered into a six-month Exclusive Negotiation Agreement (ENA) with Legacy Partners working in partnership with Gatehouse Capital and the Los Angeles Community Redevelopment Agency (CRA).  The current ENA lapses on March 20, 2003.  A one-time extension of the ENA is needed to conclude negotiations with the development team.

Progress to Date 

There has been significant progress to date in the negotiations towards a development agreement.  Legacy Partners and Gatehouse Capital have proposed business terms for a ground lease with the MTA.  This proposal has been reviewed and a counter-proposal has been provided to the developers.  As a condition of their proposal, the developers have investigated site conditions and submitted slightly revised project site layouts to avoid conflict with MTA station facilities and to more efficiently provide for required MTA bus facilities. 

The Community Redevelopment Agency (CRA) is scheduled to amend the Hollywood Redevelopment Plan in June 2003.  Following the amendment of the Redevelopment Plan, CRA will be better able to assist the developers with property 

acquisition. The developers are having limited success in acquiring the parcels that would allow for the cohesive development of the site envisioned in the developers proposal.  Extension of the ENA will enable Legacy Partners to get more assurance regarding the acquisition timing and cost for the private parcels.     

POLICY IMPLICATIONS
The recommended action is consistent with the Joint Development Policies and Procedures approved by the Board at its April, 2002 meeting.  The goals of the MTA’s joint development program are to promote and enhance transit ridership, enhance and protect the transportation corridor and its environs, enhance the land use and economic development goals of surrounding communities and conform to local and regional development plans, and generate value to the MTA based on a fair market return on public investment.    MTA staff feels that continuing to negotiate with Legacy Partners is likely to result in a project that meets the goals contained in the policies and procedures.   

OPTIONS
MTA could choose to not extend the ENA with Legacy Partners.  This would delay joint development of the site by requiring a new solicitation for development proposals at a future date.  Failure to develop MTA owned land above the Hollywood/Vine Station would be inconsistent with the MTA’s joint development policies to promote transit enhancing developments at station sites that are consistent with local jurisdiction land use and economic development objectives and that also provide a financial return to the MTA.

FINANCIAL IMPACT
The recommended action will not impact the MTA’s FY02 budget.  Ultimately, development of the MTA-owned properties will result in revenues to the MTA.  

DISCUSSION
The development contains the same uses that the MTA Board approved in selecting this development team for the ENA.  The Developer is proposing 50 more apartments and 10,000 square feet more of retail.  Legacy Partners and Gateway Capital, propose to build a mixed-use, transit-oriented development that would include, approximately 300 hotel rooms (232,500 sq. ft.), 250 apartments, 50 condominiums, and over 40,000 square feet of ground level retail space.  Additionally, Legacy Partners proposes to develop 982 parking spaces on two levels below grade level.  Staff is in discussion with the developers to also include up to 500 park-and-ride spaces in the development.  The W Hotel continues to be a part of the project.  (See attached letter for Starwood Hotels & Resorts Worldwide, Inc.)

Additional negotiation points have included the following:

Land Swap

Gatehouse Capital has proposed a land swap with the MTA to exchange properties located on Vine Street for the MTA property on Hollywood Boulevard, excluding the subway portal.  This would resolve financing issues affecting the sale of condominium units on leased land by allowing the developer to own the land beneath the condominium units while the MTA would then own a portion of the land beneath the hotel.  The base rents and future appraised values would continue to be based on the original MTA parcel configuration for the term of the ground lease.  

Bus Transit Facilities

The developers requested clarification regarding the MTA’s bus boarding/alighting and layover needs at this location.  MTA Planning and Operations staff coordinated in responding to the Developer’s request on this issue.  MTA has informed the developers that the basic needs are for four layover spaces which can be located anywhere at ground level in the development and two spaces in close proximity to the portal which can be used for boarding and alighting for several bus lines as well as DASH and Hollywood Bowl shuttles.  These two boarding & alighting spaces can be either on or off-street, but must be highly visible and easily accessible from the portal, and have good passenger amenities. The MTA also noted the need for some articulated bus capacity as well as appropriate bus turn-around areas and easy turning access onto Hollywood Boulevard.  The developers are considering the best way to incorporate these transit needs into the development site plan. 

Escalator Relocation & Density Over MTA Portal

In order to create a usable building space in the portal area, the developers are proposing to relocate the existing escalators on the southwest corner of Hollywood and Argyle closer to Argyle.  In addition, because of conflicts with existing station facilities (vent shafts, emergency exits, etc.), the developers are  proposing a two story building section and plaza immediately adjacent to the portal area. 

NEXT STEPS
MTA and CRA staff will continue to negotiate over a six-month period to determine the specific financial arrangements and schedules for this development.  MTA staff anticipates concluding negotiations during the six-month period and if appropriate, presenting a draft Development Agreement for Board approval.  
ATTACHMENTS

A.
Letter from Starwood Hotels & Resorts Worldwide, Inc.

Prepared by:
Fiona F. Schneider, Transportation Planning Manager



Westside Area Team



_______________________________

James L. de la Loza

Executive Officer

Countywide Planning and Development 

_________________________________

Roger Snoble

Chief Executive Officer
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