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In order to comply with requirements of the California Health and Safety Code, the Los Angeles Housing 
+ Community Investment Department (HCIDLA), successor agency to the former Community 
Redevelopment Agency of the City of Los Angeles (CRA/LA) is providing an opportunity to the public 
to review and comment on the NoHo 5050 Project Replacement Housing Plan, prepared by Decro 
Corporation and Daylight Community Development.   
 
This plan focuses on the replacement of units at the 5050 Bakman Avenue, North Hollywood, CA 91601, 
and describes the location, timetable and financing for the future units that will serve as the replacement 
units. 
 
The review and comment period is for 30 days from this posting.  If you would like to comment on the 
NoHo 5050 Project Replacement Housing Plan, please send your comments to the following email 
address: Franklin.Campos@lacity.org. 
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Project NoHo 5050 

REPLACEMENT HOUSING PLAN 

City of Los Angeles  

This Replacement Housing Plan describes the following: 

a) The proposed Project;
b) The general location of the very-low, lower and moderate-income

dwelling units which will or may be removed or destroyed as a result
of the Project;

c) The general location and intentions for the development of the
replacement housing units;

d) The means proposed for financing such development;
e) An anticipated schedule for the construction of the replacement

housing;
f) The period for which the replacement units will remain affordable;

and,
g) The non-applicability of California Constitution Article XXXIV.

Section 33413.5 of California Community Redevelopment Law (Health and Safety 

Code Section 33000 et. seq.) requires a redevelopment agency to adopt a 

‘Replacement Housing Plan' (the ‘Plan’) whenever the agency executes an 

agreement for acquisition of real property, or an agreement for the disposition and 

development of real property; either of which will lead to the clearance, or removal 

of dwelling units from the low- and moderate-income housing market within the 

community. 
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I. Background

This Replacement Housing Plan (the “Plan”) has been prepared by Decro 

Corporation and Daylight Community Development to satisfy the requirements for 

replacement housing contemplated pursuant to California Redevelopment Law as a 

result of the prospective elimination of residential property at the following sites: 

▪ 5050 – 5054 ½  Bakman Avenue, Los Angeles, CA 91601

TOTAL NUMBER OF REPLACEMENT UNITS = 6 UNITS 

Project: NoHo 5050 is located at 5050 Bakman Avenue, Los Angeles, CA 91601. NoHo 5050 will 

consist of a Resident Manager’s unit and 39 rent restricted apartments to persons with incomes 

between 30% and 60% AMI (HCD/CRA rents). NoHo 5050 will include 32 PSH units at 30% AMI, 1 2-
BR unit at 50% AMI and 6 2-BR units at 60% AMI. Set in the heart of downtown North Hollywood 
(urban), the NoHo 5050 will provide affordable permanent supportive housing in a community that 

critically needs such resources. The 32 permanent supportive housing units will be fully furnished 

and include private kitchen and bathroom. The Project will also feature a learning center, community 

room, supportive services spaces, landscaped open space, bicycle storage and laundry room. 

The project is now fully financed with committed funding from HHH (City of LA), No Place Like Home 
(County of Los Angeles), 32 Section 8 PBVs from the Housing Authority of the City of Los Angeles, a 
tax-exempt bond award from CDLAC, a federal LIHTC award from CTCAC, and a state LIHTC award 
from CTCAC.  Keybank will be providing the construction and permanent loans, while Red Stone Equity 
Partners and Sugar Creek Capital will be purchasing the federal and state tax credits, respectively.

The project will record a variety of rent-restricted covenants on the property, including a Land Use 
Covenant, HHH regulatory agreement, NPLH regulatory agreement, CDLAC bond regulatory 
agreement, and a CRA covenant. This will ensure that the property is restricted to low-income housing 
for at least 55 years.

The site includes relocation of 6 households, and has engaged Overland Pacific and Cutler (OPC) to 
manage all relocation matters. Two households have already left and received their RSO benefit. The 
other four households will be vacating on or before June 30, 2021, and these households will receive a 
benefit as well as a first right to return to the completed development. At this time, it is assumed that 
several households will return to the completed development.

Downtown Women’s Center (DWC), a 40-year old nonprofit organization providing housing and social 

services to homeless and formerly homeless women, and an advocate for increasing permanent 

supportive housing for women in downtown Los Angeles, will manage the supportive services program 

at NoHo 5050 (the "Project"). The Project will provide affordable, permanent supportive housing to 

women who are chronically homeless, severely mentally ill, or have other special needs. On-site staff 

will provide community-building, crisis intervention, and an array of support services designed to foster 

independent living and the maintenance of stable housing among the special needs populations served 

by DWC. Access to additional services, including meals, education and enrichment activities, workforce 

development, and a women’s medical and mental health clinic, will be located offsite at DWC’s Day 

Center. Tenants will be linked to the drop-in day center via case managers and transportation from the 

site to the Day Center will be provided. 
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II. Replacement Project

NoHo 5050, LP (“Developer”) is  proposing to use the NoHo 5050 Apartments Project 
(“Project”) for the replacement units. This plan identifies the location, timetable and proposed 
financing for future units that will serve as replacement units. 

The NoHo 5050 Apartments is located at 5050 Bakman Avenue, Los Angeles, CA 91601. The 

Project is currently two one-story residential buildings and accessory structures with a total of 

six residential units. NoHo 5050, LP proposes to develop and construct a new, 5 story multi-

family affordable permanent supportive housing project. The proposed project will consist of 

four (4) Studio Apartments, twenty-eight (28) 1BR Apartments, seven (7) 2BR Apartments and 

a 2BR apartment for the on-site manager, totaling forty units. Thirty-two (3 2  ) units will be 

reserved for permanent supportive housing for Very Low Income women 

experiencing homeless and/or survivors of domestic violence at AMI levels of 30% or below

with nineteen (19) of those units set aside for women with serious mental illnesses. The 

remaining 1 unit will be reserved for low income households at 50% AMI or below, and (6)

units will be reserved for low income individuals at 60% or below AMI level. 

Each new studio apartment will be approximately 456 sq. ft.; one bedrooms and two 

bedrooms will average 503 sq. ft. and 755 sq. ft., respectively. Features include a private 

kitchen and bathroom and air conditioning. All studio and 1 BR supportive housing units 

come furnished with a bed, dresser, nightstand, table and chair; kitchens have a refrigerator 

and microwave oven. 15% of the units will either be fully UFAS/ADA compliant or fully 

adaptable. All units will also have full access to data and communications through 

the installed wiring and infrastructure. The Project will feature a learning center, 

community room, supportive services spaces, landscaped open space, bicycle storage and 

laundry room. 

The project will replace a 6 unit bungalow style apartment complex built in the 1950s. NoHo 
5050, LP purchased the site in April 2019 from Jesus and Gladys Gonzalez. The former 
owners recorded a CRA Covenant on the site in December of 1996. The participation 
agreement, titled Loan #872290, was recorded after the owners received a $16,070 loan and 
$10,000 grant for rehabilitating the property. The Covenant is number 97-70439. The 
Participation Agreement recorded against the property restricted rents to 50% AMI (by CRA 
levels). While the term of the loan is unclear, the Note does reference a term "no less than 
40 years," which would translate to a maturity of December of 2036.
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III. Replacement Units

In order to comply with the original development agreement executed by the sites enumerated 

above, NoHo 5050, LP will set aside 6 units of NoHo 5050 Apartments and designate them 

as replacement units for purposes of meeting any obligations set forth in the Replacement 

Housing Plan. The Housing and Community Investment  Department of Los Angeles (HCIDLA) 

will restrict 39 units at the AMI levels as showcased below in the Replacement Units Table 

executed through an Agreement Containing Covenants Affecting Real Property and a Notice 

of Affordability Restrictions. The rent restrictions for the replacement housing units will be 

simiarly restrictive to the proposed financing rent restrictions and will have minimal effect

on the new project’s cash flow. 

Units being removed from housing market 
Project 
Name 

Project 
Address 

Dwelling 
Units 

Amount of 
Bedrooms 

Very Low 
Income 

Low 
Income 

Moderate 
Income 

Unknown Remova
l Date

5050 – 5054 

½ Bakman 

Ave 

        6  7 6 Units at 
50% AMI 
(CRA)

0 6.30.2021 

TOTAL 

Replacement Units (*See Notes Below)
Project 
Name 

Project 
Address 

Dwelling 
Units 

Bedrooms Very Low 
Income 

Low Income Moderate 
Income 

Replacement 
Date 

NoHo 
5050 

5050 Bakman 

Ave 
6 7 0 6* - 50% 

AMI CRA)
0     Anticipated 

9. 2023

TOTAL 6 7 6 0 0 

These units will be placed in service no later than four years from the adoption of this 

replacement housing plan. 

*Of the 6 units that will be replaced in a new CRA covenant, 5 will be 1 BR units at 50% AMI
(CRA) and 1 will be a 2 BR unit at 50% AMI (CRA). The project will record a new CRA covenant
for 55 years overlaid with the existing Land Use Covenant at financing closing expected in
August 2021.

5050 Bakman Avenue - 2 BR unit at 50% AMI (CRA)
5050.5 Bakman Avenue - 1 BR unit at 50% AMI (CRA)
5052 Bakman Avenue - 1 BR unit at 50% AMI (CRA)
5052.5 Bakman Avenue - 1 BR unit at 50% AMI (CRA)
5054 Bakman Avenue - 1 BR unit at 50% AMI (CRA)
5054.5 Bakman Avenue - 1 BR unit at 50% AMI (CRA)

0

6 7 6 0 0 
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IV. Proposed Financing and Timetable for the NoHo 5050 Apartments

HCIDLA- HHH Permanent Supportive Housing 

Program Awarded in October 2019 

$3,833,200 

LACDC – No Place Like Home (NPLH) 

Application was awarded in October 

2019. 

$4,370,000 

HACLA - 32 PBVs were awarded in January 2020 32 PBVs 
for 20 years

CDLAC Tax Exempt Bond Allocation 

Application was submitted in Janury 

2021 and received a preliminary

recommendation for an allocation. 

$11,250,000 

LIHTC 4% Tax Credit Equity and State Tax Credit 
Application was submitted in January 2021 and

received a preliminary recommendation for an 

allocation. 

$10,672,847

Project Timeline:

- April 2019: Acquire Site
- October 2019: HHH + NPLH Awards
- October 2019: Full entitlement completed
- January 2020: HACLA PBVs Award
- April 2021: CDLAC/TCAC Awards
- May 2021: Fully Permitted
- August 2021: Financing Closing
- September 2021: Construction Commencement
- March 2023: Construction Completion
- June 2023: 100% Leased
- September 2023: Perm Conversion
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Project Financing Capital Stack
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VI. NON-APPLICABILITY OF ARTICLE XXXIV OF THE CALIFORNIA

CONSTITUTION 

The development of the replacement housing does not require approval  of  the voters 

pursuant to Article XXXIV of the California Constitution for the following reasons. First, 

Article XXXIV requires approval of the electorate only when a state public body 

develops, constructs or acquires a low-rent housing project. The Legislature has 

enacted the Public Housing Implementation Law (Health & Safety Code Section 37000 

et seq.) to interpret and implement Article XXXIV. Health and Safety Code Section 

37001(f) states that the term "low-rent housing project" in Article XXXIV does not apply 

to any development that consists of rehabilitation, reconstruction, improvement, or 

replacement of dwelling units of a previously existing low-rent housing project, or a 

project previously or currently occupied by households with incomes at or below 80% 

of the area median income. 

V. RELOCATION Will there be relocation of existing tenants?

There are six residential households that are eligible for relocation assistance. NoHo 5050, 
LP retained Overland, Pacific & Cutler, LLC (OPC) to prepare a Relocation Plan and to 
provide relocation assistance services to the tenants. This Plan conforms to the requirements 
of the Federal Uniform Relocation Assistance and Real Property Acquisition Policies Act of 
1970 (URA), as amended, Handbook 1378 of the Department of Housing and Urban 
Development (HUD), the implementing regulations at 24 Code of Federal Regulations, Part 
42, California Relocation Assistance Law, Government Code Section 7260, et seq. (Law), 
the Relocation Assistance and Real Property Acquisition Guidelines adopted by the 
Department of Housing and Community Development as in Title 25, California Code of 
Regulations Section 6000, et seq. (Guidelines), and the Los Angeles Municipal Code and 
Rent Stabilization Ordinance (RSO). 

To date, two households have claimed benefits under the RSO and received full RSO 
payments and vacated in early 2020. The remaining four households have not made a 
decision on benefit choice (URA / TITLE 25 or RSO) and will remain in the property through 
June 30, 2021.  
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