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EXECUTIVE SUMMARY




“This project presents an opportunity for us to utilize our diverse
development experience to create a dynamic urban
environment that will compliment the rich diversity, history, and
culture of NoHo and leave a lasting impact in our own
backyard.”

Thomas W. Wulf, Lowe Enterprises
Babak Ziai, Lowe Enterprises



EXECUTIVE SUMMARY

Lowe Enterprises Real Estate Group (“Lowe”) is pleased to present this
proposal to the Los Angeles County Metropolitan Transportation Authority
(“Metro”) and the Community Redevelopment Agency of the City of Los
Angeles (“CRA/LA”) for the joint development of the Metro-owned parcels
(“Project Site”) in the NoHo Arts District of North Hollywood.

It is our understanding that Metro and the CRA/LA are seeking a strategic
development plan for the area defined as the Project Site, which consists of
four separate parcels adjacent to the Metro Red Line and Orange Line North
Hollywood Stations. Lowe presents the attached conceptual master plan,
which will lead to the signature development of the Project Site with over 1.7
million square feet of development. Through this single master plan defined
over multiple phases, Lowe proposes to deliver a new integrated development
for the 15.6-acre site entitled the “NoHo Art Wave”. The overall plan, as
proposed, will deliver approximately 190,000 square feet of retail,
entertainment and community uses, 1,000,000 square feet of office and 560
residential units (approximately 515,000 square feet) to the NoHo Arts District.
Implementing the development in multiple phases will allow for the highest
probability for success of the NoHo Art Wave.

Economically the $687 million development will provide Metro with ground
lease payments on a 20-year net present value basis exceeding $57.8 million.
Minimum Base Rent per year has been established at 9.25% of net land value
or $10,822,500. The NoHo Art Wave will additionally create in excess of a
projected $1 million annually in additional tax and license fee revenue as well
as 2,873 new permanent jobs.

Lowe Enterprises, based here in Los Angeles has assembled a team uniquely
suited to develop this project in partnership with Metro and CRA/LA. Principals
of Lowe Enterprises, AC Martin Partners (“AC Martin”) and Latham and Watkins
have extensive experience in similar Los Angeles development projects and in
working with cities and private ventures to achieve development plans that
meet their community goals. Furthermore, the Lowe team has worked
together on other successful development projects.

Lowe Enterprises is an award winning, nationally recognized real estate firm
with experience developing commercial, residential and hospitality properties
(www.LoweEnterprises.com). Our name is associated with several well-known

California landmarks including the famous Hotel del Coronado in Coronado, the
Marineland property in Rancho Palos Verdes, and the Transamerica Building in
San Francisco. Lowe is widely acclaimed for product diversity unparalleled in
the industry. Over the last two years alone the company has financed and
completed over $2 billion in real estate development projects. Lowe will be the
Master Developer for the Project Site.

“It is important to us that
we operate our business
under high ethical
standards treating people
in a fair and consistent
manner, really thinking
about the long term
investments that make a
positive contribution to
the communities in which
we operate.”

Robert J. Lowe
Chairman & Chief Executive Officer
Lowe Enterprises

Hotel Del Coronado
Coronado, CA

Northrop Grumman
Colorado Springs Campus
Colorado Springs, CO
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A. THE LOWE TEAM

The Lowe Team is distinguished by: (1) our proven development record on
government projects, (2) our successful team member/consultant history
on past projects of similar size and technical complexity, (3) our expertise
in the financing of sophisticated facilities that involve public-private
agreements, and (4) our locally based team of dedicated and dependable

associates. Collectively, The Lowe Team possesses exceptional
qualifications to design, entitle, construct, and operate, a comprehensive, City Vista
master planned development in North Hollywood. Furthermore, our Washington, DC

development will be a model of sustainable LEED certified design that will
exceed Metro and CRA/LA objectives and become a high standard of
quality development for the North Hollywood Project Area.

As Master Developer, Lowe Enterprises has assembled a dynamic team
uniquely qualified to partner with Metro and CRA/LA on the joint
development of the Project Site. The Lowe Team is a collaboration of like
minded professionals who have chosen to work with each other in this
endeavor because of a shared vision that this team will produce a new and
dynamic environment in North Hollywood.

Principal team members include the following:

AC Martin Partners will be a sub-consultant firm to Lowe Enterprises.
Celebrating 100 years in the business, also based here in Los Angeles, AC
Martin has successfully bridged the gap between the private and public
sector needs in a manner that achieves the objectives of both. The
architects and designers at AC Martin have built a portfolio of quality
urban planning and design projects that have won the affinity of their
neighbors while contributing to the commercial success of their developers
and their communities. AC Martin will lead the architectural design and
engineering aspects of the project.

Verizon Wireless
Irvine, CA

Latham and Watkins will be a sub-consultant firm to Lowe Enterprises. At
the forefront of land use, project development and finance, Latham &
Watkins has been counsel to some of the world's largest and most complex
projects.

A complete summary and resumes of team members is included in Section
2, Organizational Profile.

B. Key TEAM ATTRIBUTES
Key attributes of The Lowe Team are highlighted below:

Proven Development and Financing Record

= Lowe Enterprises has a proven record as a financially strong and
responsible developer in public/private joint ventures. Over its 35-
year history as a privately-owned, vertically-integrated real estate
development, management, and investment company, Lowe B v
Enterprises has developed, acquired, or managed more than S$S8.5 Howard Hughes Center
billion of real estate assets. Los Angeles, CA
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= Lowe’s development portfolio includes over 12 million square feet of
completed commercial projects with another 5.3 million square feet
totaling almost $2 billion in the pipeline.

Significant Team Local Experience

= Lowe has been operating in the Southern California market for over 35
years. Lowe is currently developing Terranea, a master planned
mixed-use hotel and luxury resort in Rancho Palos Verdes and has a
portfolio of Los Angeles assets that includes the BOMA (Building
Owners and Managers Association) award-winning Grand Avenue
Courtyard in El Segundo, Encino Financial Center, and the 6" and Chandler Commons
Alameda Wholesale Distribution Center in Downtown. Chandler, AZ

*  Members of the Lowe Team are active in many significant Los Angeles
developments. We understand the entitlement process and can
pursue optimum value for the development activities.

*  The primary Lowe Team members are local, Los Angeles firms with
significant local, regional and national experience in architecture,
engineering, land use, sustainability, commercial brokerage and
construction.

Extensive Team Government Experience

= Lowe has completed public/private ventures, build-to-suits and leases
with a variety of Government entities including the University of
California, San Diego, District of Columbia, Brea Olinda School District,
City of Azusa, and GSA.

= AC Martin has completed master plans and designed major
government facilities for the City and County of Los Angeles, the Los
Angeles Police Department and Cal State University in Los Angeles.

Commitment to Design Excellence

* The Lowe Team is committed to achieving design excellence in the
execution of the mixed use development while meeting the following
goals:

Fluor Daniel
Aliso Viejo, CA

— Creation of a master plan which will continue the NoHo Arts
District revitalization

— Enhancement of transit-oriented location with increased density
of uses, while,

— Maintaining sensitivity to surrounding existing uses and working
to integrate those into the master plan.

Sustainable and Energy Efficient Design Credentials

* The Lowe Team includes Brightworks, an energy and sustainability
consultant, which specializes in energy modeling, including financial
incentives, Title 24 and LEED achievement and documentation.

* The Lowe Team has committed a significant effort to sustainable and
energy efficient design and has included a goal of not only meeting the
LEED certification requirement mandated by Metro, but possibly
exceeding those levels for new construction.

* The Lowe Team includes LEED Accredited Professionals in GSA Bureau of Public Debt
development, construction, design, engineering, consulting and Parkersburg, WV
contracting.
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Award Winning Team Record

=  The combined experience of The Lowe Team spans thousands of acres
of land development, millions of square feet of office, retail and
commercial construction and over 3,500 new housing units.

®= lowe Enterprises was selected as the 2002 NAIOP (National
Association of Industrial and Office Properties) National Developer of |
the Year and is the recipient of many local, regional and national (i
awards including several BOMA Buildings of the Year.

= The Lowe Team has strong pre-existing relationships and a history of
success with many past projects completed as was indicated in the
prior Request for Qualifications submittal.

Sony Music
Santa Monica, CA

C. DEVELOPMENT PLAN

Lowe’s vision for the NoHo Art Wave is to create a master plan for the
development of the entire project area and then develop this plan in
distinct phases. Lowe recommends this market-based phased approach to
create a vibrant, integrated, mixed-use office, retail and residential
environment while balancing the significant time and capital it will take to
achieve the goal. Lowe also desires for the CRA/LA to retain its current
momentum in the NoHo Arts District in North Hollywood. The CRA/LA, in
projects such as NoHo Commons, has made significant progress in its
redevelopment. By creating a strategic plan with phased components, we
intend to seize upon this momentum and continue the development of an
integrated transit-oriented development in North Hollywood.

Metro’s primary objectives for the joint development of the Project Site
are to 1) create a transit-oriented development that a) enhances and
increases transit ridership; b) provides transportation-related services and
conveniences; ¢) enhances the transfer connection between rail
passengers to bus and other transportation services; and d) is pedestrian-
oriented; 2) sponsor a project that generates economic development
benefits such as quality jobs and fiscal revenues to the local area and the
City of Los Angeles; 3) create a project that responds to the social and
design context of the local community; and 4) achieve transit, land use,
economic development and urban planning goals while providing at a
minimum a financial return equal to the current and future fair market
value of the offering.

The CRA/LA’s objective is to foster a development that 1) includes a mix of
uses that will continue the revitalization of the North Hollywood
Redevelopment Project Area, in general, and the NoHo Arts District in
particular; 2) strengthens the identity of the NoHo Arts District as a
destination area and cultural attraction; 3) achieves the highest level of
quality in terms of urban and architectural design; 4) generates economic
development benefits such as job opportunities and fiscal revenues to the
local area and the City of Los Angeles; and 5) promotes development that

conforms to the North Hollywood Urban Design Guidelines. Univision
Los Angeles, CA
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The proposed mix of densities and uses totaling 1.72 million square feet were determined by The Lowe Team
based upon extensive market and development experience, and represents, in our estimation, the best
opportunity to complete the strategic development plan as outlined by Metro. The plan has been studied
with respect to the financial, office, retail and housing markets. The compilation of this vision leads to the
development of the strategic plan and proposed phases, the culmination of which will result in a
comprehensive, master planned transit-oriented development with medium-density housing, re-energized
retail, an office campus and an enhanced entertainment district for the NoHo Arts District.

It is important to emphasize that the development plan presented by The Lowe Team establishes our
recommendation of the balanced and optimal mix of uses while maintaining Metro’s vision for the property.
However, in terms of maximum value, current market conditions dictate the highest and best use for the
property to favor residential development over commercial uses. Should Metro and CRA/LA favor an increase
in residential uses above the presented Lowe program, The Lowe Team is prepared to further investigate
alternative options.

GROUND LEASE ECONOMICS

In summary, The Lowe Team is presenting a comprehensive ground lease transaction structure highly
responsive to metro’s request which provides Metro with the following components of revenue:

= A $541,125 Option Rent payment per year from the date of approval of the Exclusive Negotiation
Agreement until the execution of the Joint Development Agreement and Ground Lease.

= A S$1,082,250 Entitlement Rent payment per year from the date of the execution of the Joint Development
Agreement and Ground Lease until entitlement approvals.

= A S$2,164,500 Holding Rent payment per year from the date of entitlement approvals and the earlier of
the minimum dates or the completion of construction for each phase.

= A $10,822,500 Minimum Base Rent payment per year from the earlier of the minimum dates or the
completion of construction for each phase.

= Additionally, The Lowe Team will share the “upside” with Metro and have proposed both Percentage Rent
and Profit Participation upon achieving specified performance hurdles for the proposed development.

= Qverall the present value of total ground rent over a 20 year period at a 9.25% discount rate exceeds
$57.8 million.

FINANCING COMMITMENTS & STRATEGY

The development of the NoHo Art Wave master plan will be funded with an equity commitment from the
Lowe Urban Infill Fund, an expected $1 billion investment fund which focuses exclusively on large-scale, urban
infill development and investment. Additional funding for the development will be secured through
traditional debt/construction financing mechanisms. Additionally, Lowe will work closely with Metro to
further investigate other, or alternative public financing options in order to maximize the economic return and
ground rent payable to Metro.

EcoONOMIC BENEFITS

Additionally, in making the NoHo Art Wave a reality, The Lowe Team will create substantial economic benefits
to the City of Los Angeles from the execution of a $687 million development program. Included within the
response is a report from Economics Research Associates, which projects the total economic impact of the
development. The NoHo Art Wave will create an annualized average of 519 construction jobs over its 78-
month construction period and 2,873 permanent new positions.
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Additionally once the project has reached stabilized operations; it will generate $1.7 million in annual tax
increment (TIF) revenues dedicated for the Agency's Housing Set-Aside Fund, and $6.9 million annually in
unrestricted TIF revenues. The unrestricted TIF revenues would support debt service on a bond of $62-to-$69
million (rough estimate).

The project is also projected to generate $254,800 in annual sales tax revenues from the on-site retail and
restaurant businesses and $535,800 in annual business license fees. Finally, the project's construction activity,
the ongoing operations of businesses located in the project and the consumer spending activities of project
residents will produce positive indirect impacts within the greater economy of the City of Los Angeles. ERA
projects that these indirect impacts will generate sales tax revenues averaging $59,300 per year over the 78
months of construction, and by stabilized operations, indirect sales tax revenues will total $196,900 per year.

G. COMMUNITY & PUBLIC SPACES

Finally, The Lowe Team has initiated a series of significant discussions with stakeholders in the local
community. Lowe takes a “hands-on” approach to development and has begun the process in NoHo. The
development of the NoHo Art Wave includes a proposed new East Valley YMCA to serve the community as
well as public spaces to support the NoHo Arts and Theater Business Collaborative. We believe these efforts
wil continue to support the positive growth of the NoHo Arts District. In addition, the public outdoor spaces
include gathering places, pocket parks, and outdoor entertainment. These are all vital to a successful and well
received development program.

The Lowe Team is focused on partnering with Metro and the CRA/LA to develop the Metro-owned parcels
while achieving and exceeding the objectives of both parties, meeting market demand needs and generating
the highest residual value for the property.

Lowe was founded in Los Angeles, maintains our national office here, and our team members make this their
home. The team is committed to making our collective home a better place in which to live, to work, to shop
and to play. The Lowe Team looks forward to working together to realize and implement our vision for the
NoHo Art Wave.

SECTION 1 | Executive Summary | Page 8










2. ORGANIZATIONAL PROFILE

A. THE LOWE TEAM

As Master Developer, Lowe has assembled a dynamic team uniquely
qualified to partner with the Metro on the development of the Metro-
owned parcels. The Lowe Team has extensive experience with similar

development projects and in working with government agencies to achieve Terranea
their goals and objectives. Included in this section are company profiles Palos Verdes, CA
and key personnel bios of development team members for Lowe

Enterprises, AC Martin Partners and Latham and Watkins and economics

research associates and Brightworks. Principal team members for this

submission include the following:

Team Member Primary role

Lowe Enterprises Master Developer/Commercial
AC Martin Partners, Inc. Master Architect/Commercial
Togawa Smith Martin Residential, Inc. Residential Architect

Mia Lehrer and Associates Landscape Architect

Latham and Watkins, LLP Land Use Attorney

Economics Research Associates Financial Advisory

Brightworks Sustainability Advisor
Swinerton Builders General Contractor

B. COMPANY PROFILE

Lowe Enterprises, Inc. is a diversified, vertically integrated, national real
estate organization active in commercial, hospitality and residential
property investment, management and development. Founded in 1972 by
Chairman and CEO Robert J. Lowe, the firm has an executive staff of 250 Ocean Ridge
and a total employment of over 8,000. Lowe is headquartered here in Los San Diego, CA

Angeles and maintains regional offices in Irvine, Sacramento, San
Francisco, Portland, Phoenix, Denver, and Washington, D.C. Lowe is
privately owned by a group of forty three (43) employee shareholders.

The Mission of Lowe Enterprises is to serve our clients and investors by
generating maximum value from real property assets, to provide our
customers with the highest level of services, to provide our associates with
rewarding career opportunities and to contribute to the communities in
which we operate. We believe the best way to fulfill this Mission is to have
congruent interests with our clients and investors, and to maintain direct
responsibility for each property and for the services provided to our
customers. Accordingly, Lowe applies its proven capabilities to the
acquisition, financing, development, management, marketing and
disposition of real property.

The firm operates through three wholly owned divisions:

= |Lowe Enterprises Real Estate Group directs the investment,
development and property management of the firm's commercial, Estancia Hotel and Spa
mixed use and residential projects throughout the U.S.; including the La Jolla, CA
development of more than $1 billion of commercial project underway.
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* Lowe Enterprises Investors directs the Company's capital and
investment activities, including more than $3 billion in real estate
assets for a list of investment clients that include public pension funds,
insurance companies, international institutions and high net worth
investors and;

= Lowe Hospitality Group is responsible for its hotel and resort
investment, development and management activities. Its hospitality
management subsidiary, Destination Hotels and Resorts, was recently
ranked the fifth largest independent hotel management company in
the U.S. by a leading hospitality industry publication. Its development
subsidiary, Lowe Destination Development, currently has $2 billion of
resort and planned community projects underway.

Since its inception, Lowe has been responsible for developing and
managing over S8 billion in assets nationwide. The firm's executives are
experienced in a wide array of property types. Their backgrounds include
investment, management, development, finance, law, property
management, marketing, planning, and construction. Virtually all of its
senior executives have extensive hands-on experience working at the
property level. Lowe's organizational philosophy is to combine highly
experienced executives with diverse disciplines into management teams
tailored to the special needs of its clients and projects. This matrix of
property type expertise and professional training has enabled the firm to
outperform the market in several real estate cycles.

The depth and breadth our team’s collective experience with
public/private ventures, corporate campus build-to-suits, government
build-to-suits and the local City of Los Angeles entitlement processes,
makes us uniquely qualified to serve as Master Developer. Three of our
most recent public / private partnerships include The Estancia La Jolla
Conference Center and Hotel with the University of San Diego, and the
award winning Brea Place, Brea, CA, a mixed-use partnership with the
Brea-Olinda School District, and the City Vista mixed-use development with
the District of Columbia.

Our project teams are experienced in coordinating with numerous
community and stakeholder groups. These include financing,
environmental remediation, historical building sensitivity, hazardous
material demolition and coordination with various stakeholders (Army
Corp of Engineers, California Coastal Commission, and Department of Toxic
Substance Control, and EPA). Special interest groups are just some of the
complex issues managed by our team on these and other projects.

Collaborative Approach

Our approach is quite simple, select the most qualified associates to
manage the project, support them with senior, highly experienced
executives, provide them with the most cost effective capital tailored for
this project, and empower them to make decisions. Our project team is
compensated on performance, which includes annual goals tied to the
business plan and profit participation.

SECTION 2 | Organizational Profile
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Types of Products Developed

Lowe's product type diversity is unequaled in the real estate industry. This
diversity has allowed the company to prosper during all phases of the real
estate cycle. Lowe has developed master planned communities, office,
R&D, industrial, retail, hotel, golf, resort, residential and mixed-use
properties throughout the United States.

Land Development

Lowe has been involved in thousands of acres of master planned
communities over its thirty five (35) year history with approximately eleven
thousand (11,000) acres with a combined value in excess of $750 million in
seven projects currently under development.

Vertical Development

Lowe has over $2.2 billion of completed development projects with
approximately $2.5 billion of commercial and hotel/resort and planned
community properties currently under development.

Number of Years in Business

Thirty-five (35) years.

Geographical Range of Activities

Major markets in the United States of America.

Ownership Structure

Private company owned by forty three (43) employee shareholders.
Size of Firm

Executive staff of two hundred fifty (250) and a total employment of over
seven thousand five hundred (7,500).

Volume of Business

Lowe has 9.5 million square feet of commercial properties and over 8,000
hotel rooms currently under management totaling in excess of $3 billion.
Lowe also has 7 million square feet of commercial properties, 1,700 hotel
rooms and 11,000 acres of master planned communities currently under
development valued in excess of $1 billion. Additionally, Lowe has five
discretionary investment funds that will acquire close to $1 Billion in
income producing properties in 2007.

Distinguishing Achievements

Lowe has been selected for a number of awards and achievements over its
thirty five (35) years and was the National Association of Industrial and
Office Properties (NAIOP) Developer of the Year in 2002.

Corporate Headquarters

Los Angeles, California.

Regional and project offices

San Diego, Irvine, Denver, San Francisco, Portland, Sacramento,
Washington D.C., Phoenix.

SECTION 2 | Organizational Profile
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“The difference between a great project and a mediocre one is

in the meshing of the thousands of details in a unified fashion.
It takes the spirit of the passionate intellect to tie them
together; to interweave the kit of parts and personalities

towards a successful completion”

The Lowe Team



C. LOWE ENTERPRISES EXECUTIVE BIOS
DEVELOPMENT

PRISES
GROUP

RICHARD G. NEWMAN
PRESIDENT, WESTERN UNITED STATES

Richard G. Newman, Jr., President of the Western U.S. is responsible for all commercial property
acquisitions, development and asset management and operations. He is a member of the National
Association of Industrial and Office Properties and Chair of its Los Angeles Community Enhancement
Committee, an executive member of the Los Angeles Commercial Real Estate Association and a
member of the Urban Land Institute. Education: Stanford University, BS; Massachusetts Institute of
Technology, MS

THOMAS W. WULF
SENIOR VICE PRESIDENT

Shareholder and Senior Vice President responsible for commercial property acquisitions and
development management in Southern California. Recently Mr. Wulf completed the Exchange, a 1.8
million square foot mixed-use development in Hawthorne, California. Mr. Wulf also directed the

development of the 210,000sf, three building office campus at Calabasas Commerce Center and the
140,000sf, Santa Monica located, Arboretum Courtyard. He is a member of Urban Land Institute, the
International Council of Shopping Centers, and currently serves on the Executive Board of Directors of
the USC Architectural Guild. Education: University of Southern California, B Arch; University of
Southern California, MRED.

Mr. Wulf will be the primary development manager responsible for the North Hollywood Development.

MILES HUBER
SENIOR VICE PRESIDENT

Senior Vice President of Lowe Enterprises Real Estate Group, responsible for Multi-Family development
and operations for the Western Region. From 2003 to 2006, Mr. Huber was Vice President of Infill
Development for Pulte Homes responsible for all for sale multifamily infill developments in Southern

California. From 1997 to 2003, Mr. Huber was Vice President for Archstone Smith acquiring and
developing large luxury apartment communities in the Bay Area. From 1990 to 1997 he worked as
Project Director for Catellus Development in Los Angeles working on Union Station entitlements and
the MTA and MWD office towers and transportation oriented development projects. Education:
University of Wisconsin, BS in Urban Geography; MS in Real Estate.
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DEVELOPMENT

ERPRISES]
ATE GROUP

J. ALBERTO LEMUS
SENIOR VICE PRESIDENT

Senior Vice President for Lowe Enterprises Real Estate Group responsible for expanding Lowe’s mixed
use development and redevelopment in urban markets. Previously, he was co-founder and Senior Vice
President of Telscape Communications, a Hispanic communications firm. Mr. Lemus continues to serve
as a board member and advisor to the firm. Education: University of California, Los Angeles BA;
Stanford Graduate School of Business, MBA.

BABAK ZIAl
ASSISTANT VICE PRESIDENT

Mr. Ziai is responsible for supporting the acquisition and development of commercial and residential
mixed-use properties in Southern California. Mr. Ziai was previously an Associate in LEREG and
facilitated over $200 million in commercial property acquisitions in the Western United States. Mr. Ziai
is a member of the International Council of Shopping Centers and the National Association of Industrial
and Office Properties where he is active in its Young Professionals Group. Education: University of
California, Los Angeles, BA; University of Southern California, MRED
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FINANCE

ENTERPRISES
REAL ESTATE GROUP

MICHAEL H. LOWE
EXECUTIVE VICE PRESIDENT AND CHIEF INVESTMENT OFFICER

Responsible for coordinating the firms’ national investment activities including investments made by
the firm on its own account, as well as for its investment clients and partners. His responsibilities
include developing investment strategies, structuring both individual investments and investment
programs and identifying new capital partners. He is an active member of the Urban Land Institute and
the Los Angeles Commercial Realty Association. Education: Stanford University, BA; Stanford University
Graduate School of Business, MBA

CHRISTOPHER M. HARAHAN
SENIOR VICE PRESIDENT

Christopher M. Harahan, Senior Vice President of Lowe Enterprises responsible for the placement and
completion of the company’s project-level debt financing activities, and management of lender
relationships. Previously, Mr. Harahan was a Vice President with Sonnenblick-Eichner Company. He is a
licensed California salesperson and a member of the Urban Land Institute, the International Council of

Shopping Centers and the Mortgage Bankers Association.

Education: University of Southern California, BS, MRED; Pepperdine University, MBA

PETER O’KEEFFE
SENIOR VICE PRESIDENT

Senior Vice President of Corporate Finance of Lowe Enterprises responsible for arranging debt capital
for investment and development projects as well as overseeing Lowe’s treasury function, corporate
financing and banking relationships. Previously, Mr. O’'Keeffe was Vice President of Citicorp in New

York. Mr. O’Keeffe is a member of the board of the American Red Cross of Greater Los Angeles.

Education: Bucknell University, BA; Boston University, MBA
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GORDON HOWE
SENIOR VICE PRESIDENT

Senior Vice President of Lowe Enterprises responsible for physical and environmental due diligence
activities for all commercial and hospitality property acquisitions. Mr. Howe has extensive experience in
new and renovated construction projects, having worked for a construction management company as
well as several prominent general contractors. He has been involved with the management and
construction of projects totaling over $250 million. He is a licensed California general contractor.
Education: California Polytechnic State University, BS.

DAVID SONDEREGGER
SENIOR VICE PRESIDENT

David Sonderegger has been involved in over 3.5 million square feet of construction projects, including
the 1.4 million square foot Howard Hughes Center in Los Angeles, The Exchange, a 1.8 million square
foot mixed-use development in Hawthorne and the 200,000 square foot Specialty Labs Headquarters in

Valencia CA . His more recent activities include the recently completed 75,000 square foot Ocean Ridge
office building in San Diego, The Vista at Rancho Bernardo, a planned three-building 270,000 square foot
office project in San Diego and renovation of a 315,000 square foot office building in Portland. David has
been a key member of the development and construction team for over 8 years and has helped
champion the successful construction of many high profile development projects. Education: California
State University, Long Beach, BS

OPERATIONS

LYNDA S. COOK
SENIOR VICE PRESIDENT

Shareholder of Lowe Enterprises and Senior Vice President of Lowe Enterprises Real Estate Group
oversees the operations of all commercial properties in the Western U.S. Previously, Ms. Cook was an
asset manager for a residential investment company. She is Past- President of the Orange County

Chapter of the Institute of Real Estate Management and a member of Building Owners and Managers
Association, National Association of Industrial and Office Properties, and the International Council of
Shopping Centers. Ms. Cook is a Certified Property Manager. Education: University of California at Irvine,
BA; MBA
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SENIOR LEADERSHIP

ERPRISES
TE GROUP

ROBERT LOWE
FOUNDER, DIRECTOR, CHAIRMAN OF THE BOARD AND CHIEF EXECUTIVE OFFICER

Mr. Lowe is Chairman of the Board of Trustees of the Los Angeles Metropolitan YMCA; Chairman of the
Board of Directors the Real Estate Roundtable; Trustee of Claremont McKenna College and past
Chairman of the Board; Chairman and Co-Founder of the Lowe Institute of Political Economy of
Claremont McKenna College; and Director of the Los Angeles Area Chamber of Commerce. Mr. Lowe is

past Chairman of the New Los Angles Marketing Partnership; past member of the California Economy
Strategy Panel; and pat Director and member of the Executive Committee of the Economic Development
Corporation of Los Angeles County. Mr. Lowe’s honors include City of Hope “Spirit of Life” Award, 2000;
National Entrepreneur of the Year for Real Estate and Construction, 1997; and Los Angeles Mayor’s “City
of Angeles” Award, 1996. Education: Claremont McKenna College, BA cum laude; Stanford University
MBA.

ROBERT WEEKLEY
PRESIDENT

Director of Lowe Enterprises and President of Lowe Enterprises Residential Division. While with Lowe,
Mr. Weekley has been responsible for residential and master planned community development and
asset management projects. He has developed and/or managed over $500 million of various types of
residential development including planned communities, resorts, land, single-family homes, townhomes,

condominiums, apartments, high-rise condominiums and mobile home parks, in California and
throughout the United States. Previously, he was President and Co-Founder of American Western
Communities, a Southern California development company. Education: Southern Methodist University,
BA; Harvard Business School, MBA
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D. AC MARTIN Bios

ac martin partners, inc

RICHARD W. THOMPSON, AIA, AICP
PRINCIPAL-IN-CHARGE, PLANNING & URBAN DESIGN

As Director of Urban Design and Planning, Mr. Thompson has an extensive background in planning,
urban design, and architecture with over twenty-five years in the design and management of a wide
range of award-winning projects throughout the United States and abroad. He is widely recognized as a
leader in creative problem solving with multi-disciplinary teams and in reaching consensus with user
and/or community-based participatory planning processes. Prior to joining AC Martin Partners, Mr.
Thompson was cofounder and design principal for twenty years at Archiplan urban design collaborative,
which, over the years, developed a well-earned reputation for its innovative planning and urban design
strategies under his leadership. Education: Harvard Graduate School of Design, Master of Architecture
in Urban Design; Virginia Polytechnic Institute, Bachelor of Architecture; Massachusetts Institute of
Technology, Graduate Studies in Urban Planning and Transportation.

DAVID C. MARTIN, FAIA
PRINCIPAL-IN-CHARGE, DESIGN, RETAIL & OFFICE

Mr. Martin is an award-winning designer who has been involved in major design projects on an
international basis. Regardless of the location, his designs are sensitive and responsive to the local
community and the context of the surrounding neighborhood. Education: Columbia University, Master
of Architecture; University of Southern California, Bachelor of Architecture.

CHRISTOPHER C. MARTIN, FAIA
PLANNING ADVISOR

Christopher C. Martin is the third generation leader of one of Southern California's oldest planning,
architecture and engineering firms. His architectural work has contributed to the economic vitality of
downtown Los Angeles, and as a civic leader, he has devoted a significant portion of his time to critical
issues facing the city. He has spear headed a number of innovative planning efforts, including the
concept for a Los Angeles Government Center, which will be the second largest government center in
the U.S. after Washington D.C. Mr. Martin was a founding member of the Los Angeles Business
Improvement District (BID), an idea that he helped initiate at the Central City Association. This BID is
now the largest in the country, and has improved street cleanliness, maintenance, friendliness, and
safety for property owners, residents, and visitors. He championed the need to restore and update,
rather than merely seismically retrofit, Los Angeles City Hall, which recently reopened as a vibrant seat
of local government. Education: University of Southern California, Bachelor of Science, Architecture.
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ac martin partners, inc

GLENN TOGAWA, AIA

PRINCIPAL-IN-CHARGE, RESIDENTIAL DESIGN
ToGAWA SMITH MARTIN RESIDENTIAL

Mr. Togawa contributes a high standard of design as principal for all of Togawa Smith Residential's
projects. Throughout his career, Mr. Togawa's projects have received a number of awards for design
excellence, including numerous Gold Nugget Awards from the Pacific Coast Builders Conference for
high-density multi-family projects. Mr. Togawa's creative approach to design combined with his ability
to communicate effectively with clients and agencies have proven an invaluable tool for the integration
of critical design data. Education: University of Southern California, Bachelor of Architecture.

CRAIG O’CONNOR, LEED® AP
SENIOR PROJECT PLANNER

Mr. O'Connor is an urban planner and geographer with more than 20 years of planning experience in
Southern California centered on campus master plans, facility plans/programming, specific plans, design
guidelines, transit projects and environmental analysis. Education: California State Polytechnic

University, Pomona, Master of Urban Planning; California State University, Northridge, Bachelor of Arts,
Geography.

OSCAR MORAN
PLANNER/DESIGNER

Mr. Moran is a Planner and Urban Designer with AC Martin Partners. He has participated in various
projects that include Campus Planning, Transit Oriented Development, Student Housing, and
Community Planning. Having worked as a professional in the U.S. and abroad, Mr. Moran brings a

perspective to his planning practice that is aware of inclusiveness, multi-culturalism, and the dynamics
between global and local issues. Prior to joining AC Martin Partners, he worked as Planner at the
University of Southern California Center for Economic Development, and as Researcher at the National
Housing Institute of Mexico. Education: University of Southern California, Master of Urban Planning;
Universidad Iberoamericana/ITESO, Bachelor of Architecture; Technical University of Berlin, Graduate
Studies in Urban Design and Planning.
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E. MIRIAM LEHRER BIO

Miriam "Mia" Guttfreund Lehrer, ASLA
% MIA LEHRER + ASSOCIATES

Internationally acclaimed landscape designer, Mia Lehrer is the founding principal of the Los Angeles
firm, Mia Lehrer + Associates. Born in San Salvador, El Salvador, Ms. Lehrer received her Master of
| Landscape Architecture from the Graduate School of Design at Harvard University. Following her
education Ms. Lehrer established a base of valuable experience by working on large-scale public projects

such as the World Bank Coastal Zone Project in El Salvador, as well as small, intimate gardens for
residential clients. Today she is internationally recognized for her progressive landscape designs —
unique amalgamations of graphic configurations, found objects, architectural pottery, and rich textures —
and her advocacy for environmentally sensitive and people-friendly public space.

Ms. Lehrer leads the ML+A office through the design and development of a diverse range of ambitious
public and private projects that include large urban parks, such as the expansive Baldwin Hills Park
Master Plan; historic renovation projects such as the courtyards at Union Station in Los Angeles;
challenging commercial projects like the outdoor plaza at the Capital Records building in Hollywood, and
residential projects that vary in scale and context.

Committed to her community and profession, Ms. Lehrer is actively involved in several organizations.
She is on the Board of Directors at TreePeople and the Collage Dance Theater. She is a member of the
International Federation of Landscape Architects, American Society of Landscape Architects, Hollywood
Design Review Committee, and has served on the Harvard Graduate School of Design Alumni Council.
Ms. Lehrer often lectures, traveling as far as Brazil and China to share her insights and philosophy on
public landscape design.
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F. LATHAM AND WATKINS EXECUTIVE B10S
LATHAM&WATKINSue

GEORGE J. MIHLSTEN
PARTNER

George Mihlisten has substantial experience in real estate transactions and in securing regulatory
approvals for large scale development projects. Projects on which he has advised include studios,
resorts, office complexes, mixed use projects, hospitals, high-rise condominium projects, shopping
centers, residential projects and sports facilities. Mr. Mihlsten has served on a number of task forces

dealing with issues such as housing policies, transportation policies, permit streamlining and
environmental review processes.

Specific projects for which Mr. Mihlsten has had primary responsibility, including coordination of
transactional issues for each project, include the following:

= The $350 million, 20,000 seat Staples Center arena, home of the NBA's Los Angeles Lakers, the
NBA's Los Angeles Clippers and the NHL's Los Angeles Kings

=  Negotiations with the Coliseum Commission/City of Los Angeles and the City of Anaheim for a
new NFL stadium on behalf of the NFL

* The Disney Resort Specific Plan on behalf of The Walt Disney Company, a master plan for a
Disneyland and Disney's California Adventure in Anaheim, California

= Master Plan for Cedars Sinai Medical Center in Los Angeles, California
= Master Plan for Universal City on behalf of Universal

= Approvals for the redevelopment of the former ABC Entertainment Center in Century City,
including the new 800,000 square foot 2000 Avenue of the Stars project

= Approvals for the 40 story Sun America tower in Century City on behalf of JIMB Realty

= Sale of the Ahmanson Ranch property to the State of California on behalf of Washington Mutual

= Complex regulatory approvals for Playa Vista, one of the largest infill urban projects in Los
Angeles, near Marina del Rey

Education: University of Southern California, JD, MBA, BS
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LATHAM&WATKINSue

E. MICHAEL NYTZEN
SENIOR LAND USE PROJECT MANAGER

Michael Nytzen is a Senior Land Use Project Manager in the Los Angeles office of Latham & Watkins. He
joined the firm in June, 1988. Mr. Nytzen handles a range of environmental and land use matters
including: preparing and processing environmental documents and land use entitlements, managing and
coordinating technical consultants, coordinating with elected officials and staff, government

departmental staff and community interest groups. In addition, he works with local, county and state
representatives on proposed legislation affecting development. Representative projects for which Mr.
Nytzen has had a significant role in obtaining approvals include the following:
= The 10,260 seat, 300,000 square foot Galen Center and Athletic Pavilion at the University of
Southern California, home of the USC Trojans basketball and volleyball teams;

= The 2000 Avenue of the Stars office building, a 770,000 square foot Class “A” office building, on
the site of the former ABC Entertainment Center in Century City, California;

*  The $350 million, 20,000 seat Staples Center arena, home of the Los Angeles Lakers, Los
Angeles Clippers and Los Angeles Kings, located in Los Angeles, California;

=  The HEALTHSOUTH Training Center, a public ice skating complex and the practice site for the
Los Angeles Kings, Lakers, and Sparks, located in El Segundo, California;

= The $60 million restoration of the historic 129-room Hotel Casa Del Mar in Santa Monica,
California;

= A 385,300 square foot graduate school campus and 185,000 square feet of infill development at
Pepperdine University’s Malibu campus;

= A 500,000 square foot animation studio for DreamWorks SKG in Glendale, California;
= A 700,000 square foot master plan for Cedars-Sinai Medical Center in Los Angeles, California;

= A 400,000 square foot new hospital building and a 75,000 square foot state of the art medical
research building for Childrens Hospital Los Angeles;

= Major renovations of the Westfield Topanga regional shopping center in Warner Center,
California, and the Sherman Oaks Galleria regional shopping center in Sherman Oaks, California.

Prior to joining Latham & Watkins in 1988, Mr. Nytzen was an Assistant Planner and Zoning Engineer for
the City of El Segundo and an Assistant Planner for the City of Long Beach. Mr. Nytzen is a graduate of
Occidental College, receiving an A.B. in Urban Studies in 1985.

Education : A.B., Occidental College, 1985
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G. ECONOMICS RESEARCH ASSOCIATES EXECUTIVE BIOS Sru T iR

MICHAEL WRIGHT
PRINCIPAL

Michael Wright has considerable experience as it relates to financial and economic modeling of large-
scale, mixed-use and multi-phased development. Michael was previously a Managing Director of Grubb
& Ellis’s Public/Private Consulting Practice Group based in Los Angeles. He brings over 15 years of
experience in public/private development and real estate consulting. His expertise includes market
demand and financial feasibility analysis, fiscal and economic impact assessments, as well as asset
management and property disposition analysis. He has provided analysis and transaction strategy for
ground lease negotiations; joint development strategies for transit properties, strategic planning for
entertainment/retail developers, master planned communities, urban revitalization and large-scale
commercial products. Michael has responsibility for ERA’s real estate practice based in California and
will provide advisory services for The Lowe Team.
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H. BRIGHTWORKS EXECUTIVE BI0S s\\“”e

BRIGHTWORKS

SCOTT LEWIS, LEED ACCREDITED PROFESSIONAL
FOUNDER AND PRINCIPAL OF BRIGHTWORKS

One of the leading providers of green building and sustainability consulting services in the western US
Brightworks currently supports over 50 projects and more than 10 million square feet of space in
development in Oregon, California, and Washington. Brightworks projects include the first LEED Gold-
certified condominium project (The Henry), the first LEED Gold US Courthouse (Wayne L. Morse US
Courthouse, Eugene, OR) and a 400,000 sf medical office and lab building anticipating LEED Platinum
certification in late 2006.

Brightworks portfolio includes LEED green building programs for over 15 highrise projects, and dozens of
higher education, institutional, commercial and industrial projects.

Brightworks also provides comprehensive sustainability strategy consulting for large organizations
including Oregon Health Science University and University of California, Santa Barbara.

Scott has conducted LEED workshops and trainings for large architecture and engineering firms, and is
the author of the Succeed at LEED series in Environmental Design and Construction magazine. Scott also
provides sustainability coaching services through the Oregon Natural Step Network, helping
organizations strengthen their understanding of sustainability, and training them in methods of
integrating principles of sustainability more deeply into their organizational mission and operations.

Scott has led advanced LEED process trainings and workshops on integrating LEED and The Natural Step
sustainability framework to hundreds of participants in Los Angeles, San Francisco, Portland, Spokane,
Seattle, Denver and Vancouver BC including two workshops at the US Green Building Council annual
conference (Greenbuild).

Education:

Stanford Law School - JD -1984

Colorado College - BA - 1981 (honors)

Graduate, Harvard Business School Executive Education - Corporate Governance
National Outdoor Leadership School — Semester in the Rockies
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BRIGHTWORKS

CHRIS GAGE

SUSTAINABILITY ADVISOR

1 Sustainability Advisor

= Projects include Smith's Block, 4011 Building, Pacific University (HPC & NSH), Block 30 -
Meriwether

= Database work: Researching and developing web-based LEED project management tool.

Office of Sustainable Development
Portland, OR (July 2003 — February 2004)

Green Building Research Assistant

= Responsible for all phases of design and development of an on-line database to promote and
facilitate green building products and services.

=  Contributed to site planning charrettes for Zenger Farms and Opal Creek Visitor Center to
produce ecological master plans for sustainable land use and development

= Organized and reported data for Portland’s food waste quantities for municipal food
composting program

Education:

Portland State University — Masters of Urban and Regional Planning — 2006, Environmental
specialization

University of Idaho — Bachelor of Science — 1993, Information Systems

NICOLE WOLTERS

SUSTAINABILITY ADVISOR

Sustainability Advisor

= LEED program manager and green building advisor, facilitating integrated design strategies for
building design and construction teams

= Projects include Bellevue Towers, The Civic, 1900 Morrison, The Westerly, The Nines,
Washington State University Compton Union Building, Pacific University New Student Housing
Phase Il (Oregon and Washington)

=  Water Audit, Oregon Health and Science University - Pilot project for a major healthcare facility
in Portland, Oregon. Duties included assisting with the development, field assessment,
statistical analysis, and report preparation

Education:
Portland State University, Urban and Regional Planning. MS. Candidate, 2007

Oregon State University, Fisheries Science and Watershed Ecology. B.S., 1999
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B. DEVELOPMENT SUMMARY

The proposed development program is summarized as follows:

Development Component Size / Square Footage Number of Units
Commercial Office
Tower 1 459,800 SF
Tower 2 352,000 SF
Tower 3 199,800 SF
Total Office 1,011,600 SF

Retail/Entertainment

Destination/Entertainment 40,000 SF
Restaurant/Food Service 24,000 SF
Entertainment 27,000 SF
Fitness 24,900 SF
Family Restaurants 12,000 SF
Specialty Service 8,000 SF
Local/Neighborhood 14,300 SF
Neighborhood Service 7,300 SF
Total Retail 157,500 SF

Residential Apartments

Rental Apartments 438,760 SF 478 Units
Rental Apartment (Affordable) 77,100 SF 84 Units
Total Residential 515,860 SF 562 Units
Community Component
NoHo Arts 4,500 SF
YMCA 30,560 SF
Total Community 35,060 SF
Parking
Transit Parking 1,500 Stalls
Parking 4,700 Stalls
Total Parking 6,200 Stalls
562 Units
Grand Total 1,720,000 SF 6,200 Stalls
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C. NARRATIVE AND ILLUSTRATIVE DESCRIPTIONS

SECTION 3 | Development Plan

In conjunction with the Metro and the CRA/LA, the Lowe team proposes that a new approximately 1.72 million
square foot mixed-use activity center — called NOHO ART WAVE be created around the North Hollywood
Metro Red and Orange Line stations. This new activity center is envisioned as a balanced mix of civic,
entertainment, commercial and residential uses integrated with the nexus of Metro transit facilities associated
with the North Hollywood Metro Red Line and Orange Line stations.

At the heart of this urban vision lies a spiraling pedestrian promenade and open space network radiating from
the transit portal and linking entertainment, restaurants, shops, a series of community live theaters, a public
park and paseos that lead to and from adjoining residential neighborhoods, a reconfigured bus layover area
and a parking structure for use by transit patrons and visitors to the NoHo Art Wave development. This
circular promenade defined in part by a series of overhead trellises and periodic canopy trees will become a
major daytime and evening landmark feature creating a central focal point around the transit plaza for the
new development and the NoHo Arts District. The public space defined by this promenade will serve not only
as the central focal point of public transit transfer but also as a gathering place for the Arts district, providing
outdoor space for festivals and other public events. On the east side of Lankershim, the NoHo Art Wave
promenade will be further enlivened with overhead image boards and live digital projection screens visible to
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passengers entering and exiting the transit portal. In its entirety the Art Wave promenade will be reflected
along both sides of Lankershim Blvd. through paving and landscape patterns knitting together the plazas, retail
facilities, the art house theaters, and public park planned for Parcel 1. On the west side of Lankershim, the Art
Wave promenade will essentially replace the public sidewalk along Lankershim connecting the planned office
towers, historic train station and proposed residential, office and retail buildings.

Zrdaatinhiann S

Building from the Metro transit portal the NoHo Art Wave envelops the visitor, site tenant, and resident alike

in the lively and dynamic atmosphere. This active integration along the wave is the heart to the

entertainment and retail component on Parcel 1. Drawing upon the interaction with the visitors, daytime

users and residents, the wave includesthree full-service, sit-down restaurants.~These are expected to include
S e a2

both an/gscale eatery such as PF Chang’s or Cheesecake Factory, as well as family style eateries such as

Callforma Pizza Kitchen, BJ's or Island’s. This balanced mix of options is further enhanced by a series of qmck-

service tyggiestaurantsﬂggigrl\es_@cused along the wave. Creating an additional anchor at the wave The
Lowe Team envisions multiple entertainment event retailers such as Dave & Busters or Lucky Strike (bowling).
Further enhancing the NoHo arts district the wave will seek to include a comedy club user and books retailer.
The wave also anticipates a mgi_r_w_—slgﬂnjm_eLclqb that can attract the transit patrons either before, during,
or following their Metro commute. Finally, the wave will include a NoHo Arts District community component,
multi-purpose space which, further detailed in the following text, includes the ability to hold arts classes,
theater and dance rehearsals and even small theater productions and gallery space, The Lowe Team believes
that these retail amenities with both satisfy amhelr use, and also foster the continued

NoHo Arts District as a center of activity focused around the transit station.
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Three signature office towers will rise above the edges of the promenade (on Parcels 1 and 3) giving the
center landmark status by creating a unique silhouette on the valley skyline and at the same time, contribute
to the commercial lease income needed to both finance the development, provide revenues to Metro and to
build tax increment within the CRA/LA Project Area. The offices will be configured to attract both smaller
entertainment companies seeking to be located in an entertainment area in proximity to the

B o T —
Burbank/Universal entertainment district and larger, corporate users seeking a central location with transit

—_— R e TR e e e

adjacenﬁcryr.r =

Ever since the first high-rise office buildingsin Chicago in the 1870's, landmark office buildings have been
defined by their shape. For the signature office towers at the NoHo complex we have arrived at a solution that
speaks to innovation and creativity within a functional, cost effective building form that will bring a unique

identity to the NoHO Art Wave project.

Traditionally economical buildings have been rectilinear in nature as the design and fabrication process has
favored repetition and standardized lengths, joints and loads paths traveling thru the frames of buildings.
However we now have reliable, accessible, industry wide computer programs such as BIM, that enable design
and fabrication in a 3 dimensional manner. These innovations, combined with computer aided
machine fabrication processes allow for highly sculpted forms and frames with a large number of member
sizes, with only a slight increase in fabrication costs.

Our scheme proposes three high rise towers that rotate upward in a
dramatic and iconic manner. The structural approach sets the central
core as a rectilinear braced frame, with 4 to 8 continuously rectilinear
(orthographic) columns carrying the major vertical loads. A series of
secondary members then slope and rotate to give the building its
dynamic form.

This strategy allows the major portion of the building (perhaps 80%) to
be framed in a traditional manner with only a minor portion of the frame
used to give the building its energized form.

The vision for the other Metro North Hollywood parcels includes a

balanced mix of ground level retail development along Lankershim with

upper levels developed as either office or housing and according to the
context of the surrounding area. Parcel 2 will include housing, retail, a relocated East Valley YMCA facility
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providing community services to the North Hollywood residents and families, and a freestanding parking
structure. The Lankershim street level facade will feature retail spaces architecturally sympathetic to the
adjacent historic bank building on the corner of Weddington Street. Unlike the entertainment retail at the
wave, the proposed retail development for Parcel 2 is modeled to include neighborhood serving tenants such
as a convenient grocery, and quick service items below the integrated residential develgmn_gﬁt. These refail
spaces add additional lease space to the NoHo area which could also include additional neighborhood shops

and artist related uses. The remainder of the parcel will include housing with usable roof top open space.

Parcels 3 and 4 are envisioned to include a balanced mix of residential, office, retail and community uses
organized around a reconfiguration of North Chandler Blvd. into a narrower limited use or even vacated
street. Parcel 3 is seen as a good location for a second public parking structure to both achieve the long term
Metro transit parking target of 1,500 spaces and to serve the balance of commercial needs for those retail and
office components envisioned for the Parcels 3 and 4. In order to fully develop the eastern portion of Parcel 3,
The Lowe Team proposes to relocate the Orange Line Terminus east of Lankershim Blvd. under the parcel 1
parking structure. This will facilitate connection for transit patrons to the Red Line Station, allow for the future
extension of the Orange Line, and permit a more efficient use of Parcel 3 for revenue generation. A small
component of live-work housing is envisioned for Parcel 3 with entries focused on North Chandler Blvd. The
historic train depot, to be restored by the MTA, will remain in place with a small open space “pocket-park”
placed to the east connecting it back to the Lankershim/Chandler intersection and providing it with full
visibility from Lankershim. On both parcels 2 and 3, The Lowe Team envisions direct underground connection
to the existing Red Line station through utilization of the existing knock-out panels. This will further enhance
the functionality and efficiency of the Orange and Red Line connections. Parcels 3 and 4 also include a small
component of retail amenities to serve the transit patrons and residents alike. Finally, Parcel 3 also
incorporates a small community component adjacent to the park which will be utilized for community events,
NoHo education and tours, and temporary gallery space.

Metro is clear in its goal to create a high intensity mixed use development with residential development as a
complementary use. The proposed NoHo Art Wave accomplishes this by providing housing in appropriate
areas of the four Metro parcels. In particular, the northeast portion of Parcel 1 is proposed as a residential
neighborhood with 4 to 5 floor residential buildings oriented to a series of residential streets that connect to
the adjacent neighborhood streets. The plan envisions creating a residential community linked to transit and
the existing community. These newly-created mini blocks within Parcel 1 will feature entry ‘stoop’-type live
work units facing each street further reinforcing the sense of neighborhood. These live-work units will also
provide opportunities to support the NoHo Arts District by offering work spaces with residential floors above
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for district artists and entrepreneurs. In other areas of the NoHo Art Wave, including Parcel 2 and the
combined Parcels 3 and 4, residential units are built above ground level retail. Residential uses for the NoHo
Art Wave project are seen as an essential development component that reinforce the entire NoHo district as a
recognizable and human place where people live, work and interact.

Parking is a foundational part of the NoHo Art Wave development concept both as required to serve the
current and long term needs of transit passengers using the Metro bus and rail systems and to serve the users
coming to the center as a destination by automobile. As an overall concept, Parcel 1 will have both an above
ground parking structure built in part over a relocated and reconfigured bus layover area and at least 2 levels
of below ground parking augmenting public parking for the Metro transit users and commercial users. Below-
grade parking will also be used to serve Parcel 1 for on-site housing uses. A second major structure located
on Parcel 3 will provide the additional long-term transit related parking required by Metro for the parking
needs of the North Hollywood stations. Access from this parking facility west of Lankershim will be tied
directly to the Red Line Station via utilization of the existing Knock-Out Panel located adjacent to the Orange
Line Station, thereby providing an underground pedestrian route interconnecting all Metro transit related
facilities as well as the bulk of all new proposed commercial and residential development. This integrated
transit station, parking and pedestrian pathway configuration will allow for a variety of arrival, departure and
transfer opportunities for residents, employees and visitors.

In order to efficiently utilize the parking spaces provided within the development, there are significant
opportunities to engage the use of “shared parking”. This involves the sharing of parking spaces with
compatible uses dependent upon the peak hours of operation for the given use. The Lowe Team, in an effort
to efficiently and cost effectively plan the site, has embraced the use of shared parking stalls between
compatible uses. The development program contemplates that the destination retail and entertainment uses
will have the opportunity to share stalls with both the office and transit parking stalls and vice versa. Of the
overall 6,200 stalls, The Lowe Team has modeled approximately 600 stalls (10%) as shared use stalls.

The conceptual master plan is illustrated by the drawings shown on the following pages.
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The Lowe Team has spent considerable time, energy and personal meetings exploring a number of options
relating to both adjacent property development as well as community development components which will be
incorporated into the master plan.

D. ADJACENT PROPERTY

Adjacent Property

Although Lowe does not believe that the incorporation of the vacant property east of Parcel 4 (and west of
Lankershim) is necessary for the successful implementation and development of the NoHo Art Wave master
plan, Lowe believes that in the future there could be a benefit in vacating some or all of North Chandler Street
should the opportunity present itself in further study. Lowe has personally met with the principals of the JSM
Companies, owners of this property, to discuss its possible incorporation into the master plan. At this time the
JSM principals are interested in developing the property for retail uses which ultimately could benefit the
master plan. However, JSM is willing and interested to work with the developer of the Metro parcels once a
selection is made. Likewise, Lowe will pursue further discussion with JSM in the future in order to better
incorporate this site into the master development planning process.

E. ComMuNITY COMPONENTS ; \v

; N
Community Components — East Valley YMCA//}
- East Valley Family YMCA

We build strong kids, strong
families, strong communities!
As noted in the Development Plan narrative above, Lowe proposes the inclusion of a new East Valley YMCA as
a component of the development on Parcel 2 along Lankershim Boulevard. For a number of years the YMCA
of Metropolitan Los Angeles has been seeking a new location for the currently undersized and overcrowded
East Valley YMCA located on Tujunga Avenue. Lowe has met with the senior site selection and real estate
executives for the YMCA and has obtained strong, positive support for the inclusion of a new East Valley YMCA
(“YMCA”) within the NoHo Art Wave master plan. The new YMCA will encompass approximately 30,000
square feet on two floors and include a lap pool, community rooms, activity rooms, multi-purpose rooms and
a fitness center. Drawing upon the transit oriented location at the hub of the NoHo activity, both Lowe and
YMCA are confident that the location will be successful in retaining existing members and families as well as
incorporating new users to the facility and programs.

Community Components — NoHo Theater and Arts Business Collaborative

“As President of NoHo Communications Group and publisher of
NoHoArts.com, | am excited about the future development in NoHo as | arts district.com
believe it is key to the success of all businesses in the arts district — whether
theater, gallery or the local print shop.” - Nancy Bianconi, President of NoHo

Communications Group / Publisher of NoHoArtsDistrict.com

SECTION 3 | Development Plan | Page 32







DEVELOPMENT PLAN




3. DEVELOPMENT PLAN

A. PROJECT SITE AND LOCATION

The NoHo Art Wave master plan is designed to encompass all four metro owned parcels on either side of
Lankershim Blvd. near the intersection of Lankershim Blvd. and North Chandler Blvd.

Parcel 1, bounded by Lankershim Boulevard, Cumpston Street, South Chandler Boulevard and Fair
Avenue, consists of approximately 10.45 acres and is currently used for the Metro Red Line North
Hollywood Station entrance, a 14-bay bus layover and a 906-space transit park-and-ride.

Parcel 2, bounded by Lankershim Boulevard, South Chandler Boulevard, Bakman Avenue and
Weddington Street, is approximately 1.8 acres and is currently vacant.

Parcel 3, located directly across the Metro Red Line Station along Lankershim Boulevard, is

approximately 2.7 acres and provides the location for the historic train depot, a one-story office
building at the northwest corner, and the Metro Orange Line eastern terminal.

Parcel 4, located at the northeast corner of Tujunga Avenue and North Chandler Boulevard, is
approximately two-thirds of an acre and currently leased on a month-to-month basis to two small

business operators.

The Lowe Team believes that in order to create an effective, dynamic, lively, and ultimately successful master
plan, it is important to address the interrelation of property uses and locations and match those with

appropriate densities on the properties.
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"We are very enthusiastic about the opportunity being proposed
at the Lowe Enterprises' NoHo development. This would provide
an enriched venue for the East Valley YMCA, and would allow us
to provide expanded, multi-faceted and multi-generational

healthy lifestyle (body, mind and spirit) programs and services to

the greater North Hollywood community."

Thomas G. Miller
Board of Directors for the Metropolitan YMCA of Los Angeles

Y

East Valley Family YMCA

We build strong kids, strong,
families, strong communities!
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As a component of The Lowe Team’s master planning of the NoHo Art Wave development, Lowe personally
met with the director of the NoHo Theater and Arts Business Collaborative to gain a thorough understanding
of the NoHo arts community, its offerings and its needs. This vibrant arts community is thriving with live
theater, dance, music and visual arts. Lowe recognizes the essential need for not only the NoHo Art Wave
master planned development, but also the continued strength of the arts community to maintain NoHo as a
premier theater and dance destination for Los Angeles. In order to enhance and build upon this integration,
Lowe has proposed a community component within Parcel 1 to include up to 5,000 square feet of dedicated,
multi-purpose space to be utilized by the NoHo Theater and Arts Business Collaborative. This space is visioned
to be configured for uses such as visual arts education, gallery space, rehearsal space for dance and theater,
and even divisible for small theater productions. Lowe views this incorporation as a very important linkage
with the utmost respect for the growth and continued operations of NoHo Arts District. In addition, the NoHo
Art Wave incorporates multiple outdoor spaces within Parcel 1 where Lowe envisions evening and weekend
music concerts and performances by local artists. Finally, Lowe also believes that the NoHo Art Wave can
function to provide space for a component of the annual NoHo Theater & Arts Festival. Through our
meetings, the NoHo Theater and Arts Business Collaborative is supportive of working with Lowe to strengthen
and meet the needs of the arts district.

ARCHITECTURAL GUIDELINES AND DESIGN CHARACTER

Streetscape, architectural and landscape guidelines are seen as essential implementation tools needed to
achieve the vision of the NoHo Art Wave. These guidelines will insure pleasant pedestrian experiences, the
incorporation of public and private art work, the creation of memorable buildings and the proper interfacing
of differing building types and activities.
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Lankershim Boulevard

Residential Street l

Since both the proposed NoHo Art Wave development and the entire NoHo Arts District, are pedestrian
oriented, careful attention to creating appropriate streetscapes is paramount to implementing the vision for
the area. Lankershim is envisioned as having a different character from south to north as it responds to the
different scale and architectural character of each block. Along the historic storefront area from Magnolia to
Weddington, artistically restored facades and minor but consistent street elements such as banners will be
emphasized. This idea will be carried north to Chandler along Parcel 2, where facades will be of a scale similar
to the existing historic bank. At Chandler where the highest development densities begin and where transit
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driven pedestrian traffic is also concentrated, the Art Wave promenade begins with its wider enriched
pavement sidewalks and planted spreading canopy trees used to soften the larger buildings and provide a
pleasant environment for pedestrians. A landscape median within Lankershim is proposed between Chandler
and Cumpston to create a more intimate scale in this focal area of high density and intense pedestrian activity.
Side streets radiating from Lankershim will have individual street trees selected to provide a visual and
protected experience for the pedestrian. Along portions of the north side of Chandler (South), taller trees and
ground level landscape screening assemblages will be used to help disguise and soften the presence of the
envisioned above grade parking structure and related street level bus layover area. The appearance of the
proposed parking structures will be enhanced through careful design attention to architectural forms and
detailing, through the use of facade ‘green screen’ vine lattices and through the exterior use of solar
photovoltaic panels. Various architectural guidelines will also be delineated to insure proper building
orientations and massing for larger commercial buildings and pedestrian orientations for the residential
buildings.

G. PROGRAM SUMMARY

The development plan addresses both the programmatic parcels identified in the RFP and allows for flexibility
between uses which will be necessary to execute a phased by parcel development plan in changing market
conditions.

The master plan can be discussed in four general pieces as identified on the conceptual plan and the following:

e

oy

SECTION 3 | Development Plan | Page 34




“With the combination of public
transit components already in place
and the right mix of development
components, this project has the
potential to be a major catalyst for
wholesale change in the NOHO Arts
District. This project could set the
model for sustainable, transit
friendly urban development in Los
Angeles at a time when the city is
searching for a more balanced

approach to the way we build.”

Richard Thompson, FAIA, AICP
Principal for Urban Design and
Planning

AC Martin Partners

“This project is about true urban

“place-making”. I'm particularly
excited about the opportunity to
create a signature architecture
for this new center, one that will
create a memorable impression.
In this valley setting, we have
designed a series of office towers
that create a silhouette on the
skyline establishing the NoHo

project as a place of special

importance.”

David Martin, FAIA
Design Principal
AC Martin Partners

“The NoHo project requires
addressing a unique set of urban
challenges with an unusual
combination of skill sets: urban
design/planning, architecture,
transit planning, urban housing
design, retail/entertainment,
parking structure design. AC
Martin  is  particularly  well
qualified as a multi-disciplinary
architecture

and planning firm

to address these challenges.”

Christopher Martin, FIA
Managing Principal
AC Martin Partners



J. AFFORDABLE HOUSING COMPONENT

Incorporated into the residential components of the development program, The Lowe Team has included an
affordable housing mix of 15% of the units. Although the affordable component is not required by current
codes, the development team believes that this amount of units is 1) appropriate for a master planned
public/private joint development, and 2) likely to be necessary as the plan progresses through the entitlement
process. However, should this mix of 15% not be required, there could be some incremental increase in
overall property value and hence ground rent.

Lowe has modeled the 15% affordable units into three categories of median rent levels.

* 5% allocated to CRA Very Low (50% of median income)
* 5% allocated to CRA Low (80% of median income)

* 5% allocated to CRA Moderate (120% of median income)
K. SUSTAINABILITY

APPROACH

The Lowe Team will integrate sustainability into the planning, design, construction and operation of the NoHo
Art Wave by taking a holistic, strategic approach, and deriving specific tactical strategies from this broader
perspective. The Lowe Team’s sustainability advisors, Brightworks, have used this approach with terrific
success on two major urban infrastructure-scale projects: The Brewery Blocks (www.breweryblocks.com) and
The South Waterfront redevelopment (www.southwaterfront.com), both in Portland, Oregon.

On both projects, Brightworks worked closely with the development teams, community stakeholders and
public agencies to help define broad, infrastructure-scale sustainability objectives, and then to identify specific
infrastructure-level and building-scale strategies to achieve those objectives.

In both the Brewery Blocks and South Waterfront, this approach led to highly successful LEED green building
certification levels for the buildings. For example, in the Brewery Blocks, The Henry condominiums became
the first LEED Gold certified condominium project in the US, while the Louisa Apartments achieved LEED Gold
as well. Blocks 2 and 4, both commercial office towers, are anticipating LEED Core and Shell Gold certification
later this year.

In South Waterfront, the infrastructure-first, buildings-second approach led to a district stormwater plan that
treats all public stormwater from the district in a massive vegetated biological treatment system (bioswale)
before returning the treated water to the adjacent Willamette River, where it supports native salmon habitat.
The first building to be completed in the 40-acre, 12-block district is the 400,000 sf Oregon Health Sciences
University Center for Health and Healing, which received LEED Platinum certification in February 2007, making
it the largest LEED Platinum building in the world.

GREEN BUILDING STRATEGIES

Through its work on over sixty LEED-registered projects, including nearly a dozen in southern California,
Brightworks has established its clear expertise at achieving LEED certification on urban infill projects and
working successfully in the regional market. The team’s local and regional projects include the first LEED
certified building in the Coachella Valley, the South Group condominium projects in the Staples Center district
south of downtown Los Angeles, the Wilshire Center highrise mixed-use building near Wilshire and Vermont
(nearly 1 million square feet of space in development), and three other highrise mixed-use projects in Los
Angeles.
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The Lowe team identifies sustainability strategies and opportunities first through a collaborative goal-setting
session called an “eco-charrette.” A range of stakeholders including the development team, community
members and participants from planning agencies all have a chance to have their priorities and concerns
voiced, and then sustainability goals are established through a dynamic team process. This dialogue initiates
the Integrated Design Process, which breaks down compartmentalization and allows for more innovative,
“outside the box” thinking.

Although it would be premature to define specific strategies with any level of certainty at this early stage, a
range of examples of the strategies we would take is presented below. This survey is intended to represent
the approach to sustainability and illustrate examples of strategies which have been used with success on past
projects.

1. Energy Performance

In this era of climate change and rising energy costs, enhancing energy performance is essential to both
the planet and the financial security of the project. Energy-saving strategies begin with load reduction
through building massing and orientation, exterior shading, high-performance glazing, and finally, high-
efficiency HVAC systems. The viability of district energy (combined heat and power) and chilled water (for
cooling) systems will be investigated.

Additionally, the development holds the view that the most significant single sustainability measure that
can be implemented is the use of on-site energy production from renewable sources. The team will
thoroughly investigate the aggressive use of photovoltaics (PVs), which can serve dual purpose as shading
devices over parking or on south-facing glazing (see illustration from OHSU CHH building), and will explore
the possibility of finding third-party providers who may install the PV systems for free in exchange for
energy purchase agreements (an innovative and aggressive strategy to help finance large PV arrays). The
team will also work with the State and local utilities to seek out any and all applicable financial incentives
for on-site renewable power.

2. Water Use

Recognizing the scarcity of potable water in the southern California bioregion and the severity of non-
point source pollution from urban stormwater runoff, the project team’s approach to water strategies for
the development will be predicated on two broad overall goals:

A. Reduce the use of potable water for non-potable uses (irrigation, sewage conveyance, cooling
tower makeup,etc.) to the extent possible, and eliminate such uses entirely where possible. This
is done by specifying drought tolerant vegetation and using high-efficiency irrigation, by
specifying high-efficiency water-using fixtures including sinks and toilets, appliances in residential
portions of the project, and by seeking innovative strategies such as greywater treatment and re-
use for non-potable uses. Brightworks has used these strategies with success on several
projects: The OHSU Center for Health and Healing treats all of its sewage on-site using a
membrane bioreactor filtration system that produces close to 30,000 gallons per day of Level IV
treated water, which is then re-circulated to flush toilets in the building and for irrigation. The
Pacific University College of Health Professions building uses an 80,000 gallon storage tank to
store stormwater for irrigation and toilet flushing, eliminating potable water use for irrigation
and reducing its use for sewage conveyance by over 50 percent.

B. Eliminate negative ecologic impacts of stormwater runoff through on-site infiltration or storage
for reuse.
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3. Landscape

Vegetation strategies will reduce water, pesticide and herbicide use while provide a lovely visual amenity
and some basic level of habitat restoration, even on a dense urban site. Birds, butterflies, and a host of
small creatures can find refuge in native and adaptive vegetation in an urban environment, and
appropriate vegetation provides a link for humans to their natural surroundings as well as a pleasant
visual experience. We will also explore the use of eco-roof strategies for the tower portion of the tower-
and-pedestal buildings, to provide insulation and UV protection to the roof membrane and a visual
amenity to the tower occupants. By selecting sedems and xeriscape-style vegetation design, the eco-
roofs can be designed to require minimal irrigation after establishment. This strategy will be combined
with the effort to use greywater for irrigation, as a way to dispose greywater and provide a more green,
lush looking visual space on the rooftop, which also helps mitigate the urban heat island effect.

4. Materials

All materials selections for all infrastructure and building projects will seek to use high recycled content
materials from within a 500 mile radius, reducing the embodied energy impacts of those materials.
Additionally, “rapidly renewable” materials (materials having a growth cycle of 10 years or less) such as
bamboo flooring, wheatboard cores for casework and doors, wool carpeting, cork paneling and flooring,
and more, will be sought out. Wood certified by the Forest Stewardship Council will also be specified.
These strategies also will help the project earn LEED points.

5. Occupant Comfort and Health

A broad range of strategies to improve occupant health and comfort will be utilized. Many of these
strategies also have energy-saving or other environmental benefits as well (such as reducing the use of
toxic chemicals). Typical strategies include specifying low or no-VOC paints, adhesives and sealants for all
interior finishes, designing to maximize daylight and opportunity for natural ventilation, and designing
HVAC systems to provide ample fresh air with excellent filtration of particulates.

6. Financing Issues

One of the greatest challenges facing all sustainability projects is finding ways to lower first cost premiums
and to internalize operating cost savings to offset first cost premiums. This is particularly challenging in
spec office buildings and residential projects, where the future occupants pay the energy bills (and
thereby get the savings associated with energy efficient systems) but the developers pay most of the first
cost premiums. Some strategies we have used successfully in the past include finding third-party vendors
to develop district-scale systems (district chilled water, district combined heat and power with co-
generation, PV systems, etc.). Additionally, incentives from local and state government and from utility
companies can play an important role. In Oregon, the state has enacted a tax credit for LEED Silver
buildings that provides over $1/sf incentive for larger projects. Our team will work with the utilities, city
and state to seek incentive opportunities for this development and also to help those bodies develop
broader incentive programs to promote green building and sustainability.
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SUSTAINABILITY REFERENCE IMAGES
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L. ARCHITECTURAL EXHIBITS

lllustrative Site Plan and Surrounding Uses
Aerial Rendering
Aerial Rendering
Eye Level Rendering (looking North)
Eye Level Rendering (looking East)
Eye Level Rendering (looking South)
Street Level Plan
Second & Third Level Plan
Mid-Level Plan

. Below Grade Plan

. East-West Site Section

. North-South Site Section

. Functional Diagrams

. Potentials and Constraints Diagram

. Phasing Diagrams
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