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Ticket?:
Trammell Crow’s
Brad Cox at
Metro station.

Metro and developers build for train-centric commuters

By CAROL LAWRENCE Staff Reporier

T rains, buses, ride-sharing services
and real estate development are
defining the future lifestyle of Los
Angeles in North Hollywood.

Brad Cox, senior managing director at
developer Trammell Crow Co. in Dallas,

has proposed a 15-acre project next to the
Metro station in NoHo. If approved, it will
bring more than 1,400 apartments plus
retail space, office buildings and perform-
ing arts venues. In addition, 1t will create a
single station for the Red and Orange rail
and bus lines, and local buses, which are
now separate.

Play-by-Play Callers for Hire

MEDIA: Sports radio syndicator
talks to growing audience.

By HELEN FLOERSH Staff Reporter

For sports radio syndicator and play-caller
Larry Kahn, the game has changed.

Kahn started Sports USA Inc., a Simi
Valley syndicator of live sports event broad-
casts, in the early 2000s out of frustration with
the lack of sports knowlege by announcers.
Today. his firm airs games ranging from NFL

matchups to the Litle League World Series
on more than 500 radio stations.

The number of stations carrying broadcasts
from his company continues to rise — and he
recently hired another play-caller — but the
advertising dollars to support sports program-
ming is falling.

“T don't think terrestrial radio can be as
successful n a standalone sitwation as we
were, say, 10 years ago,” Kahn told the
Business Journal,

“Nollo is being transformed into a
regional center for all of Los Angeles, not
Just the San Fermando Valley, with medi-
um and high-density development around
the Metro station,” Cox said.

Please see REAL ESTATE QUARTERLY
SPECIAL REPORT page 22
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Ventura Opens
Office in China

TRADE: County to promote
exports, investment in Shanghai.

By HELEN FLOERSH Staff Reporter

A Chinese teenager in Guangzhou scrolls
through the mobile website of a Conejo Val-
ley-based beauty brand. She sees something she
likes. puts it in her online shopping cart and com-
pletes the purchase through a digital payment
platform. Within 24 hours, the item has traveled
from California to her doorstep.

That's the scenario Jay Tsao envisions for
the future. As the lead advisor behind the new

Please see TRADE page 36

Feed an E-tailer

TECHNOLOGY: Firm positions
products on e-commerce Sites.

By MARK R. MADLER 5Siaff Reporier

The growth in e-commerce websites has cre-
ated a need for support services, That is where
Feedonomics comes in — the Woodland Hills
company can be described as a conduit between
retailers and online price companson websites
such as Google Shopping as well as marketplaces
like Amazon.com Inc. and eBay Inc.

Please see TECHNOLOGY page 37

SPECIAL REPORT HEALTH GARE

RISING RISK: With the incidence of diabetes
rising, Valley hospitals have deployed
technology to combat it, For example, Henry
Mayo Newnhall Hospital has two hyperbaric
chambers where Dr. Brian Downs heals
diabetic ulcers. BEGINNING ON PAGE 16
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Pro-Transit: Brad Cox of
developer Trammell Crow

in North Hollywood.

Public transportation plays a central role in North Hollywood's vision for the future.

hat Brad Cox sees in the near [future for
15-plus acres surrounding North Holly-

working, playing community that moves
around Los Angeles i far fewer cars.
Trains, buses, nde-sharing services and bikes are all
at the center of the ambitious transit-oriented develop-
ment that Cox's company, Trammell Crow Co. in Dal-
las, 1s planning within the neighborhood’s popular Arts
District. The project, if approved, would bring more

Demand pushes up office

and industrial renis.
PAGE 25

woeod's busy public transit station is a living,

than 1 400 apariments, retail space, office buildings.
performing arts venues and gathering spots to the arca
and create a single station for the Red and Orange rail

and bus lines, and Imal buses, which are now separated.

Trammell Crow's proposal 1s the largest testament
to developers™ and investors’ mounting interest in the
North Hollywood Arts District. Should the project

materialize, Cox, as senor managing director for Tram-

mell Crow, sees a San Fernando Valley with far less
congested roadways.

ALSO IN THIS SECTION:

Major deals in the Valley
region’s submarkels.
PAGE 26

“How all that integrates and comes together is really
the future of North Hollywood; and it will be the cata-
fyst of a single-passenger car society,” Cox said. “"What
we're creating here is the future of transit,”

Transit-oriented development

Measure R, which Los Angeles County residents
passed in 2008, put the county and the L. A. County
Metropolitan Transportation Authority. or Metro, on a
timeline to double the rail system by 2035, Measure M,

Commercial real eslale
vacancy and rate dala.
PAGE 28
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which passed last year, added funding to make
that happen.

However, systemwide, ridership is down
from two years ago, according to Metro's
statistics. But the Red Line rail system, which
serves North Hollywood, in combination with
the Purple Line, has seen ridership increase.

To mcentivize usage, Metro has encour-
aged developers to build dense housing and
commercial projects up to one-plus miles from
transit hubs, and has targeted specilic siles.
North Hollywood, with 24,000 daily board-
ings, 1s one of the seven sites the agency has
chosen to lead the effort.

Trammell Crow, owned by CBRE Group
Inc. in Los Angeles, answered the call. Tts
plan includes the 1400 apartments — at Jeast
20 percent which will be affordable — 144,000
square feet of retail space and 138,000 square
feet of office space. There would be open areas
with gathering spots and venues that, like the
district’s numerous comedy, theater, musi and
arts businesses, also host entertainment. The
company would redevelop and lease Metro's
15.6 acres that 1s ground zero tor the one-
square mile Arts District, loosely bounded
by Oxnard Street, Colfax Avenue, Camarillo
Street and North Clybourn Avenue.

The historical arts culture and the potential
to leverage that makes the project unique for
the company, compared to its many other tran-
sit-oriented projects,

“NoHo is being transformed into a regional
center tor all of Los Angeles, not just the San
Fermando Valley, with medium and high-den-
sity development around the Metro station,”
Cox said.

The goal is to turn the Arnts District into
a “walkable urban transit village,” he added.
“That’s the opportunity here,” he said.

Originally the company planned to parner
on the project with Greenland USA, a subsid-
1ary of Shanghai-based Greenland Holding
Group, which is building the mixed-use
Metropolis in downtown Los Angeles, but
Greenland pulled out in June, according to Cox.

Edward Matevosian, senior vice president
of land and investment properties for CBRE,
said investors from overseas, New York, San
I'rancisco, Boston and Chicago are focused on
North Hollywood and Los Angeles because
of the walkability and potential for transit-ori-
ented developments and larger transit-oriented
communities. The critical element is that the
greater L.A. arca has the population growth to
feed them.

“We (L.A.) are still figuring it owt,” Mat-
evosian sad, but “they (investors) have more
of a vision of where we're going to be 10 years
from now.”

He called the Trammell Crow project “a
game-changer” because of the growth it would
bring.

“When a project of that magnitude takes
shape, it creates and stimulates similar projects
or development activity around it Matevosian
said. "Expect more projects to come off of
Lankershim.”

Transit-oriented development efforts have
done that for other neighborhoods and cities,
enabling them to be become vibrant. walkable
downtowns. Matevosian pointed to Pasadena,
Monrovia and Arcadia, while Azusa is the next
big thing.

The two transportation measures, R and M,
made the city pay more attention to transit’s
near future, and it allowed developers to densi-
{y around transit stations, saxd Edgar Khala-
tian. a land vse attorney for the L.A. office of
global law firm Mayer Brown.

“Ten to 15 year ago, there was not a push to
densify around transit,” Khalatian said, “Now
you're adding mass residents near transit lines,
and that's how you avoid the vehicular trips.”

Under construction

Drive down many of the side streets in the
Arts District and new, wood-frame skeletons
abound.

Mitch Paskover, president of mortgage
banking firm Continental Partners in West
Hollywood, said over the last two years, the
number of lender clients looking for North
Hollywood projects to fund has surged.
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“I'd say almost S0 percent pickup for prop-
erties we've never really heard of in that area,”
Paskover said.

Downtown L.A. is getting saturated, he
said. and lenders are pulling away. But in
North Hollywood, rents are rising and vacancy
rates are low. That makes lenders more com-
fortable at linancing apartment deals, and they
are giving favorable loan terms. The Trammell
Crow's project speaks for the community's
notoriety, Paskover added.

“You don’t really see a project like that being
built if the area’s not that hot,” Paskover said.

One of the largest, if not the largest, project
under way is the seven-story L+0 Residences
at Lankershim Boulevard and Otsego Street,
south of the Metro station. There, nearly 300
apartments including 235 affordable units will
be built above a 365 by Whole Foods Market
Inc. store on the 2-acre site.

Please see page 24
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Continued from page 23

Woodland Hills property owner and
joint-developer Hayes Capital Management
18 partnering with developer Camden Secu-
rities Co. of White Plains, N.Y. and Patrick
Ayau, a commercial real estate broker with
Lee & Associates West LA, to construct
the estimated $125 million project. Additional
financing 1s being providcd by L.A. investment
firm Canyon Partners

Camden and the wnlurc bought 38,500
square feet of okder office and flex buildings in
2{135 to make way for the project,

Donald Hayes, owner of Hayes Capital,
said he has done deals in North Hollywood
since 2005 when it was a working-class sub-
urb. Now, media companies such as Bento Box
Entertainment, creator of Fox cartoon “"Bob’s
Burgers,” have moved into 5161 Lankershim
Blvd., next door to his project, he sad.

The Class A office building is also leased
by Endemol Shine North America, a division
of the international Endemol Shine Group,
which produces shows smh as “MasterCher™
and “The Biggest Loser.”” Both companies rep-
resent the types of tenants that are driving high
sale prices in the Arts District. For instance,
the property sold in May for S69 million, or
almost S350 a square foot, for a nearly 54 per-
cent gain.

[ayes sawd his partners enticed Whole
Foods to sign on because apartment rents have
risen 1o between S3 and $3.50 a square foot
and there's only one nearby supermarket.

“We're back where we were 10 years ago
before everything turned to mud,” Hayes
explained. referring (o construction actuvity.

Although cars are what public transit is
supposed to reduce, one of the reasons the city
and the local neighborhood council favored

the project, Hayes added, is for its 5635 parking
spaces.

“They wanted it to be overparked rather
than under parked,” he said. “They (the neigh-
borhood wunul) didn't want pcoplc parking
on the streets.”

The project is expected to finish in May 2019.

Attractive to investors

North Hollywood's rents are rising but they
are still lower than neighboring Burbank, Hol-
lywood and the Westside, That has attracted
the attention of entertamnment companies and
residents. Investors are following that migra-
tion, according to real estate brokers

[ndustral rents in Burbank are on average
about 20 cents more a square toot, said Daniel
Frees, an associate vice president with Daum
Commercial Real Estate brokerage. He saud
several entertunment-related businesses that
have been in Burbank for years recently moved
to North Hollywood where they ¢can be in nicer
space for less cost.

Sherman Oaks real estate investment and
property manager M West Holdings along
with partner KBS Strategic Opportuni-
ty REIT II in Newport Beach bought the
10-year-old Lofts at NoHo Commons for S103
million in November. The company now plans
an S8 million upgrade to the 292-umt complex.

President Karl Slovin said there was
compention for the complex from investors
attracted to the amenities and mightlife, cheap-
er rents than Hollywood and the Westside, easy
freeway access and the quick trip to downtown
L.A. on public transportation.

“There’s now incredible energy in and
around the community,” Slovin said, "on
streets that didn’t exist three to five years
ago, or that are just starting,”

Other recent deals include the October sale of

Stucho 77, a year-old 136-unit complex at 3077

Central Location: Trammell Crow's
proposed development would give residents
access to Metro's Red Line, above, and the
Orange Line busway at left, under one roof.

i Beverly lhlls. snncd lookmy_. scnousl)' at

w..JJ North Iloll> wood two years ago. He spent days

Lankershim Blvd., for $72 million, or S462,000
a unit, to Avalon Bay Communities Inc. in
Arlington Va. The mixed-use complex sits about
four blocks from the Metro station. Ako in
October, the Academy Tower office bualding at
5200 Lankershim Bivd. sold for $S61.5 mallion,
earning its sellers a 28 percent gain.

Some investors missed their opportunity in
the Arts District but stull have high hopes for
a win.

David Aghaei, a principal of the two-

n the Arts District talking up the people in
the coffee shops and then the bars. Formerly
in charge of property acquisitions for USC, he
knew how to talk to young people about what
communities they liked and why.

But by then it was already too late, and he
hasn’t found any bargains yet to buy and turm
around. He's still looking, though.

“A lot of developers have already recog-
mzed that that transition has occurred.” Aghael
satd. “1Cs a few years past that period of cool,
hidden and hipster.”

In the dark about
your office lease?

It doesn’t have to be that way.

Lanclorgs lease office space evenyday, so they know their way around a lease, Al

Mazirow Commercial, we represent you, the tenznt, and only you. With our decades

of lease negotiation experience, youwon't be overwhelmed and in the cark. We

level the playing field and make sure you get the best possible lease for your firm.,

INVESTEC

REAL ESTATE COMPANIES

FOR LEASE

| SUBJECT PROPERTY Jiiihe.|

2725 Teller Road
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RARELY AVAILABLE RETAIL SPACE
24,000 SI
Rarely available 24,000 square foot box in a high trallic center that is anchored
by Target and Home Depol. Excellent location in Newbury Park, this opportunity

offers easy freeway access off the Wendy Drive exit of the 101. Adjacent property
development soon (o begin construction will feature Lowe’s, LA Fitness, AutoZone,

Jack in The Box, and Farmer Boys.

Call for more information

ROBERT PEREZ
805.690.1017
robent@inves tecre com

9
MAZTROW

COMMERCIAL, INC.

805-449-1945 Tenant Repmsenfaﬂon &Advfsory Real Estate Services
www.tenantadvisory.com For large corpomtions 10 individual entreprenaurs

DRE Lic. No. 01472018

Investec Real Estate Companies
200 E. Carrillo Street, $2C0 | Santa Barbara, CA 93101 | www.investecre.com
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