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SUBJECT: EXPO/CRENSHAW JOINT DEVELOPMENT
ACTION: APPROVE RECOMMENDATION

RECOMMENDATION

CONSIDER:

A. AUTHORIZING the Chief Executive Officer (CEO), or designee, to execute and enter into a
joint development agreement (JDA), ground lease, and other related documents with Expo
Crenshaw Apartments, LP (Developer), for the construction and operation of a mixed-use
affordable housing project (Project) on 1.77 acres of Metro-owned property located at the
southeast corner of W. Exposition Blvd. and Crenshaw Blvd. (Metro Site), adjacent to the K Line
Expo/Crenshaw Station in the City of Los Angeles (Attachment A - Site Map) in accordance with
the Summary of Key Terms and Conditions (Attachment B) and upon receipt of concurrence by
the Federal Transit Administration (FTA); and

B. FINDING the Project complies with the requirements of the California Environmental Quality
Act (CEQA) for using a Sustainable Communities Environmental Assessment (SCEA) as
authorized pursuant to Public Resources Code Section 21155.2(b), which is consistent with the
Environmental Studies and Reports set forth in Attachment C, making the CEQA findings set forth
further below (CEQA Findings) and authorizing the CEO or designee to file a Notice of
Determination for the Project in accordance with said findings by the Metro Board of Directors
(Metro Board).

ISSUE

Since 2017, Metro staff, the County of Los Angeles (County), and the Developer have collaborated
under a Metro Board and County Board of Supervisors (County Board) approved Exclusive
Negotiation Agreement and Planning Document (ENA) to conduct community engagement, refine the
design of a mixed-use affordable housing project to be developed on both the Metro Site and the
County-owned property located at 3606 Exposition Blvd. (County Site), negotiate key terms and
conditions for a JDA and ground lease, and study relevant CEQA issues. In order to advance the
Project into construction, staff recommends that the Metro Board adopt the CEQA findings set forth
herein, and authorize the CEO to (i) execute a JDA and subject to the satisfaction of conditions under
the JDA, execute a ground lease, both in accordance with the terms and conditions set forth in the
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Summary of Key Terms and Conditions (Term Sheet) attached as Attachment B; and (ii) adopt CEQA
findings.

BACKGROUND

The Metro Site was originally purchased to serve as a Park-and-Ride for the K Line Station. In
response to a March 2015 motion by the Metro Board, staff initiated joint development (JD) planning
activities in partnership with Los Angeles County (acting through the Community Development
Commission of the County of Los Angeles, now known as Los Angeles County Development
Authority) for the Metro Site and County Site (collectively, the Sites). In 2016, staff received FTA
approval to use the Metro Site for joint development instead of parking. The interim use has been
construction staging, and with K Line construction completed, the Metro Site now sits vacant.

In June 2016 the Metro Board authorized entering into an implementation MOU, and Metro and
County staff worked jointly in administering the JD process for both Sites. Following extensive
community input on future development of the Sites, Development Guidelines were adopted by the
Metro Board in June 2016 and integrated into a Request for Proposals (RFP) issued in 2017 for the
Sites. In late 2017/early 2018, the Metro Board and County Board approved entering into a six-month
ENA with Watt Companies doing business as WIP-A LLC (Watt, predecessor-in-interest to
Developer), for a mixed-use affordable development of approximately 400 residential rental units
(15% of which would be affordable) across both Sites (Metro-County Project). In the spring of 2018,
Watt entered into an agreement with West Angeles Community Development Corporation (WACDC)
to provide support in the delivery and operation of the Metro-County Project.

During the ENA period, Watt, WACDC, and Metro staff hosted four events with over 300
representatives from resident associations, business groups, faith-based organizations, and other
community-based organizations. In response to community feedback, Watt revised the Metro-County
Project proposal to reserve at least 20% of the units for households earning 60% of Area Median
Income (AMI) or less. Following County and Metro Board approvals, a longer-term ENA was
executed on October 15, 2018, between Metro, the County, and Watt. To allow for additional time to
secure entitlements and funding, the Metro Board authorized additional extensions in November
2019 and March 2021. In April 2022, the Metro-County Project received entitlements from the City of
Los Angeles.

In response to additional outreach and feedback from the community expressing a desire for the
Metro-County Project to include more affordable housing, in 2022, Watt further revised the scope to
reserve 100% of the residential rental units for households earning between 30% to 80% of AMI. With
the goal of making the Metro-County Project more competitive for affordable housing financing
sources, Watt and WACDC expanded their team and partnered with The Richman Group of
California Development Company LLC (Richman) and the Housing Authority of the City of Los
Angeles (HACLA); together these constituent entities or affiliates thereof formed a limited partnership
called Expo Crenshaw Apartments, LP (the current Developer). In February 2023, the Metro Board
approved an up-to 24-month extension and authorized the assignment of the ENA to a Developer
entity comprised of the aforementioned entities or affiliates/instrumentalities of such entities. In March
2023, Watt assigned the ENA to the Developer, which, consistent with the Board authorization, is
comprised of: (1) Expo Crenshaw GP, LLC, a Delaware limited liability company, which is a joint
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venture entity comprised of affiliates of Richman and Watt, acting as the administrative general
partner; (b) La Cienega LOMQOD, Inc., a California nonprofit public benefit corporation (an affiliate of
HACLA), acting as the managing general partner; (c) West Angeles Villas LLC, a California limited
liability company, which is an affiliate of WACDC, as a co-general partner; and (d) Richman, as the
initial limited partner. The current ENA expires in April 2025.

DISCUSSION

The Metro Site and the Project

When the Project shifted to a 100% income-restricted development, the Developer determined they
would be more successful in securing funding if they submitted separate funding applications for the
Metro Site and County Site. Although entitled together, the development of the Sites is now
proceeding independently with separate financing plans and schedules.

The Project on the Metro Site proposes the construction, operation, and maintenance of an
affordable housing project that includes approximately 176 residential for-rent units, of which two (2)
will be unrestricted property manager units. For the entire ground lease term, all of the units (which
are a mix of studios, one-, two-, and three-bedroom units), will (a) be reserved for households
earning between thirty percent (30%) of AMI and eighty percent (80%) of AMI, with at least fifteen
percent (15%) of the units being reserved for households earning thirty percent (30%) of AMI, and (b)
be rented to such households at affordability levels consistent with applicable laws. Residential
amenities will include a fitness center, multipurpose rooms, laundry room, lounge areas, outdoor
amenity spaces, and a landscaped viewing deck. Community amenities include approximately
24,000 square feet of commercial space, approximately 4,500 square feet of community-serving
space reserved for neighborhood retail, and 230 parking spaces, including nine stalls reserved
exclusively for Metro Facilities Maintenance or other operational needs. The Developer is in
advanced negotiations with a grocer to serve as the anchor tenant in the ground-floor commercial
space of the Project. Since JD planning activities for this Site began in 2015, stakeholders have
consistently emphasized to Metro the need for improved access to essential food items, fresh
produce, and job opportunities. See Attachment D - Site Plan and Renderings.

JDA and Ground Lease Terms
The terms of the JDA, as set forth in greater detail in the attached Term Sheet, are focused on the
Developer bringing the Project through full financing and construction readiness. The following are
some of the key JDA terms and conditions recommended by staff:
e A term of three years with an option to extend up to two additional 12-month periods.
e Provide Metro with a Holding Rent of $3,530/month during the JDA term, which would be
credited towards the one-time capitalized rent due at execution of the ground lease.
e Provide Metro with the right to review and approve the design of the Project as it progresses to
completion.
e Reimburse Metro for transaction-related costs, such as design and financial review.
e Set forth the conditions for executing the ground lease, including verifying project financing,
governmental approvals, payment and performance bonds, and a completion guaranty are in
place.

The unsubordinated ground lease would be executed once the conditions set forth in the
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JDA are met. As described in greater detail in the attached Term Sheet, the following represent some
of the key ground lease terms and conditions recommended by staff:
e Aterm of 75 years.
e Restriction to ensure continued affordability for the full term of the ground lease.
e Provides Metro with a maximum compensation of $8,475,000 which would be accumulated
through the following:
o A one-time capitalized ground rent payment of $1,000,000 upon executing the ground
lease for the housing portion of the Project;
o 10% of annual residual receipts for the housing portion of the Project; and
o 20% of all net proceeds from the sale and/or refinancing of the Project.

¢ |n addition to the above, also provides Metro with 15% of all annual commercial net rent paid,
unless such businesses are providing goods or services essential to the daily needs of
residents (further described below).

e Provides Metro with funds via a deposit to cover construction management and related
inspection costs.

Affordable Housing Ground Lease Rent Discount

In October 2023, the Metro Site was appraised at a fair market value (FMV) of $16,950,000. Rising
construction costs, interest rate inflation, costs for commercial prevailing wage, geotechnical impacts
(high water table), design/construction costs associated with development near complex transit
infrastructure, and financing/operating expenses associated with a 100% affordable housing project
significantly reduce the amount of funds available for ground rent. Based on staff analysis and third-
party underwriting, the maximum capitalized ground lease payment that may be made to Metro while
preserving the financial feasibility of the Project is $1,000,000. In addition to the $1,000,000 one-time,
up-front ground rent payment, once the Project is in operation, Metro will receive 10% of annual
residual receipts, as available, and be entitled to 20% of all sale or refinancing net proceeds of the
Project. Inclusive of these potential revenues, the ground lease provides Metro with a maximum
compensation of $8,475,000, representing a 50% discount from the FMV of the Metro Site, or
$48,153 per unit which is the equivalent of $642 per unit per year over the term of the ground lease.

Early in the engagement process, stakeholders communicated support to Metro and the Developer
for affordable housing on the Sites and expressed preferences which informed the current unit
makeup. Although the Project does not include a permanent supportive housing component for which
much of the affordable housing financing currently available is targeted, the Developer has secured
100 project-based vouchers from HACLA and approximately $67.6M in grant funding, representing
approximately 42% of the total development costs of $162.2M. While the Project will be one of the
largest in the Metro joint development portfolio, affordable housing funding sources place limits on
the per unit subsidy a project is eligible for and typically favor smaller projects which contribute to the
Project’s unique funding constraints.

Commercial Ground Lease Rent

If any of the Project’'s commercial space is subleased to businesses that provide goods or services
essential to the daily needs of residents within the Project or within a 1-mile radius of the Site, no
commercial rent will be owed to Metro. Such uses may include, but are not limited to, grocery stores,
pharmacies, restaurants, cafés, barbershops, hair salons, childcare facilities, and other similar
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neighborhood-serving businesses, as determined by Metro. If Metro determines the commercial use
is not providing essential services to the community, the ground lease will require Metro receive 15%
of all annual net rent paid for commercial uses, in addition to the upfront $1,000,000 rent payment
and 10% of the annual residual receipts for the housing portion of the Project, and 20% of all net
proceeds from the sale and/or refinancing of the Project. Grocery stores are generally unable to
contribute to ground lease rent payments as they operate on profit margins of just one to three
percent, largely due to high costs for refrigeration, lighting, transportation, and spoilage. These high
operating costs make it difficult to attract grocery stores, often resulting in food deserts. To help
secure a grocery store tenant, Metro staff and third-party financial consultants have determined the
commercial space should not be required to contribute to ground lease payments. In addition to the
174 affordable residential rental units, the inclusion of a grocery store will deliver a long-desired
community benefit.

Metro’s financial consultant has verified that the Developer has pursued all reasonable subsidies for
the Project and has also indicated that the Project’s cost is reasonable. These determinations have
led the consultant to conclude that the discounted ground lease rent is justified and needed to make
the Project financially viable.

If the Metro Board approves the JDA and ground lease terms, with site control, the Developer will
pursue the maximum funding the Project is eligible for in tax credit equity, conventional debt, and

other affordable housing financing sources. Per the JDA, the Project must be fully financed before
entering into the ground lease.

CEQA Findings

Metro, acting as a responsible agency under CEQA, reviewed and considered the Project’s
Sustainable Communities Environmental Assessment (SCEA) and Erratum dated September 2021
(Erratum) and Mitigation and Monitoring Program (MMP) prepared and adopted pursuant to Public
Resources Code Section 21155.2(b) by the City of Los Angeles (City) as the lead agency. The Metro
Board has independently reviewed and considered the information contained in the SCEA, Erratum,
and MMP and reached its own conclusions regarding the environmental effects of Metro’s approval
related to the Project as shown in the SCEA and the Erratum. The City’s MMP is adequately
designed to ensure compliance with the mitigation measures related to Metro’s approvals during
Project implementation. There is no substantial evidence that the Project will have a significant effect
on the environment. With respect to each significant effect on the environment required to be
identified in the initial study for the SCEA, and for the reasons set forth in the SCEA and supporting
documents and the City’s environmental findings, all such effects have been analyzed in the SCEA
and changes or alterations have been required in or incorporated into the Project that avoid or
mitigate the significant effects to a level of insignificance or those changes and alterations are within
the responsibility and jurisdiction of another public agency and have been, or can and should be,
adopted by that other agency. Metro’s actions are within the scope of the City’s SCEA and Erratum.
None of the changes or factors identified in CEQA Guidelines 15162 and 15164 have arisen since
the City’s approval of the SCEA and the Project. Subject to and consistent with these findings, it is
recommended that the Metro Board authorize staff to file a Notice of Determination for the Project
with the Los Angeles County Registrar-Recorder/County Clerk and the State Clearinghouse of the
Governor’s Office of Planning and Research.
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Compliance with Surplus Land Act (SLA)

The proposed ground leasing of the Metro Site for the Project qualifies for the “grandfathering
provision” of the Surplus Land Act (Cal. Gov’t Code Section 54220 et seq., hereinafter, SLA),
pursuant to Government Code Section 54234, subdivision (a)(3). In order to qualify for the
“grandfathering provision,” (i) prior to September 30, 2019, a public agency must have issued a
competitive request for proposals for the development of property that includes at least 100
residential units (and at least 25 percent of the total residential units are restricted to lower-income
households, as defined in the statute, with an affordable rent, as defined in Section 50053 of the
Health and Safety Code, for a minimum of 55 years for rental housing), and (ii) a disposition and
development agreement for the property must be entered into no later than December 31, 2027. As
discussed in this report, a competitive solicitation process for the development of the Metro Site was
initiated in 2017; the proposed Project meets the requirements concerning the number of units and
percentage of units restricted to lower-income households, with an affordable rent; and following
Metro Board approval, staff intends on entering into the JDA (which meets the definition of
“disposition and development agreement” under the SLA) prior to December 31, 2027. As such, the
ground leasing of the Metro Site for the Project would meet the requirements of the SLA
“grandfathering provision” pursuant to Section 54234(a)(3) and, upon Metro Board approval, Metro
may proceed with execution of the JDA.

Federal Transit Administration Review

The Metro Site was acquired using grant funding from the FTA. Metro has submitted the terms of the
JDA and ground lease to FTA through their Joint Development Review process to ensure that the
FTA is aware of the proposed Term Sheet and has no objections to the overall deal structure,
including the proposed rental discount for affordable housing. Execution of the JDA is subject to
receipt of FTA concurrence.

DETERMINATION OF SAFETY IMPACT

Approval of this item would improve safety and security conditions immediately around the K Line
Station as well as the adjacent E Line Station. By replacing the vacant fenced lot with this Project, the
respective stations will have a 24-hour presence of residents who will be able to monitor or report
activities. The Developer will pay for Metro Construction Management staff to oversee the
construction of the Project to ensure that it does not adversely impact the Metro Site or the continued
safety of staff, contractors, and the public. Project oversight will be conducted via existing Metro
processes. The Developer will submit Construction Work Plans, Track Allocation Requests, and all
other required documentation for review and approval by Metro staff. All safety measures and
associated requirements to be met by the Developer and its construction contractor will be identified
in the JDA and subsequent ground lease.

FINANCIAL IMPACT

Financial compensation under the JDA and the ground lease is fair and reasonable as determined in
the third-party financial feasibility analysis. Per the ground lease, the $1M capitalized ground rent
payment to Metro is guaranteed. Metro’s receipt of the remaining $7,475,000 will depend on the
Project’s financial performance. The ground lease will require annual financial reports for Metro’s
review to ensure compliance with all terms.
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Impact to Budget

Funding for activities related to the Project is included in the FY25 Budget under Project Code
401300 (Joint Development 10K Homes), Cost Center 2210. Furthermore, Metro staff, legal and
consultant costs (excluding JD staff and in-house counsel time, which are covered by the program
budgets) would be recovered from the Developer via a nonrefundable fee of $50,000. No Metro funds
are used to entitle or construct the Project.

EQUITY PLATFORM

The proposed Metro Board action will allow Metro to work with the Developer to advance towards
construction of the Project, creating 174 units of affordable housing, approximately 24,000 square
feet of commercial space, approximately 4,500 square feet of community-serving space reserved for
neighborhood retail, a fithess center, outdoor amenity spaces, and other transit-supportive amenities.
The Project will also benefit adjacent community members who may utilize the proposed full-service
grocery store. Per the RFP issued in 2017, construction of the Project will be subject to the County’s
Local Hire Policy which establishes a goal that 30% of the construction hours be performed by
qualified Local Residents from low-income zip codes, and a goal that 10% of the construction hours
be performed by Targeted Workers facing barriers to employment. The Project will deliver affordable
housing, enhanced public infrastructure, jobs, and other transit-supportive amenities benefiting
community members adjacent to the Project as well as other low-income Los Angeles County
residents.

Consistent with the Equity Platform pillar “listen and learn,” the Project has gone through a lengthy
and extensive community engagement process which directly led to revisions to the Project scope.
Before initiating the developer selection process, from 2015 to 2016 Metro JD staff attended more
than 25 community meetings and events to introduce the Metro JD process to local stakeholders and
to build relationships in order to better understand the community priorities for future development
along the K Line. During the ENA period, the Developer and Metro staff hosted events that were
promoted via the distribution of 5,000 flyers within one-half mile of the Sites, e-blasts, social media,
phone calls, and a Metro-County Project website. In 2019, an online survey aimed at gathering input
on the Metro-County Project was circulated and over 200 responses were received. From 2020 to
2023, in addition to the City of Los Angeles’ required public hearings, the Developer conducted
outreach to more than a dozen community groups including neighborhood councils, block clubs and
other local stakeholder organizations. The Developer has created and continues to maintain deep
relationships with stakeholders. The Developer and Metro staff will continue to actively engage with
and be responsive to all stakeholders throughout the construction and eventual operations of the
Project. As in previous JD outreach efforts, engagement will be conducted in English, Spanish, and
other languages deemed appropriate to reach a broad audience of stakeholders. As construction
nears completion, affirmative marketing strategies will be utilized to encourage local residents within
the income thresholds to apply for housing in the Project. As noted in Attachment B, the Developer is
required to notify Metro prior to leasing the affordable residential units.

VEHICLE MILES TRAVELED OUTCOME

Vehicle Miles Traveled (VMT) and VMT per capita in Los Angeles County are lower than national
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averages, the lowest in the Southern California Association of Governments (SCAG) region, and on
the lower end of VMT per capita statewide, with these declining VMT trends due in part to Metro’s
significant investment in rail and bus transit.* Metro’s Board-adopted VMT reduction targets align with
California’s statewide climate goals, including achieving carbon neutrality by 2045. To ensure
continued progress, all Board items are assessed for their potential impact on VMT.

As part of these ongoing efforts, this item is expected to contribute to further reductions in VMT. This
item supports Metro’s systemwide strategy to reduce VMT through investment and partnership
activities that will benefit and further encourage transit ridership, ridesharing, and active
transportation by utilizing Metro-owned land adjacent to a major transit hub to advance transit-
oriented communities. The Project also proposes Transportation Demand Management (TDM)
strategies including limited parking supply, permitting residential area parking, promoting and
marketing various modes of travel, providing bicycle parking per the Los Angeles Municipal Code,
and improving the pedestrian network. Parking for residents will be “unbundled” from the residential
units, meaning parking spaces will be a separate charge from rent thus encouraging households to
go car-free. With these strategies, the household VMT per capita was forecasted to be 6.0 and no
work VMT. The Project has also been awarded Affordable Housing Sustainable Community (AHSC)
funding which provides tenants of 109 of the residential units with transit passes for three (3) years.
These Project attributes reflect best practices in transit-oriented development, design, and
management, and collectively will encourage transit utilization. Metro’s Board-adopted VMT reduction
targets were designed to build on the success of existing investments, and this item aligns with those
objectives.

*Based on population estimates from the United States Census and VMT estimates from Caltrans’ Highway Performance Monitoring
System (HPMS) data between 2001-2019.

IMPLEMENTATION OF STRATEGIC PLAN GOALS

These recommendations support the Strategic Plan Goal to “enhance communities and lives through
mobility and access to opportunity,” specifically Initiative 3.2 which states “Metro will leverage its
transit investments to catalyze transit-oriented communities and help stabilize neighborhoods where
these investments are made.” The proposed Project will deliver several community benefits, including
transit-accessible affordable housing and new commercial/community space.

ALTERNATIVES CONSIDERED

The Metro Board could choose not to authorize the execution of the JDA and ground lease. Staff is
not recommending this option because the proposed Project is the product of a competitive
solicitation, has had several years of extensive community engagement, has received entitlements
from the City of Los Angeles, and is consistent with the goals of Metro’s Joint Development Policy.
Further, the terms of the proposed JDA and ground lease are fair and reasonable given the
community benefits associated with this large-scale, 100% affordable housing development. Electing
not to authorize execution of the JDA and ground lease would unnecessarily delay development of
the Metro Site, inhibit the community from accessing a potential grocery store (or other community-
serving use), and jeopardize the construction of 174 affordable housing units which are designated to
serve very low- and low-income households.
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NEXT STEPS

Upon approval of the recommended actions and necessary approval by FTA, staff would finalize and
execute the JDA and file the Notice of Determination with the County Clerk and State Clearinghouse.
Staff and the Developer will work to satisfy the conditions under the JDA necessary to finalize the
ground lease in preparation for the construction of the Project. The JDA, ground lease, and related
documents will be executed thereafter in substantial accordance with the terms and conditions set
forth in Attachment B. In particular, the Developer will work to secure all financing necessary for the
construction of the Project, which may commence on the Metro Site as early as 2026.

ATTACHMENTS

Attachment A - Site Map

Attachment B - Summary of Key Terms and Conditions
Attachment C - Environmental Studies and Reports
Attachment D - Site Plan and Renderings

Prepared by: Christopher Lopez, Senior Manager, Countywide Planning & Development (213)
922-4803
Nicole Velasquez Avitia, Senior Director, Countywide Planning & Development
(213) 314-8060
Nicholas Saponara, Executive Officer, Countywide Planning & Development,
(213) 922-4313
Holly Rockwell, Senior Executive Officer, Countywide Planning & Development,
(213) 547-4325

Reviewed by: Ray Sosa, Chief Planning Officer, Countywide Planning & Development, (213)
922-2920

Chief Executive Officer
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Site Map




ATTACHMENT B

Non-Binding Summary of Key Terms and Conditions
for
Joint Development Agreement and Ground Lease

Expo/Crenshaw Joint Development Project of
LACMTA Property

Dated:

This Non-Binding Summary of Key Terms and Conditions (“Term Sheet”) outlines the key
terms and conditions of a development transaction by and between the Los Angeles County Metropolitan
Transportation Authority (“LACMTA,” “Lessor” or “Agency”), as lessor, and Expo Crenshaw
Apartments, LP, a Delaware limited partnership (“Developer”). Each of Lessor and the Developer are
occasionally referred to herein as a “Party” and collectively as the “Parties.”

Developer intends to develop certain real property owned by Lessor, which is located at the
intersection of Crenshaw and Exposition Boulevards, adjacent to the LACMTA Expo/Crenshaw light rail
station in the City of Los Angeles (“Expo/Crenshaw Station”), with a mixed-use development project
(the “Project”), as more particularly described in Section 1.4. The purpose and intent of this Term Sheet
is to set forth the general terms and conditions pursuant to which the Parties would consider entering into
a proposed Joint Development Agreement (“JDA”) and, upon satisfaction of certain conditions precedent
set forth in the JDA, ground lease (the “Ground Lease”), which will set forth the terms and conditions
for the development of the Premises (as defined in Section 1.2) with the Project.

Because this Term Sheet (i) is not intended by any Party to be binding, (ii) does not contain all of
the terms and conditions needed to create a binding contract with regard to the JDA or the Ground Lease,
(iii) has not been approved by either LACMTA’s Board of Directors (‘LACMTA Board”), which
approval is required under law prior to the execution of either the JDA or Ground Lease, and (iv)
LACMTA’s Board has not completed all required review and made any required determinations in
compliance with the California Environmental Quality Act, Public Resources Section 21000 et seq.
(“CEQA”), this Term Sheet shall be nonbinding. Without limitation of the foregoing, except as set forth
in the immediately following paragraph, nothing in this Term Sheet shall constitute a covenant or
representation by any Party or obligate any Party to negotiate with any other Party concerning any matter
contemplated by this Term Sheet or otherwise.

ARTICLE 1.
GENERAL DESCRIPTION

11 DEVELOPER:

1.1.1 Developer is a Delaware limited partnership that consists of the following: (a)
Expo Crenshaw GP, LLC, a Delaware limited liability company, which is a joint venture entity comprised
of affiliates of The Richman Group of California Development Company LLC, a California limited
liability company (“Richman”) and Watt Companies, LLC, a California limited liability company
(“Watt”), acting as the administrative general partner; (b) La Cienega LOMOD, Inc., a California
nonprofit public benefit corporation (an affiliate of the Housing Authority of the City of Los Angeles),
acting as the managing general partner; (c) West Angeles Villas LLC, a California limited liability



company, which is an affiliate of West Angeles Community Development Corporation, a California
limited liability company, as a co-general partner; and (d) Richman, as the initial limited partner.

1.1.2  Developer shall be permitted, upon prior approval by LACMTA to assign its
right, title, and interests in and under the JDA, including the right to enter into a Ground Lease with
Lessor for the development and construction of the Project, to an Affiliate. As used herein, an “Affiliate”
is an entity formed and Controlled (as defined in Section 6.7.4) by Developer for the development and
construction of the Project (as defined in Section 1.4.1).

1.2 DEVELOPMENT SITE: LACMTA is the fee owner of approximately 98,000 square
feet of real property that is adjacent to the Expo/Crenshaw Station on the southeast corner of Exposition
and Crenshaw Boulevards in the City of Los Angeles, commonly known as 3630 S. Crenshaw Boulevard,
3642 S. Crenshaw Boulevard, 3510 W. Exposition Boulevard, 3505 W. Obama Boulevard, and 3635 S.
Bronson Avenue, as depicted on Exhibit A (the “LACMTA Property”).

The portions of the LACMTA Property to be leased by the Developer are referred to herein as the
“Premises” and depicted in Exhibit B.

13 DEDICATIONS: Lessor will consider any dedications and grants of Lessor real property
rights to the City of Los Angeles or other public or quasi-public entities as are reasonably necessary to
support the development, construction, and operation of the Project, subject to acceptable compensation
to the Agency. Dedications and grants approved by Lessor shall be referred to herein as “Dedications.”

14 PROPOSED PROJECT:

1.4.1 Project. The proposed Project will be constructed at Developer’s sole cost and
expense (except that Lessor shall bear its own costs and expenses in connection with its oversight
functions related to the Project and negotiation and drafting of the JDA, Ground Lease and related
documents, to the extent not constituting reimbursable Agency Transaction Costs (defined in Section
7.1)), and shall satisfy the following:

1.4.1.1 include an affordable housing project that satisfies the requirements of
Section 54234(a)(3) of the California Government Code and includes approximately one hundred
seventy-six (176) residential for-rent units, all of which shall, for the entire Ground Lease Term (as
defined in Section 4.5), (a) be reserved for households earning between thirty percent (30%) of Area
Median Income as defined by the U.S. Department of Housing and Urban Development for the Los
Angeles-Long Beach Metropolitan Statistical Area (“AMI”) and eighty percent (80%) of AMI, with at
least fifteen percent (15%) of the units being reserved for households earning thirty percent (30%) of
AMI, and (b) be rented to such households at an affordable rent, as defined in Section 50053 of the
California Health and Safety Code (“Affordable Housing Project”);

1.4.1.2 include commercial ground floor retail space (the “Commercial
Project”), which may include space in the Project that is subleased for businesses that provide goods or
services essential to the daily needs of residents within the Project or within a 1-mile radius of the
Premises. Such uses may include, but are not limited to, grocery stores, pharmacies, restaurants, cafés,
barbershops, hair salons, childcare facilities, and other similar neighborhood-serving businesses, as
determined by LACMTA,;

1.4.1.3 include approximately two hundred thirty (230) vehicle parking spaces
serving the Project), with nine (9) vehicle spaces reserved for LACMTA’s exclusive use;



1.4.1.4 include approximately one hundred sixty (160) bicycle parking spaces;
and

1.4.1.5 be constructed to LEED Silver Standard or its equivalent.

ARTICLE 2.
GENERAL CONDITIONS

2.1 FEDERAL TRANSIT ADMINISTRATION APPROVAL:

2.1.1 The LACMTA Property was acquired by LACMTA using Federal Transit
Administration (“FTA”) funds, and the K Line and Expo/Crenshaw Station were constructed using
similar funding sources. Therefore, the construction and operation of the Project, and the Ground Lease
transaction, Dedications and other development-related matters contemplated in this Term Sheet are
subject to funding source approvals (collectively, “Funding Approvals”):

2.1.1.1 applicable FTA-approval/concurrence; and

2.1.1.2 LACMTA confirmation that such actions will not violate any bond
funding related requirements or restrictions imposed on LACMTA, the LACMTA Property or the K Ling;

2.1.2 LACMTA will seek the required Funding Approvals as soon as possible.
2.2 DEVELOPMENT ENTITLEMENTS AND OTHER LEGAL REQUIREMENTS:

2.2.1 Developer has, or prior to execution of the Ground Lease for the Project will
have, at its sole cost and expense (except that Lessor shall bear its own costs and expenses in connection
with the negotiation and drafting of the JDA, Ground Lease and related documents, to the extent not
constituting reimbursable Agency Transaction Costs) obtained all required entitlements for the Project,
including adoption of CEQA findings, and shall comply with all applicable requirements of the the
applicable governmental body having or asserting the jurisdiction to grant such entitlements “Entitling
Agency,” as well as any other applicable legal requirements related to or required for the development,
construction and operation of the Project, including, but not limited to, compliance with County of Los
Angeles Local and Targeted Worker Hire Policy (see Attachment C of the LACMTA and County jointly
issued Request for Proposals No. PS37025 issued on January 10, 2017). Prior to entering into the JDA,
any Ground Lease or any other transaction documents, the LACMTA Board will need to make the
requisite findings as a responsible agency (or lead agency, as applicable) pursuant to CEQA requirements.

2.2.2 Developer intends to process an air rights subdivision of the Premises, pursuant
to which the Affordable Housing Project will be located on one or more separate legal parcels
(collectively, the “Affordable Parcel”) and the Commercial Project will be located on one or more
separate legal parcels (collectively, the “Commercial Parcel”). The Commercial Parcel will contain the
parking structure to be constructed as part of the Project and all of the retail space in the Project.

2.2.2.1 Developer shall have the right, upon prior approval by LACMTA to
assign to an Affiliate, all of Developer’s rights, title, and interests in and under the JDA with respect to
the Commercial Parcel, which entity shall own the leasehold rights to the Commercial Parcel once a
Ground Lease for the Commercial Parcel is executed (the “Commercial Project Owner”). If requested
by Developer, LACMTA shall enter into a separate Ground Lease with respect to any Commercial Parcel,
which Ground Lease terms and conditions shall be consistent with the terms and conditions applicable to
a Ground Lease, as set forth in this Term Sheet.



2.2.2.2  Prior to completion of construction of the Project, a final map (the
“Final Map”) will be recorded against the Premises.

2.2.2.3 Inaddition, concurrent with recordation of the Final Map, a reciprocal
easement agreement (the “REA”) will be recorded against the Premises. The REA will set forth the
rights and responsibilities of the Developer and Commercial Project Owner, including, among other
matters, (a) Developer’s obligation to pay for its pro rata share of the cost of developing and operating the
common areas in the Project, (b) the Commercial Project Owner’s obligation to pay its pro rata share of
the cost of developing and operating the common areas in the Project, and (c) the Commercial Project
Owner’s obligation to maintain the common areas and common building systems within the Project in
accordance with the terms of the REA.

2.3 AS-1S CONDITION: Developer acknowledges and agrees that it shall accept the
Premises “as is,” solely in reliance upon Developer’s own investigation, inspection, and research, and that
no representations or warranties of any kind whatsoever, express or implied, have been made by
LACMTA. Any information provided or disclosure made by LACMTA to Developer shall not constitute
a representation or warranty regarding the condition or title to the Premises. Furthermore, Developer shall
assume the cost and expense for the removal of any contaminated materials, toxic or hazardous
substances, and asbestos on the Premises.

2.4 SITE REMEDIATION: Developer shall perform any required remediation or abatement
deemed necessary in accordance with environmental and soils studies to be performed, if any.

2.5 COMPLIANCE WITH LAWS: During the term of the JDA and Ground Lease,
Developer and Ground Lessee (as defined in Section 4.1), as applicable, at their sole expense, shall
comply with all applicable federal, state and local laws, ordinances, regulations, rules and orders with
respect to their respective rights and responsibilities under the JDA and Ground Lease. Furthermore,
Developer shall acknowledge in the JDA that, in Lessor’s performance of its obligations and adherence to
the terms and conditions of the JDA, Lessor is subject to all applicable federal and state laws (including,
but not limited to, California Government Code Section 54220 et seq. (the “Surplus Land Act”), and that
Lessor shall not be obligated to perform any obligation or adhere to any covenant under the JDA if such
performance or adherence would result in a violation of any such laws.

2.6 SUPERSEDURE: This Term Sheet supersedes and replaces any and all term sheets or
summaries of key terms and conditions relating to the Premises, the Project or any joint development
agreement or ground lease with respect to the Premises dated prior to the date of this Term Sheet.
Notwithstanding the foregoing, that certain Exclusive Negotiation Agreement and Planning Document
dated as of October 15, 2018, as amended by that certain Amendment No. 1 thereto dated as of December
13, 2019, that certain Amendment No. 2 thereto dated as of December 10, 2020, that certain Amendment
No. 3 thereto dated as of April 13, 2021, that certain Amendment No. 4 thereto dated as of April 15, 2022,
that certain Amendment No. 5 thereto dated as of March 7, 2023, and that certain Amendment No. 6
thereto dated as of March 15, 2024 (collectively, the “ENA”), shall remain in full force and effect and be
unchanged by this Term Sheet.

ARTICLE 3.
KEY JDA TERMS

3.1 JDA - GENERALLY: After (a) the LACMTA Board has approved and Developer has
accepted this Term Sheet, (b) Developer has met all CEQA requirements for the Project (as further
described below in the Closing Conditions), and (c) the LACMTA Board has made the requisite findings
as a responsible agency (or lead agency, as applicable) pursuant to the CEQA requirements for the



Project, then LACMTA and Developer will enter into a JDA (concerning the LACMTA Property), which
JDA will contain terms and conditions that are substantially consistent with those set forth in this Term
Sheet, subject to any modifications as directed by Lessor’s Board and agreed to by Developer. The JDA
will address matters between Developer and Lessor regarding the Project and the Premises during the
JDA Term (defined in Section 3.3).

3.2 ESCROW: Within fifteen (15) days after the JDA Effective Date (defined in Section
3.3), Developer and Lessor shall enter into an escrow (“Escrow”) with Kim Hernandez, Senior/
Commercial Escrow Officer, Commonwealth Land Title Company, 4400 MacArthur Blvd, Suite 880,
Newport Beach, CA 92660 (“Escrow Holder” or “Title Company”) to complete the Ground Lease
transaction contemplated in the JDA. Unless requested by Escrow Holder or Title Company, Developer
shall not be obligated to deliver any deposit or other amounts to Escrow Holder in connection with the
opening of Escrow.

3.3 JDA TERM: The JDA shall be effective upon execution by LACMTA and Developer
(the “JDA Effective Date”) and continue for a period of three (3) years (the “JDA Initial Term”);
provided, however, LACMTA shall have the option, in its discretion, after request for an extension by
Developer to extend the JDA Initial Term for two (2) additional terms of one (1) year (as may be
extended, the “JDA Term?”), but in no event shall the term of the JDA exceed a maximum period of five
(5) years. During the JDA Term, Lessor and Developer will endeavor to satisfy the conditions precedent
to execution of the Ground Lease as set forth in the JDA, as more particularly described below (the
“Closing Conditions”), and terminate upon the Closing (defined in Section 3.5).

3.4 JDA CONSIDERATION / HOLDING RENT: As consideration for the rights granted
to Developer during the JDA Term, commencing with the JDA Effective Date and continuing throughout
the JDA Term, Developer shall pay a non-refundable holding rent for the Ground Lease as set forth in this
Section 3.4. Notwithstanding the foregoing, payment of such Holding Rent applicable to the Ground
Lease shall be deferred by Developer until the later of (2) the expiration of the applicable JDA Term, or
(b) the commencement of applicable Ground Lease. All Holding Rent due to Lessor shall be non-
refundable, but all Holding Rent received by LACMTA shall be applied at Closing as a credit to the
Annual Minimum Rent due under the Ground Lease, in the event the Ground Lease is executed by the
Developer and LACMTA.

During the JDA Term, Developer shall pay LACMTA a monthly holding rent in the amount of
three thousand five hundred and thirty dollars ($3,530.00) (the “Holding Rent”).

35 CONDITIONS TO CLOSING: During the JDA Term, Lessor and Developer shall
work in good faith to satisfy certain conditions precedent to execution of the Ground Lease for the Project
that shall be set forth in the JDA (the “Closing Conditions). When all of the Closing Conditions for the
Project have been satisfied (or waived by the applicable party) and when Developer has assigned to the
applicable Ground Lessee all of Developer’s right under the JDA to enter into the applicable Ground
Lease, then such Ground Lessee and Lessor will enter into the Ground Lease. The closing for the Ground
Lease (the “Closing”) will occur when the Closing Conditions have been satisfied or waived by the
applicable party, and Developer and the Lessor have entered into the Ground Lease for the Project and
other transaction documents necessary to complete the Closing as contemplated in the JDA (the “Closing
Documents™). The Closing Conditions will require, among other things, that:

3.5.1 No default by Developer under the JDA or by any Ground Lessee under any
Ground Lease for the Project shall have occurred (and be continuing), and no representation or warranty
made by Developer under the JDA or by any Ground Lessee under any Ground Lease for the Project shall
be false;



3.5.2  Developer shall have delivered commitments for financing sufficient to fund the
construction and operation of the Project;

3.5.3 Developer shall have delivered to Lessor evidence and assurances demonstrating
that Developer has the financial resources in place to design, construct and operate the Project;

3.5.4 Developer shall have applied for and received all governmental approvals
necessary (including LACMTA, County, and Entitling Agency approvals, as applicable) for the
development, construction, and operation of the Project (including Lessor approval of the Final
Construction Documents for the Project (defined in Section 3.6.6));

3.5.5 Developer shall have received all approvals/certifications in accordance with
CEQA of all CEQA documents for the Project from the applicable governmental authorities, and all
applicable statutes of limitation have run without a lawsuit having been timely filed or, if such a lawsuit
has been filed, then such lawsuit has been finally adjudicated or dismissed with prejudice, upholding such
approvals/certifications;

3.5.6 Developer shall have received a “ready to issue” letter from the Entitling Agency
for all building permits necessary for the construction of the Project;

3.5.7 Developer and Lessor shall have executed and delivered all of their respective
Closing Documents to Escrow;

3.5.8 Developer shall have provided Lessor with payment and performance bonds or a
completion guaranty guaranteeing and securing Completion for the Project (defined in Section 5.1.1.1),
each in a form as required by Developer’s construction lender and the Lessor;

3.5.9 Developer shall have received all Funding Approvals;

3.5.10 Title Company shall be irrevocably and unconditionally committed to issue in
favor of Developer an ALTA extended coverage policy of title insurance, insuring Ground Lessee’s
interest under the applicable Ground Lease, in the form of a pro forma title insurance policy (including
endorsements thereto) showing no exceptions other than (1) any current levy or tax not yet due and (2)
such exceptions as were reviewed and approved by Developer prior to entering into the JDA, dated as of
the date of recordation of a memorandum in the official records of Los Angeles County, California
providing notice of the existence of such Ground Lease;

3.5.11 Lessor shall not be in material default (beyond any applicable cure period) of any
of its obligations under the JDA, nor shall any material representation made by Lessor under the JDA be
false; and

3.5.12 Lessor shall be prepared to proceed to Closing under the JDA.

3.6 JDA DESIGN REVIEW:

3.6.1 Itis contemplated that Developer will have completed design drawings and
construction drawings for the Project at the time the Ground Lease is executed.

3.6.2  Prior to the execution of the Ground Lease, Lessor will review, and have the right
to approve changes to the design of the Project, including:



3.6.2.1 the exteriors and massing of the Project;

3.6.2.2 any design elements of the Project that materially adversely affect (1)
the transit-related operations of LACMTA, (2) Lessor’s exercise of its Retained Rights (defined in
Section 6.8.3), (3) public health and safety, (4) the Lessor Retained Area (defined in Section 4.4), any
public transit facilities on the Premises and the access to or from the same, and (5) the lateral and
subjacent support to the Lessor Retained Area, any public transit facilities and any area providing support
necessary for Lessor to exercise its Retained Rights; and

3.6.2.3 as applicable, any LACMTA improvements that are developed by
Developer in connection with the Project, including, but not limited to, any public open space, or
connections to LACMTA transit facilities.

The items in sections 3.5.2.1 and 3.5.2.2 are referred to as the “Agency Development-Related
Concerns.”

3.6.3 LACMTA’s approval of Project plans that are not related to Agency
Development-Related Concerns will be at LACMTAs reasonable discretion, except to the extent that the
design of the Project depicted, described and specified on such plans does not represent a logical
evolution of the design depicted, described and specified on plans approved by Lessor at the preceding
level of design development (a “Logical Evolution™).

3.6.4 Approval of Project plans that are related to Agency Development-Related
Concerns or are not a Logical Evolution will be at Lessor’s sole and absolute discretion.

3.6.5 Lessor’s design approval rights as set forth herein are, in part, intended to ensure
that the Project meets Lessor’s public serving responsibilities, priorities and imperatives, and/or other
obligations required by statute or pre-existing funding requirements, including but not limited to,
LACMTA’s Satisfactory Continuing Control Requirement (defined in Section 6.8.1.5).

3.6.6 Except as otherwise approved in writing by LACMTA, Developer shall not
proceed with preparation of (a) the Project Design Development Drawings until it has received
LACMTA’s written approval of the Project’s Schematic Design Drawings, or (b) the Project Final
Construction Documents, until it has received LACMTA’s written approval of the Project’s Design
Development Drawings and Schematic Design Drawings. The term “Final Construction Documents”
shall mean the final plans and specifications required by the Entitling Agency for the issuance of all
building permits with respect to construction for the Project, and containing details as would be
reasonably necessary to allow Lessor to assess all impacts of such proposed construction in accordance
with Lessor’s rights under the Ground Lease for the Project.

3.7 JDA/GROUND LEASE CLOSING:

3.7.1 At the Closing for the Project, Lessor will lease Premises to the Ground Lessee,
subject to the Retained Rights, in exchange for the rental payments described in Section 5.4 below to be
paid under the Ground Lease.

3.8 TRANSFERS, ASSIGNMENT AND SUBLETTING:

Except (a) for a one-time transfer by Developer to the Ground Lessee immediately prior to the
execution of the Ground Lease and (b) as otherwise approved in writing by Lessor in its sole and absolute



discretion, Developer shall not transfer or assign its rights or obligations under the JDA or any portion
thereof.

ARTICLE 4.
KEY GROUND LEASE TERMS:

4.1 GROUND LESSEE: Developer (“Ground Lessee™).
4.2 GROUND LEASE - GENERALLY:

4.2.1 Atthe Closing for the Project, Lessor, as ground lessor, and Ground Lessee, as
ground lessee, will enter into a ground lease with respect to the Premises (the “Ground Lease”), which
will provide for the construction and operation of the Project. The Ground Lease will contain terms and
conditions that are substantially consistent with those set forth in this Term Sheet, subject to any
modifications as directed by the LACMTA Board, and agreed to by Developer.

4.2.2 During the course of construction of the Project, Ground Lessee will act as the
sole lessee of the Premises and will undertake the construction and development of the Project.

4.2.3  Except for non-delinquent property taxes and assessments, any liens or
encumbrances that do not affect Developer’s leasehold interest in the Premises and any liens or
encumbrances caused by Developer or Ground Lessee, Lessor shall cause the release of any monetary
liens and encumbrances placed on the Premises.

4.3 UNSUBORDINATED GROUND LEASE:

4.3.1 Lessor’s interests under the Ground Lease (including but not limited to, as to the
LACMTA Property, the FTA’s interest as a provider of funds for such property’s initial acquisition and
LACMTA’s Retained Rights) shall be subordinated to any interest that Ground Lessee or its lenders or
investors will have in the Premises.

4.3.2 The Ground Lease shall contain customary (a) leasehold financing lender
protection provisions (including, without limitation, the right of lenders to a separate agreement granting
them a right to a new lease in the event of a termination of the Ground Lease under certain conditions, as
approved by LACMTA at its sole and absolute discretion) and (b) subtenant non-disturbance provisions.
Lessor will reasonably cooperate with Ground Lessee in entering into a customary Lease Rider in the
form required by the California Tax Credit Allocation Committee (“CTCAC”).

4.4 GROUND LEASE PREMISES: The Premises will consist of the property necessary
for the development of the Project, less any Dedications and portions of the LACMTA Property that,
prior to Closing, become unavailable for development because they are retained by Lessor (the “Lessor
Retained Area”).

4.5 GROUND LEASE TERM; COMMENCEMENT OF AFFORDABLE HOUSING
PROJECT LEASING: The Ground Lease will commence on the date of the Closing in accordance with
the terms of the JDA (such date being the “Commencement Date”). The term of the Ground Lease will
be seventy-five (75) or such longer term as may be required to satisfy the tax and underwriting analysis of
the tax credit investor (the “Ground Lease Term”), expiring on the day immediately prior to the seventy-
fifth (75th) anniversary of the Commencement Date (or such longer period as may be required to satisfy
the tax and underwriting analysis of the tax credit investor) (the “Expiration Date”). The Project shall
include an affordable for-rent residential component, referred to herein as the Affordable Housing Project,



which shall be maintained for the entire Ground Lease Term beyond the expiration of any affordable
housing covenants. Ground Lessee shall notify Lessor prior to leasing any portion of the Affordable
Housing Project.

ARTICLE 5.
GROUND LEASE ANNUAL MINIMUM RENT, FIXED PERCENTAGE
GROUND RENT & OTHER COMPENSATION

51 CONSTRUCTION PERIOD: The construction period for the Ground Lease
(“Construction Period”) will commence on the respective Commencement Date and terminate upon the
earlier of (the “Construction Period Termination Date”):

5.1.1.1 completion of construction of the Project improvements as described in
the respective Ground Lease (i.e., as a proxy, the date Ground Lessee obtains a temporary certificate of
occupancy for substantially all of the Project improvements described in the Ground Lease)
(“Completion™); or

5.1.1.2 the day preceding the second (2nd) anniversary of the respective
Commencement Date, subject to extensions for force majeure events (as defined in the Ground Lease).

5.2 CONSTRUCTION PERIOD: The Ground Lease will require commencement of
construction within thirty (30) days after Ground Lessee obtains a building permit for the work to be
performed on the Premises, subject to extensions for force majeure events (as defined in the Ground
Lease).

5.3 NET LEASE: The parties acknowledge that the rent to be paid by Ground Lessee under
the Ground Lease is intended to be absolutely net to Lessor. Ground Lessee shall be responsible for all
capital costs and operating expenses attributable to the operation and maintenance of the Premises,
including all taxes and assessments levied upon any interest in the Ground Lease. Ground Lessee is
aware that the Premises is also subject to possessory interest taxes, which shall be paid by Ground Lessee.

5.4 RENTAL PAYMENTS:

5.4.1 Affordable Housing Project: Ground Lessee shall pay Lessor an annual ground
rent equal to the amount that is ten percent (10%) of Residual Receipts generated by the Affordable
Housing Project (the “Base Ground Rent”). The term “Residual Receipts” shall mean the net operating
income remaining after payment of operating expenses, partner asset management fees or partnership
management fees, non-contingent debt service, deferred developer fee, tax credit adjuster payments and
repayment of partner loans pursuant to the Ground Lessee entity partnership agreement approved by
LACMTA at closing, and funding of required reserves). In addition to the annual Base Ground Rent, on
the Commencement Date for the Ground Lease for the Affordable Housing Project, Ground Lessee shall
make a capitalized payment of one million dollars ($1,000,000) (the “Capitalized Rent Payment”).
Notwithstanding anything to the contrary contained herein, in no event shall the aggregate amount of the
Base Ground Rent, Capitalized Rent Payment and the Net Proceeds Payment paid during the term of the
Ground Lease for the Affordable Housing Project exceed the total appraised fair market value of the
Premises upon which the Project will be constructed, adjusted to eight million four hundred and seventy-
five thousand dollars ($8,475,000) based on impacts associated with development of affordable housing
and other LACMTA requirements (the “Total Adjusted AFMV?”), as agreed to by the parties prior to the
JDA Effective Date.




5.4.2 Commercial Project. Ground Lessee shall pay LACMTA percentage rent in an
amount equal to fifteen percent (15%) of all Net Rent paid or credited to Ground Lessee for commercial
uses of the Project or Premises (“Commercial Percentage Rent”). For purposes of this section, “Net
Rent” shall mean Gross Rent actually received by Ground Lessee, less reasonable and customary leasing
commissions, any tenant improvement allowances, and operating expenses paid by Ground Lessee for the
applicable commercial space; “Gross Rent” shall mean (a) rent paid or credited to Ground Lessee
pursuant to a sublease for commercial uses of the Project or Premises; and (b) any fees or charges that are
incidental or otherwise related to a commercial subtenant’s occupancy. Commercial Percentage Rent shall
be calculated on a calendar year basis and shall be due to LACMTA from Ground Lessee annually, in
arrears, on March 30 of each calendar year following the subject calendar year, with a full accounting of
the amount due. Notwithstanding the foregoing, no Commercial Percentage Rent shall be due for the
portion of the Premises used for Community Serving Retail. The term “Community Serving Retail”
shall mean space in the Project that is subleased for businesses that provide goods or services essential to
the daily needs of residents within the Project or within a 1-mile radius of the Premises. Such uses may
include, but are not limited to, grocery stores, pharmacies, restaurants, cafés, barbershops, hair salons,
childcare facilities, and other similar neighborhood-serving businesses, as determined by LACMTA.

55 SALE/REFINANCING PROCEEDS: Upon a Refinancing (defined below) of the
Project, or of the Project, Ground Lessee shall pay Lessor an amount equal to twenty percent (20%) of all
Refinancing Net Proceeds (defined below), unless prohibited by other public funding, received by Ground
Lessee in connection with such Refinancing (“Net Refinancing Payment™). Upon a Sale (defined
below) of the Project, Ground Lessee shall pay Lessor twenty percent (20%) of all Sale Net Proceeds
(defined below), unless prohibited by other public funding, received by Ground Lessee in connection with
such Sale (the “Net Sale Payment” and together with the Net Refinancing Payment, the “Net Proceeds
Payment”). Notwithstanding the foregoing, in no event shall the Net Proceeds Payment, when combined
with the aggregate amount of Base Ground Rent payments previously paid plus the Capitalized Rent
Payment, exceed the Total Adjusted AFMV. Lessor shall have audit rights to verify the calculation of
Refinancing Net Proceeds and Sale Net Proceeds.

55.1 “Refinancing” shall be defined as the creation or substantial modification of a
loan secured directly or indirectly by any portion of the Premises, the Project, Ground Lessee, and/or
Ground Lessee’s leasehold interest under the Ground Lease.

55.2 “Refinancing Net Proceeds” means with respect to each Refinancing, the gross
principal amount of the Refinancing, less (a) the amount of any then-existing secured or unsecured debt
incurred by Ground Lessee in connection with the Premises, the Project, Ground Lessee, and/or Ground
Lessee’s leasehold interest under the Ground Lease that is satisfied out of the Refinancing proceeds, (b)
amounts to be used by Ground Lessee to make repairs or capital improvements to the Project within
twenty four (24) months after the closing date of the Refinancing, (c) amounts paid to the tax credit
investor in Ground Lessee (the “Investor Limited Partner”) in connection with any purchase option and
right of first refusal, and (d) the following transaction costs and expenses paid by Ground Lessee to any
non-affiliate of Ground Lessee in connection with the consummation of the Refinancing, to the extent
such costs are commercially reasonable: escrow fees, title charges, lender fees or charges, recording costs,
brokerage commissions, attorneys’ fees and payment in full of any deferred developer fee earned in
connection with the Project to Ground Lessee or an affiliate thereof to cover costs related to the
consummation and administration of the Refinancing.

5.5.3 “Sale” means the direct or indirect transfer of any portion of the beneficial
interest in the Premises, the Project, and/or Ground Lessee’s leasehold interest under the Ground Lease.
Notwithstanding the foregoing, no payment shall be due under this Section 5.5 for any transfer of the
limited partnership interest in Tenant in connection with the tax credit syndication for financing the
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construction of the Improvements, or any subsequent re-syndication by the Investor Limited Partner
involving a transfer by the Investor Limited Partner of its limited partnership interest in Tenant to a
partnership which it or an affiliate is the general partner or to a limited liability company in which it or an
affiliate is the managing member or manager.

5.5.4 “Sale Net Proceeds” means with respect to each Sale, the total consideration less
(a) the amount of any then-existing debt secured directly or indirectly by any portion of the beneficial
interest in the Premises, the Project, and/or Ground Lessee’s leasehold interest under the Ground Lease
that is satisfied out of the Sale proceeds, and (b) the following transaction costs and expenses paid by
Ground Lessee to any non-affiliate of Ground Lessee in connection with the consummation of the Sale, to
the extent such costs are commercially reasonable: escrow fees, title charges, lender fees or charges,
recording costs, brokerage commissions and attorneys’ fees (and, for re-syndications only, a reasonable
developer fee to Ground Lessee or an affiliate thereof to cover costs related to the consummation and
administration of the re-syndication proceeds).

ARTICLE 6.
GROUND LEASE - OTHER TERMS AND CONDITIONS

6.1 DESIGN REVIEW:

6.1.1 Ground Lessee shall not make any changes to the Approved Construction
Documents for the Project without the prior consent of Lessor. During the Construction Period, Lessor
will have design review rights with respect to any changes to the Approved Construction Documents
desired by Ground Lessee as set forth in Section 6.1.4.

6.1.1.1 Approval of such changes that represent Logical Evolutions of the
design and are not related to Agency Development-Related Concerns will be at Lessor’s reasonable
discretion.

6.1.1.2  Approval of such changes that are related to Agency Development-
Related Concerns or are not a Logical Evolution of the design will be at Lessor’s sole and absolute
discretion.

6.1.2  Lessor will retain the same design approval rights for any substantive Project
changes or improvements later sought by Ground Lessee at any time during the Ground Lease Term.

6.1.3  Lessor’s design approval rights as set forth herein are, in part, intended to ensure
that the Project meets Lessor’s public serving responsibilities, priorities and imperatives, and/or other
obligations required by statute or pre-existing funding requirements including but not limited to,
LACMTA’s Satisfactory Continuing Control Requirement.

6.1.4 The term “Approved Construction Documents” shall mean the Final
Construction Documents approved by Lessor in writing, or deemed approved by Lessor, as applicable, as
such Final Construction Documents may be subsequently modified, amended, or revised as a result of
Ground Lessee changes to the Final Construction Documents approved by Lessor in writing, or deemed
approved by Lessor, as applicable.

6.1.5 In addition to the foregoing, LACMTA shall retain similar design approval rights
as set forth in Section 3.6 for any substantive Project changes or improvements sought by Ground Lessee
after the initial construction of the Project. LACMTA’s design approval rights as set forth herein are, in
part, intended to ensure that the Project meets LACMTA’s Satisfactory Continuing Control Requirement.
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6.2 MAINTENANCE AND OPERATIONS: During the Ground Lease Term, Ground
Lessee shall maintain and operate all portions of the Project and the Premises at its sole cost and expense
pursuant to maintenance and operations standards that shall be mutually agreed between the parties and
set forth in the Ground Lease.

6.3 DEMOLITION/DEMOLITION SECURITY: If required by LACMTA, Developer
shall, at Developer’s sole cost and expense, (a) demolish and remove the Project and any improvements
then located on the Premises (or such portion thereof as indicated by LACMTA in writing), exclusive of
any LACMTA improvements and/or transportation-related amenities and facilities then located on the
Premises, (b) return the Premises to LACMTA in its otherwise original condition (the “Demolition”)at
the expiration or earlier termination of the Ground Lease and (c) provide reasonable assurances to
LACMTA near the end of the Ground Lease Term that the Demolition shall be completed.

6.4 FINANCING AND ENCUMBRANCES: Subject to Lessor’s reasonable approval,
Ground Lessee may encumber its leasehold estate with mortgages, deeds of trust or other financing
instruments; provided, however, in no event shall LACMTA’s Satisfactory Continuing Control
Requirement, or Lessor’s fee title interest be subordinated or subject to Ground Lessee’s financing or
other claims or liens (except as set forth below for certain affordable housing and other covenants). Such
encumbrances and financings shall be subject to Lessor’s reasonable approval, except with respect to
certain “permitted financing events” meeting specific criteria to be set forth in the Ground Lease, which
shall not require Lessor’s approval.

6.5 COVENANTS: Ground Lessee may encumber its leasehold estate with affordable
housing and other covenants reasonably required by Ground Lessee’s affordable housing funding sources
or the Entitling Agency as a condition to granting Project approvals, entitlements and building permits,
which covenants shall be subject to Lessor’s review and reasonable approval. Agency will reasonably
consider the encumbrance of its fee title interest with certain restrictive covenants, if required by Ground
Lessee’s affordable housing funding sources or the Entitling Agency as a condition to granting Project
approvals, entitlements and building permits; provided that Ground Lessee agrees to perform all
obligations under said covenants during the Ground Lease Term and to indemnify Agency for all claims
and losses resulting from Ground Lessee’s failure to do the same, except to the extent Ground Lessee’s
failure is caused by the gross negligence or willful misconduct of Lessor.

6.6 FEDERAL CIVIL RIGHTS COVENANTS: Ground Lessee shall comply with all
applicable Federal nondiscrimination requirements, including applicable sections of Title 49 of the Code
of Federal Regulations.

6.7 TRANSFERS, ASSIGNMENT, AND SUBLETTING:

6.7.1 Except for limited permitted exceptions to be set forth in the Ground Lease and
subject to the Permitted Transfers discussed below (including, without limitation, in connection with (a) a
transfer or assignment to an affiliate Controlled by Ground Lessee, (b) financing approved by the Lessor
and obtained by Ground Lessee in connection with construction of the Project or (c) the exercise of
remedies by a joint venture partner of Ground Lessee or its affiliates approved by the Lessor, as to be
more particularly set forth in the JDA), Ground Lessee shall not transfer, assign or sublet (except for the
typical subleasing of the apartments and retail space within the Project) its rights or obligations under the
Ground Lease, or beneficial interests in Ground Lessee (each, a “Transfer”):

6.7.1.1  Prior to Completion; and
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6.7.1.2  After Completion, other than in accordance with reasonable transfer
criteria to be set forth in the Ground Lease, including, without limitation, criteria regarding (2) applicable
FTA approval (for the LACMTA Property), (b) the creditworthiness, history and experience of any
proposed transferee and its affiliates, and (¢) FTA and State requirements, as applicable, concerning
debarment, suspension, etc. stemming from FTA and State funding related to acquisition of the LACMTA
Property.

6.7.2  Notwithstanding the foregoing, the Ground Lease will allow Ground Lessee to
make certain “Permitted Transfers” without Lessor’s consent; provided that (a) Ground Lessee is not in
breach or default under the Ground Lease, (b) Ground Lessee provides written notice to Lessor of Ground
Lessee’s intent to effectuate a Permitted Transfer in accordance with time frames set forth in the Ground
Lease and with sufficient detail for Lessor to reasonably determine that the intended Transfer is a
Permitted Transfer, (c) Ground Lessee provides written notice to Lessor of the consummation of the
Transfer in accordance with time frames set forth in the Ground Lease and with sufficient detail for
Lessor to reasonably determine that the Transfer was a Permitted Transfer, (d) the Permitted Transfer
complies fully with all applicable provisions of the Ground Lease, (e) no Permitted Transfer shall release
Ground Lessee from any part of its obligations under the Ground Lease, except as expressly set forth in
the Ground Lease, and (f) no such Permitted Transfer shall result in a Change of Control, except as
expressly permitted in the Ground Lease. Subject to the conditions set forth in the previous sentence,
Permitted Transfers shall include: (i) a transfer of the initial limited partnership interest in Ground Lessee
to an investor limited partner and the subsequent transfer of such investor’s limited partnership interest in
Ground Lessee to another investor or an affiliate of Ground Lessee (which Lessor and Ground Lessee
acknowledge will result in a Change of Control), and (ii) the replacement of Ground Lessee’s general
partner for cause with an affiliate of the limited partner in accordance with the terms of Ground Lessee’s
partnership agreement (which Lessor and Ground Lessee acknowledge will result in a Change of
Control), provided that in each case such investor or affiliate meets certain transferee requirements set
forth in the Ground Lease.

6.7.3 “Change of Control” means (y) a change in the identity of the entity with the
power to direct or cause the direction of the management and policies of Ground Lessee, whether through
the ownership of voting securities, by contract or otherwise, or (z) the transfer, directly or indirectly, of
fifty percent (50%) or more of the beneficial ownership interest in Ground Lessee.

6.7.4 “Control” or “Controlled” means the possession, directly or indirectly, of the
power to direct or cause the direction of the management and policies of any entity, whether through the
ownership of voting securities, by contract, family or trustee.

6.8 RETAINED RIGHTS:

6.8.1 LACMTA shall retain from its Ground Lease and Premises, certain rights as shall
be further described in detail in the Ground Lease, relating to the following (the “LACMTA Retained
Rights”):

6.8.1.1 the right to install, construct, inspect, operate, maintain, repair, expand,
replace public transit facilities in, on, under, over, and adjacent to the Premises as LACMTA may deem
those rights necessary (i.e., no interference with transit operations);

6.8.1.2 the right to use sidewalk areas and any Lessor Retained Areas

(particular to LACMTA) for LACMTA and pedestrian ingress and egress and activities related to the
operation of any public transit facilities;
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6.8.1.3 the right to enter upon and inspect the Premises, subject to the rights of
subtenants under their subleases and upon reasonable notice to Ground Lessee, and anytime during
normal business hours, for purposes of conducting normal and periodic inspections of the Premises and
the Project and to confirm Ground Lessee’s compliance with the terms and conditions of the Ground
Lease;

6.8.1.4 the right to install, use, repair, maintain, and replace along the
perimeter of the Premises abutting the public streets, sidewalks or rights-of-way (including, without
limitation, on the exterior of the Project) informational, directional and way-finding signs for the purpose
of directing the public to, from and between LACMTA and other public transit options in the area;
provided, however, LACMTA shall not install any such signage on the Premises or the Project without
Ground Lessee’s prior written approval, which shall not be unreasonably withheld, conditioned or
delayed; and

6.8.1.5 all rights not explicitly granted to Ground Lessee in the Ground Lease.
The LACMTA Retained Rights shall, among other things, ensure that the Premises remains available for
the transit purposes originally authorized by the FTA (“LACMTA’s Satisfactory Continuing Control
Requirement”).

6.9 FIRST/LAST MILE PLAN: During the Ground Lease Term, Developer shall, at its sole
cost and expense, use commercially reasonable efforts to continue to collaborate in furtherance of
LACMTA’s First/Last Mile Strategic Plan to pursue grants and other funding for both on and offsite
pedestrian improvements in relation to the Project.

6.10 LOCAL HIRE POLICY: Developer shall require that at least thirty percent (30%) of
the total California construction labor hours worked on the Project be performed by a qualified Local
Resident, and that at least ten percent (10%) of the total California construction labor hours be performed
by County residents classified as a Targeted Worker facing barriers to employment, consistent with the
Countywide Local and Targeted Worker Hire Policy adopted by the Board of Supervisors on September
6, 2016 (as may be amended from time to time, the “Local Hire Policy”).

6.11 OTHER: Other provisions will be included in the Ground Lease, including, without
limitation, provisions relating to (a) Ground Lessee’s assumption of risk related to the Project’s proximity
to rail and other transit operations, (b) insurance, and (c) indemnity.

ARTICLE 7.
AGENCY TRANSACTION COSTS

7.1 AGENCY TRANSACTION COSTS: Developer acknowledges and agrees that
LACMTA will incur certain actual costs (the “Agency Transaction Costs”) related to (a) the design,
development, planning, and construction of the Project (including costs related to construction methods
and logistics), and (b) negotiation of the terms and conditions of the transactions contemplated under the
JDA and the Ground Lease. The Agency Transaction Costs shall include, without limitation, the actual
cost of in-house staff time (including Agency overhead and administrative costs but excluding in-house
costs incurred by County Counsel and LACMTA project manager) and third party consultation fees
(including, but not limited to, fees related to consultants, engineers, architects, and advisors) for financial
analyses, design review (including reviewing plans and specifications for the Project), negotiations,
appraisals, document preparation, services related to development, planning, engineering, construction
safety, construction management, construction support, and construction logistics and inspection, and
other reasonable services related to the Project and the transactions contemplated under the JDA and
Ground Lease.
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7.2 JDA DEPOSIT: Upon the execution of the JDA, Developer shall provide a deposit to
Lessor (the “JDA Deposit”), for Lessor to apply to Agency Transaction Costs (whether accruing prior to
or after the JDA Effective Date), such initial deposit being in the amount of $50,000. Any unspent
deposit provided by Developer under the ENA shall be carried over and applied towards the JDA Deposit.
If the JDA Deposit is not fully utilized by LACMTA in connection with the Project during the JDA Term,
then the remaining balance of the JDA Deposit shall be credited against the Ground Lease Deposit due
under the Ground Lease. LACMTA shall provide documentation of Agency Transaction Costs to
Developer upon Developer’s request, provided that the form of documentation will be such that is
available to Agency and in its possession.

7.3 GROUND LEASE DEPOSIT: On the Commencement Date, the Ground Lessee shall
provide a deposit to Lessor, for Lessor to apply to Agency Transaction Costs, an initial deposit (the
“Ground Lease Deposit” and together with the JDA Deposit, the “Deposit”) in the amount of $100,000.
To the extent that the Ground Lease Deposit under the Ground Lease is not utilized by Lessor in
connection with the Project, any remaining balance shall be returned to the Ground Lessee upon
completion of the Project. Ground Lessee will provide Lessor with additional Ground Lease Deposit
funds, in an amount to be determined at the time, for Agency Transaction Costs accruing during the term
of the Ground Lease in connection with any Ground Lessee improvements requiring LACMTA
review/approval.

74 DEPOSIT REPLENISHMENT: During the term of the JDA, whenever any Deposit
balance reaches $25,000 or less, Developer or Ground Lessee (as applicable) will replenish such Deposit
to $50,000 (under the JDA) and $100,000 (under the Ground Lease), as applicable, upon written notice
from LACMTA. If Developer does not replenish the Deposit at the applicable times as set forth herein,
LACMTA may decline to provide the services that are to be covered by the Deposit and/or terminate the
JDA.
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Exhibit B

Depiction of the Premises
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ATTACHMENT C

Environmental Studies and Reports

https://www.dropbox.com/scl/fo/36bt6mv95dI62302plizi/AEv5trn evZNyE3etYPLMiO?rlk
ey=elhtutfitbc1y234ql6kj6brv&e=1&st=9rqimyd8&dI=0



https://www.dropbox.com/scl/fo/36bt6mv95dl623o2plizj/AEv5trn_evZNyE3etYPLMi0?rlkey=elhtutfjtbc1y234gl6kj6brv&e=1&st=9rqlmyd8&dl=0
https://www.dropbox.com/scl/fo/36bt6mv95dl623o2plizj/AEv5trn_evZNyE3etYPLMi0?rlkey=elhtutfjtbc1y234gl6kj6brv&e=1&st=9rqlmyd8&dl=0

ATTACHMENT D

Site Plan and Renderings
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View of Metro Site (left) and County Site (right) Facing South on Crenshaw Bivd.

View of Metro Site Facing East from Crenshaw Blvd.



We're supporting thriving communities.
EXPO/CRENSHAW JOINT DEVELOPMENT

Planning and Programming Committee | March 19, 2025
@ Metro Legistar File# 2024-1093



Recommendations

A. AUTHORIZING the CEO, or designee, to execute and enter into a joint
development agreement (JDA), ground lease, and other related
documents with Expo Crenshaw Apartments, LP (Developer), for the
construction and operation of a mixed-use affordable housing (Project)
on 1.77 acres of Metro-owned property at the southeast corner of W.
Exposition Bl. and Crenshaw BI. (Metro Site) adjacent to the K Line
Expo/Crenshaw Station in the City of LA (Attachment A - Site Map) in
accordance with the Summary of Key Terms and Conditions (Attachment
B) and upon receipt of concurrence by the FTA; and

B. FINDING the Project complies with the requirements of the California
Environmental Quality Act (CEQA) for using a Sustainable Communities
Environmental Assessment (SCEA) as authorized pursuant to Public
Resources Code Section 21155.2(b), which is consistent with the
Environmental Studies and Reports set forth in Attachment C, making
the CEQA findings set forth further below (CEQA Findings) and
authorizing the CEO or designee to file a Notice of Determination for the
Project in accordance with said findings by the Metro Board of Directors

@ (Metro Board). ,



Background

e 2015: Metro and County partner on Joint
Development opportunity

e 2016: Development Guidelines approved
e 2017: RFP leads to Developer selection

e 2018-2022: On-going engagement inform
project refinements

e 2022: City of L.A. Entitlements Approved

* Development Team: Expo Crenshaw
Apartments, LP (affiliates of Watt
Companies, West Angeles Community
Development Corporation, Richman

(M) Group, Housing Authority of City of L.A.)




Project Overview

» 174 affordable units (30% to 80% AMI)
* 2 manager's units

* mix of studios, one-, two-, and three-
bedroom units

* 24,000 SF grocery store

* 4,500 SF of neighborhood-serving retail
space

* Public and resident-serving open space
amenities

@ View oking southeast towards the Metro Site ~ *



Key Terms of the JDA and Ground Lease

JDA

Three-year term with option to extend up to two additional 12-month periods.

Holding Rent of $3,530/month, credited towards capitalized rent due at execution of the ground lease.
Metro right to review and approve the design.

Reimburses Metro for transaction-related costs, such as design and financial review.

Sets forth the conditions for executing the ground lease, including verifying that project financing,
governmental approvals, payment and performance bonds, and a completion guaranty are in place.

Ground Lease

75-year term.
Restriction to ensure continued affordability for the full term of the ground lease.
Provides Metro with a maximum compensation of $8,475,000 which would be accumulated through:
* A one-time capitalized ground rent payment of $1,000,000 for the housing portion of the Project.
* 10% of Project's annual residual receipts proceeds for housing portion of the Project.
» 20% of all sale and/or refinancing net proceeds of the Project.
In addition to above, also provides Metro with 15% of annual net commercial gross rent paid, unless such
businesses are providing goods or services essential to the daily needs of residents.
Provides Metro with a deposit to cover construction management and related inspection costs.



Next Steps

Upon Board Approval:

« FTA concurrence
« Staff executes the JDA in accordance with the terms and conditions
« Developer secures all financing

« Developer submits design development and construction drawings for Metro
review and approval

« JDA conditions met and ground lease executed
« Construction anticipated to start in 2026



