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ACQUISITION AND RELOCATION PILOT PROGRAM

ACTION: APPROVE RECOMMENDATIONS

RECOMMENDATION

APPROVE:

A. a Pilot Program to reduce hardships to property owners by incorporating streamlined
acquisition and relocation procedures for right-of-way delivery for the East San Fernando Valley
Light Rail Project (Attachment A); and

B. the East San Fernando Valley Light Rail Project Relocation Plan (Attachment B).

(REQUIRES TWO-THIRDS VOTE OF THE FULL BOARD)

ISSUE

Acquisition of property interests and relocation of displacees is required for the construction and
operation of the East San Fernando Valley Light Rail Project (“Project”). Per Federal and State
regulations, the Project is required to prepare a Relocation Plan to demonstrate relocation planning
before initiating any displacement activity.  The regulations require the Relocation Plan to be made
available for public review and comment for a minimum of 30 days before presenting it to the
Agency’s legislative body for approval. Once approved, the Project’s Relocation Plan must be
submitted to the California Department of Housing and Community Development (HCD), which
serves as the repository for Relocation Plans.   Los Angeles County Metropolitan Transportation
Authority (“LACMTA”), by a vote of two-thirds of the Board, must determine if the Project satisfied the
relocation planning requirements, and if satisfied, approve the Relocation Plan (Attachment B).

Metro staff also proposes a Pilot Program developed for acquisition and relocation activities to
reduce hardships to property owners and displacees impacted by the Project. The Pilot Program
includes acquisition incentives for owners entering into voluntary settlements within 60 days of
receiving LACMTA’s purchase offer and increasing relocation benefits to help minimize displacement
hardships.
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BACKGROUND

LACMTA completed the preparation of the Final Environmental Impact Statement / Environmental
Impact Report (FEIS/FEIR) for the Project, and it was certified by the Board on December 3, 2020.
LACMTA intends to phase the Project and construct the 6.7-mile segment along Van Nuys Boulevard
as an Initial Operating Segment (IOS). The IOS will extend down the center of Van Nuys Boulevard
from Van Nuys LACMTA G Line (Orange Line) Station in the community of Van Nuys on the south,
north to the intersection of Van Nuys Boulevard and San Fernando Road which will be the location of
the proposed terminus station of the IOS in the community of Pacoima.

LACMTA will need to acquire private property to build and operate the proposed alignment. The
required property includes both temporary and permanent rights. The property will be required for
four main purposes:

n Construction staging

n Maintenance & Service Facility (MSF)

n Traction Power Substation (TPSS)

n MSF non-revenue track connection

The Project will require the acquisition of privately held properties. Because this project is publicly
funded, LACMTA will provide relocation assistance to persons and businesses displaced in
compliance with all applicable federal, state, and local laws, regulations, rules, and policies.

Federal and State Regulations require that LACMTA complete relocation planning before initiating
any displacement activities. This specific planning document is prepared to comply with federal
requirements, as stated in 49 CFR 24.205 and Cal. Code Regs. Tit. 25, § 6038 - Relocation Plan.

DISCUSSION
The Relocation Plan prepared for the Project (Attachment B) describes the method of implementing
relocation procedures for the fair, equitable, and consistent treatment of persons displaced from their
homes and businesses when displacement occurs due to the Project. It identifies the administrative
requirements for conducting relocation and sets forth relocation standards, occupancy standards,
methods for obtaining comparable replacement housing, relocation assistance available to residential
and non-residential eligible displaced persons, payments available, and other related provisions of
the relocation assistance program. The Relocation Program is required to mitigate the impacts of
displacement on the persons who will have to vacate because of the project.

The Relocation Plan provides a snapshot of the existing conditions at the occupied properties, such
as the types and numbers of occupants that can be expected to be displaced. If changes in
occupancy occur, such as additional occupants at properties currently vacant, such changes will be
promptly reviewed and documented to determine the reason for moving in or out of the property to
make timely determinations of eligibility for relocation assistance under the Relocation Program.

The Relocation Plan was posted on October 14th and was available for comment until November 14th.
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The Plan was made available at libraries in Pacoima, Van Nuys and Panorama City and posted at
metro.net/eastsfvtransit.  An email blast was sent to Community Relations’ list of 1,979 ESFV
stakeholders and ¼ page Newspaper Ads were run in Spanish and English in El Sol Newspaper.
The plan notice was posted on NextDoor Website and via direct notice in English and Spanish to all
83 impacted owners and tenants through the mail.  It was also announced at the October 25, 2023,
virtual community meeting and the November 2, 2023 in-person community meeting.

Two comments were received on the relocation plan - one from Los Angeles Council District 6 and
one from Pacoima Beautiful.  The comments and the responses are included in the addendum to the
relocation plan (Attachment B).

To expedite acquisition and relocation tasks, and to reduce hardships for property owners and
displacees impacted by the Project, the Relocation Plan includes a Pilot Program which is supported
by both regulatory authority and previous field experience. The adoption of this pilot program as
described below will require increased spending above and beyond current LACMTA acquisition and
relocation policies, however, cost savings are expected to be harvested due to expedited delivery of
right of way, less eminent domain costs, and less loss of goodwill costs.

The proposed pilot program includes:

ACQUISITION INCENTIVES:

Acquisition incentive payments are in addition to the offer of just compensation as required by the
Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970 (URA). Incentive
payments have been used by many agencies on large infrastructure projects with both state and
federal funding. Recognizing the value of incentives, the California Department of Transportation
(Caltrans) prepared a Memorandum on Incentives dated June 12, 2014. This memorandum
describes how FHWA’s authority to participate in incentive payments is derived from 23 CFR 710.203
(b)(2)(ii). Under Caltrans regulations, the incentive payment is a lump sum payment of 10% of the
appraised value with a minimum payment of $1,000 and a maximum payment of $100,000. It’s
important to note the Project has $34.6 million of Caltrans funding for right of way.

The following incentive program is recommended to be implemented for the Project. Higher incentive
amounts than those listed in the Caltrans Memo are recommended below as staff experience has
shown these amounts have the best chance of expediting voluntary settlements.

The acquisition incentives recommended for the Project are:
• 20% of the appraised value with a minimum payment of $3,500 and a maximum of

$500,000
• Offer must be accepted within 60 days from receipt of the offer
• Apply the program retroactively to any parcels currently under negotiation

when the incentive program is approved.

It is anticipated that an acquisition incentive program will result in the following potential benefits to
property owners, displacees, and LACMTA:

• Increased number of voluntary settlements and delivery of right of way
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• Development of good rapport with the property owners
• Schedule savings by expedited release of property for construction
• Reduced condemnation costs
• A streamlined settlement process for property owners
• A uniform approach to settlements that delivers compensation more quickly to property

owners

INCREASED RELOCATION BENEFITS:

The Relocation Plan proposes increasing relocation benefits above those prescribed by the URA for
business displacees for certain categories (current URA relocation benefits for re-establishment are
capped at $25,000; searching costs are capped at $2,500; and fixed moving payments are capped at
$40,000).

It is recommended, based on the staff’s decades of field experience, that the following current
capped benefits be raised to the amounts listed below:

• In-lieu fixed payment be raised from a maximum of $40,000 to a maximum of $50,000
• Re-establishment be raised from a maximum of $25,000 to a maximum of $40,000
• Searching benefits be raised from a maximum of $2500 to a maximum of $5,000

Increasing capped non-residential relocation amounts above URA amounts is expected to result in:
• Faster relocations and less hardships to displacees, especially small businesses
• Accelerated parcel vacancies and schedule savings
• Potentially lower losses of goodwill claims

ADDITIONAL STREAMLINING MEASURES

The following streamlining measures do not require increased spending, are already authorized by
existing regulations, and do not require additional approvals. They will be used in coordination with
acquisition incentives and increased relocation benefits.

1. FTA requires its concurrence on appraised values over $1,000,000 and acquisition settlements
above $50,000. These thresholds require FTA to use its staff or consultants to review any
LACMTA-approved appraisal within that threshold.  FTA Circular 5010-1E, Page IV-8, section
g provides a procedure for increasing both the $1,000,000 and $50,000 concurrence
thresholds.  Metro is requesting FTA to increase its limit for just compensation and
administrative  settlements to $6 million total.
It is anticipated that increased appraisal and settlement concurrence amounts will result in the
following benefits to property owners, displacees, and LACMTA:

• faster appraisal approval on complex parcels
• less time taken for administrative coordination with FTA on settlements
• faster amicable settlements with property owners and
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• less potential condemnation costs due to increased LACMTA settlement authority

2. Regulatory authority for Appraisal Waivers is found in 49 CFR 24.102 (C) (2). Appraisal
Waivers are deemed appropriate where the valuation problem is uncomplicated, and the
anticipated value of the proposed acquisition is estimated at $10,000 or less. However, the
Federal Agency funding the project may approve Appraisal Waivers up to $25,000 if the
acquiring agency offers the landowner the option of having the agency appraise the property.

It is anticipated that the use of appraisal waivers will result in the following potential benefits to
property owners, displacees, and LACMTA:

• faster valuations of uncomplicated permanent acquisitions and TCEs as opposed to the
use of appraisals and review appraisals, which may take up to four months to prepare

• cost savings to LACMTA as opposed to the use of appraisals and review appraisals,
which may cost up to $10,000 initially per parcel

• quicker delivery of payments to property owners due to faster valuations and
• schedule savings resulting from expedited valuations and negotiations that facilitate

voluntary settlements

The Pilot Program is designed to reduce hardships to impacted property owners and displacees.
Additionally, the program is expected to reduce acquisition and relocation timeframes which have
averaged 24 to 36 months for more complicated cases. If successful, the pilot program could be
applied to future projects.

METRICS

To measure the success of the acquisition incentive and increased relocation benefits, a series of
metrics will be devised and implemented. It will likely take 2-3 years to have a comprehensive
perspective of the benefits/costs of the pilot program.

The metrics used for determining the success of acquisition incentives will include tracking the
following:

• Number of parcel owners claiming the incentives
• Duration to settle the acquisition and release the parcel to the contractor
• Total amount of incentives claimed per parcel
• Number of voluntary vs involuntary settlements

Negotiation timeframes for parcels claiming the incentives will be compared to historical data on
similar parcels not benefitted from an incentive program. Total amounts paid for properties claiming
the incentives (including the amount of the incentive and just compensation) will also be compared to
historical data on similar parcels not benefitted by an incentive program. The results of these
comparisons will be analyzed to judge the effectiveness of the incentive program.

The metrics used for determining the success of increased non-residential relocation benefits will be
based on the following:
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• Number of displacees claiming the increased relocation benefits
• General relocation timeframes
• Total amount of relocation benefits claimed per displacement
• Number of displacees not claiming the increased relocation benefits
• Number and amounts of goodwill claims paid to displacees

Relocation timeframes for displacees claiming the increased benefits will be compared to historical
data on similar displaced businesses not receiving the higher benefits. The amount of loss of goodwill
paid to displaced businesses claiming the increased benefits will be compared to historical data on
similar displacees receiving the lower URA prescribed benefits and their corresponding losses of
goodwill. The results of these comparisons will be analyzed to judge the effectiveness of the
increased benefits. Once all metric data has been compiled, it will be finally reviewed as a whole to
measure its effectiveness in reducing hardships to impacted property owners and displacees.

DETERMINATION OF SAFETY IMPACT

The Board's action will not have an impact on LACMTA’s safety standards.

FINANCIAL IMPACT

The funding for the acquisition of the rights is included in the fiscal year 2024 budget under Project
#865521, East San Fernando Valley Transit Project in Cost Center 8510 (Construction Project
Management), Account Number 53101, (Acquisition of Land), and Fund 6001 (Light Rail).

Impact to Budget
Sources of funds for the recommended actions are Measure R 35%, Measure M 35%, and Federal
and State Grants. These funds are not eligible for bus or rail operations.

Although the costs of proposed acquisition incentives and increased non-residential relocation
benefits will not be fully reimbursable from Federal sources, the anticipated countervailing savings on
Federally non-ineligible loss of goodwill claims and savings realized from avoiding construction
delays, condemnation costs, and legal fees, are expected to make up for the costs.

EQUITY PLATFORM

The Project will serve 11 new stations along Van Nuys Blvd and will improve connections and access
to key destinations. Equity Focus Communities (EFC) are within walking and biking distance to the
proposed stations. Accordingly, the Project will improve access for East San Fernando Valley transit
riders in EFCs along the existing route to additional destinations. These destinations include
hospitals, churches, and shopping centers.  To date, Metro Community Relations (CR) staff, who
include bilingual speaking staff, have met with the local neighborhood councils and representatives of
the local council district offices on upcoming construction, mitigation plans/efforts, and outreach
efforts to the local community. CR staff have also been visiting the small businesses along the
alignment and have been providing bilingual

Metro Printed on 12/1/2023Page 6 of 8

powered by Legistar™

http://www.legistar.com/


File #: 2023-0659, File Type: Policy Agenda Number:

project information along with business resources available through Metro. Also, the Project will have
a Community Leadership Council (CLC) as an advisory body to the Project and implement a CBO
partnership that aligns with Metro’s CBO Partnering Strategy. Before requests for Board adoption of
the Relocation Plan, the Relocation Plan was posted for 30 days for public and community comment.
Adoption of the Relocation Plan will allow the pilot program to reduce hardships to impacted property
owners and displacees through the use of increased acquisition payments and relocation benefits.
Real Estate Staff will coordinate with CR, CBOs, and CLC where appropriate to implement the
Relocation Plan and benefit impacted property owners and displacees. In addition, the Real Estate
Staff will be mindful of the goals of the ESFV’s multi-year Cultural Competency Plan. These goals
include, but are not limited to, respectful engagement of property owners and displacees based on
historical context and lived experience and promoting nuanced understanding of the
sociodemographic characteristics and identities of impacted property owners and displacees.

IMPLEMENTATION OF STRATEGIC PLAN GOALS

The Board's action is consistent with LACMTA Vision 2028 Goal #1: Provide high-quality mobility
options that enable people to spend less time traveling. The purpose of the Project is to provide high-
capacity transit service in the San Fernando Valley.

Strategic Goal 2: Deliver outstanding trip experiences for all users of the transportation system. The
at-grade light rail system will attract bus ridership and improve the trip experience for users of the
transportation system.

Strategic Goal 3: Enhance communities and lives through mobility and access to opportunity. With 11
stations, including connections to Metro G-Line and Metrolink, the Project enhances mobility to the
community.

Strategic Goal 4: Transform LA County through regional collaboration and national leadership.
Collaboration with the elected officials, citizens, and Metro patrons of San Fernando Valley continues
to positively impact the Project.

ALTERNATIVES CONSIDERED

The Board could choose not to approve the recommendations. This is not recommended as it is
anticipated to result in delays and cost increases for the Project.

NEXT STEPS

If this action is approved by the Board, the adoption of the Relocation Plan will allow displacement
activities to be carried out by LACMTA and the implementation of the Pilot Program. The Relocation
Plan, including the Pilot Program, will be immediately implemented to advance acquisition and
relocation activities for expedited right-of-way delivery for the East San Fernando Valley Light Rail
Project.

ATTACHMENTS
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Attachment A - Acquisition and Relocation Pilot Program for East San Fernando Valley Light Rail
Project

Attachment B - Relocation Plan

Prepared by:
Craig Justesen, Deputy Executive Officer-Real Estate, (213) 922-7051
Holly Rockwell, Senior Executive Officer, Real Estate and Transit-Oriented
Communities, (213) 922-5585
Ray Sosa, Deputy Chief Planning and Development Officer, (213) 547-4274

Reviewed by: James de la Loza, Chief Planning Officer, (213) 922-2920
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ATTACHMENT A

ACQUISITION AND RELOCATION PILOT PROGRAM FOR EAST SAN FERNANDO 
VALLEY LIGHT RAIL PROJECT  

In order to expedite acquisition and relocation tasks, and to reduce hardships to 
property owners and displacees impacted by the East San Fernando Valley Light Rail 
project, Metro proposes a pilot program as follows:   

Acquisition Incentive 
 Additional payment to property owners of 20% of the appraised value (with a

minimum payment of $3,500 and a maximum of $500,000) for those who accept
Metro’s offer within 60 days from receipt of the offer

 Program to be applied retroactively to any parcels currently under negotiation
when the incentive program is approved.

Relocation Benefits 
 In-lieu fixed payment be raised from a maximum of $40,000 to a maximum of

$50,000
 Re-establishment cap be raised from a maximum of $25,000 to a maximum of

$40,000
 Searching benefits cap be raised from a maximum of $2,500 to a maximum of

$5,000
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EXECUTIVE SUMMARY 
Los Angeles County has been served by public transit since 1873.  During this time, at least 220 private and public 
companies have operated transit systems that have included horse cars, cable cars, incline railways, steam trains, 
electric streetcars, interurban cars, trolley buses and gas, Clean Natural Gas (“CNG”) or diesel-powered 
buses.  From 1873, systems including horse cars operated by The Spring and West 6th Street Railroad and the 
Pacific Electric Railway Company (Red Cars) were part of transit history leading to the present-day network of 
busses, light rail and a subway system that is currently the responsibility of Los Angeles County Metropolitan 
Transportation Authority (“LACMTA”). 

LACMTA has completed preparation of the Final Environmental Impact Statement / Environmental Impact 
Report (FEIS/FEIR) for the East San Fernando Valley Transit Corridor Project. In response to comments received 
on the Draft EIS/EIR (DEIS/DEIR), on June 28, 2018 the LACMTA Board of Directors formally identified a modified 
version of Alternative 4 (identified as “Alternative 4 Modified: At-Grade LRT” in the FEIS/FEIR) as the Locally 
Preferred Alternative (LPA or Alignment). The Project will ultimately provide a 9.2-mile Light Rail Transit system 
to connect from the Van Nuys LACMTA G Line (Orange Line) Station in the community of Van Nuys to the 
Sylmar/San Fernando Metrolink Station in the City of San Fernando, shown in Figure ES-1 below, thus providing 
commuters with significantly more options when navigating Los Angeles County. Daily boarding’s are anticipated 
to exceed 30,000 by the year 2040.   

The LACMTA intends to phase the Project and construct the 6.7-mile segment along Van Nuys Boulevard as an 
Initial Operating Segment (IOS). The IOS has been included in the FEIS/FEIR to enable LACMTA to realize potential 
cost savings, which would not otherwise occur under the LPA. The LACMTA Board of Directors certified the FEIR 
on December 3, 2020 and adopted the Project definition. The IOS will extend 6.7 miles down the center of Van 
Nuys Boulevard from Van Nuys LACMTA G Line (Orange Line) Station in the community of Van Nuys on the south, 
north to the intersection of Van Nuys Boulevard and San Fernando Road which will be the location of the 
proposed terminus station of the IOS in the community of Pacoima.   

The LACMTA Board further authorized the Chief Executive Officer to file a Notice of Determination with the Los 
Angeles County Clerk and State of California Clearinghouse.  The Board also adopted the Finding of Fact and 
Statement of Overriding Considerations in accordance with the California Environmental Quality Act (CEQA) and 
the Mitigation Monitoring and Reporting Plan.   

The Federal Transit Administration (FTA) issued a Record of Decision (ROD) on January 21, 2021, certifying the 
requirements of the National Environmental Policy Act (NEPA). It is anticipated that construction of the Initial 
Operating Segment (IOS) will begin in late 2023 or early 2024 and take approximately 60 months.  

LACMTA will need to acquire or secure use of some private property in order to build and operate the proposed 
alignment. In some cases the property will be acquired on a permanent basis. In other cases, LACMTA will only 
need the property temporarily. Property will be required for primarily four purposes: 

 Construction staging 

 Maintenance & Service Facility (MSF)  

 Traction Power Substation (TPSS)  

 MSF connection route 
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Figure ES-1: Proposed LPA Alignment and Stations 

 

 
The Project will require the acquisition of privately held properties. Because this Project is publicly funded, LACMTA 
will provide relocation assistance to persons and businesses displaced in compliance with all applicable federal, state 
and local laws, regulations, rules and policies (Rules). 
 
The Rules require that LACMTA complete relocation planning, outlining how it is planning to assist persons and 
businesses that may be impacted by the acquisition of real property within the project area. This specific 
planning document is prepared to comply with federal requirements, as stated in 49 CFR 24.205.  

This document describes the method of implementing relocation procedures for the fair, equitable, and 
consistent treatment of persons displaced from their homes and businesses when displacement occurs due to 
Project. It identifies the administrative requirements for conducting relocation and sets forth relocation 
standards, occupancy standards, methods for obtaining comparable replacement housing, relocation assistance 
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available to residential and non-residential eligible displaced persons, payments available and other related 
provisions of the relocation assistance program. 

This document (“Plan”) identifies the currently anticipated displacement impact resulting from the acquisition 
of required real property interests for Project and outlines LACMTA’s Relocation Assistance Program 
(“Relocation Program”) to be implemented in order to mitigate the impacts of displacement on the persons who 
will have to vacate the properties acquired for the Project or move their personal property as a result of the 
acquisition.  

This document provides a snapshot of the existing conditions at the occupied properties, such as types and 
numbers of occupants that can be expected to be displaced. If changes in occupancy occur, such as additional 
occupants at properties currently vacant, such changes will be promptly reviewed and documented to determine 
the reason for moving in or out of the property in order to make timely determinations of eligibility for relocation 
assistance under the Relocation Program.  

Fifty-three (53) parcels were identified as requiring relocation of the occupants. Based on the review of parcel 
data and recently conducted site survey, three (3) residential displacements are anticipated from Single Family 
Residences (SFR).   It is anticipated that the Project will result in 80 non-residential displacements, which will 
require relocation assistance.  

Presently, the types of potentially impacted businesses include the following: Weight Loss Clinic, Automotive 
Repair, Auto sales, Restaurants, Specialized Retail Store (paints), Marble & Granite Sales, Check Cashing, Law 
Office, Retail/Veterinarian, Retail/Restaurant, Restaurant & Nightclub (El Paseo), Adult Entertainment, Recycling 
center, and Parking lots.  

LACMTA staff has developed a preliminary estimate of the anticipated relocation costs was developed based on 
staff’s their experience with similar relocation cases, and information gathered from secondary sources.  

LACMTA will provide relocation assistance at a minimum as described in this Plan. Relocation payments will be 
made pursuant to URA.  

This preliminary analysis is based upon LACMTA’s current understanding of the affected business operations. 
The cost to acquire real property, improvements pertaining to realty, fixtures and equipment and the cost 
associated with potential loss of business goodwill are not included in this analysis. A 30% contingency was 
added to account for any unforeseen circumstances and is common practice.  These estimated costs are shown 
in Table ES-2, below. These estimated relocation costs will be updated as actual claims are filed. As of September 
1, 2023, no relocation claims have been filed.  

Table ES-2: Estimated Relocation Costs 
Type Total 30% Contingency Grand Total 
Non – Residential Costs $28,467,250 $8,540,175 $37,007,425 
Residential Costs $175,000 $52,500 $147,000 

$227,500 
Combined Costs $28,642,250 $8,592,675 $37,234,925 
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1.0 PROJECT DESCRIPTION 
1.1 Project Description 
The Project’s LPA, East San Fernando Transit Corridor Alignment Full Project, consists of a 9.2-mile, at-grade LRT with 
14 stations providing connection from the Van Nuys LACMTA G Line (Orange Line) Station in the community of Van 
Nuys on the south to the Sylmar/San Fernando Metrolink Station in the City of San Fernando on the north.  The LRT 
would be powered by electrified overhead lines. In addition to the 14 new passenger stations, the Project also includes 
14 TPSS sites and a Maintenance and Storage Facility (MSF).  The MSF will be constructed on the west side of Van Nuys 
Boulevard on approximately 21 acres, and is bounded by Keswick Street on the south, Raymer Street on the east and 
north, and the Pacoima Wash on the west.  In order to connect the main line alignment to the MSF site, the guideway 
will curve west off of Van Nuys Boulevard along Keswick Street. The MSF connection will require acquisition of real 
property.  
 
To ensure the objectives of the Project are met in a timely manner and to avoid delays due to the timing of funding 
availability, LACMTA proposes constructing the LPA in two phases: an Initial Operating Segment (IOS) or Phase 1, which 
consists of the 6.7-miles of the LPA alignment along Van Nuys Boulevard; and Phase 2, which includes the northern 
2.5-mile segment of the LPA along the LACMTA-owned railroad right-of-way. 
 
Phase 2 of the Project will extend the alignment 2.5 miles from the proposed terminus station at the intersection of 
Van Nuys Boulevard and San Fernando Road northwest to Sylmar/San Fernando Metrolink Station.  This portion of the 
alignment will travel along the LACMTA-owned right-of-way that is currently being utilized by the Antelope Valley 
Metrolink line and Union Pacific Railroad.  Additional details regarding the Project characteristics, components, and 
facilities are discussed further within the Description of the Project section of the ROD. The Project will be delivered in 
two phases. 
 
1.2 Projected Dates of Displacement  
Many factors affect dates of displacements in a project of this size.  Based on the current projections for the 
Project, displacements are projected to occur on a phased basis for early acquisitions beginning in LACMTA’s 
fiscal year 2023 and continuing through 2026. Every effort will be made to keep the community at large aware 
of project deadlines. In addition, all persons displaced by the Project will receive written notice of the Project, 
their eligibility for relocation benefits and a minimum of 90 Days written notice to vacate. 

1.3 Project Funding  
The following funding sources will be used for the Project: 
  

• Federal Sources: 
o Congestion Management and Air Quality (CMAQ) Program; 
o Regional Surface Transportation Program (RSTP); and  
o Other future FTA funding 

 
• State Sources: 

o Regional Improvement Program (RIP); 
o Traffic Congestion Relief Program (TCRP); and  
o Cap-and-Trade Program;  
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• Local Sources:  
o Measure R Sales Tax; 
o Local Agency Funds;  
o Proposition A sales Tax; 
o Proposition C Sales Tax; and  
o Measure R Sales Tax.  

 

2.0 RELOCATION PLAN OVERVIEW 
This portion of the Plan summarizes LACMTA’s relocation program for the Project. This summary has been 
provided for general information purposes only and should not be interpreted as law. Should this summary 
contain any information inconsistent with the laws governing relocation assistance, the laws will take 
precedence. LACMTA’s relocation program will be in compliance with the Federal Uniform Relocation Assistance 
and Real Property Acquisitions Policies Act of 1970 (“URA”), as amended including the changes made by Public 
Law 112-141 dated July 6, 2012 titled Moving Ahead for Progress in the 21st Century Act (“MAP-21”), URA 
amendments as made in MAP-21 Section 1521 became effective on October 1, 2014; and the Relocation Policies 
and Procedures of METRO.  

LACMTA’s Relocation Program establishes a policy for fair, equitable, and consistent treatment of persons 
displaced as a direct result of programs and projects undertaken with Federal financial assistance. The primary 
purpose of the relocation program is to ensure that the displaced persons shall not suffer disproportionate 
injuries as a result of programs and projects designed for the benefit of the public as a whole and to minimize 
the hardship of displacement. LACMTA’s Director of Real Property Management and Development will be 
responsible for managing the plan.   

In September 2022, LACMTA released a right of way services contract to Monument, a right of way services firm 
on the LACMTA bench of contractors.  Resumes for Monument staff members working on this project can be 
found in Appendix P. Also in Appendix P is an organizational chart showing a description of the roles and 
responsibilities for their Acquisition and Relocation agents.  An updated analysis of relocation information gained 
from displacee interviews as of September 1, 2023 is contained in Section 7.3.  
 
LACMTA’s Relocation Assistance brochure is contained in Appendix H.  Additional forms and guidelines governing 
the relocation program are also included as appendices. 

2.1 Important Terms and Definitions  
The following section describes terms used to facilitate the relocation program for the Project and are used 
throughout this Plan: 

Alien Not Lawfully Present:  Under federal law, an alien not lawfully present in the United States is not eligible 
for relocation assistance. As defined by federal law, an alien not lawfully present in the United States includes 
(1) an alien present in the United States who has not been admitted or paroled in the United States pursuant to 
the Immigration and Nationality Act and whose stay in the United States has not been authorized by the U.S. 
Attorney General; or (2) an alien who is present in the United States after the expiration of the period of stay 
authorized by the U.S. Attorney General and who otherwise violates the terms and conditions of admission, 
parole or authorization to stay in the United States. (8 CFR Section 103.12).  
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Aliens, not lawfully present in the United States, are not eligible for URA assistance unless such ineligibility would 
result in exceptional hardship to a qualifying spouse, parent or child. It will be strongly recommended to all 
displaced persons to consult with their respective Relocation Agents to find out if they qualify under this 
hardship provision.  

Business:  Any lawful activity, with the exception of a farm operation, conducted primarily for the purchase, sale, 
lease, and rental of personal or real property; or for the manufacture, processing, or marketing of products, 
commodities, or any other personal property; or for the sale of services to the public; or an outdoor advertising 
display or displays, when the display or displays must be moved as a result of acquisition of property for the 
Project.  

Caltrans: California Department of Transportation 

Displaced Person; Displacee:  Any lawful person (individual, family, partnership, business, association or 
corporation) who moves from real property, or moves personal property from real property, as a direct result 
of LACMTA’s written notice of intent to acquire, the initiation of negotiations for, or the acquisition of real 
property, in whole or in part, for the Project. 

Displacement Site: Property acquired for Project which must be vacated by an occupant.  

Draft Relocation Plan:  A Relocation Plan that is released to the public for comment and review for a period of 
30 days. 

Final Relocation Plan:  A Relocation Plan that has been reviewed by the public as described above with the public 
comments incorporated.  The plan is then sent to the Federal Transit Administration for approval, at this point 
the Relocation Plan becomes Final. 

Fixtures, Furniture and Equipment (FF&E):  Movable furniture, fixtures or other equipment that have no permanent 
connection to the structure of a building or utilities. 
 
General Information Notice (GIN):  A notice to all affected project site occupants informing them of the potential 
project, funding source (Federal/State), benefits types and most important, advising them not to move out now 
and to continue paying rent, mortgage, and to abide by all terms of their occupancy agreement, that they will 
not be required to move without a Notice of Eligibility and a 90 Day Notice to Vacate.  

IOS: Initial Operating Segment of the Project 

LPA: Locally Preferred Alternative  

MSF: Maintenance and Storage Facility 

Nonprofit Organization:  A public or private entity that has established its nonprofit status under applicable 
federal or state law.  

Notice of Eligibility (NOE):   A written notice provided by LACMTA to owner-and tenant-occupants of real 
property at the time LACMTA makes an offer to the property owner to purchase the property, describing the 
types of assistance available to the occupants.  
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Notice to Vacate:  A statutorily required written notice provided by LACMTA to occupants of real property that 
LACMTA plans to acquire or has acquired, informing the occupants that they must move from the property 
within 90 days.  

Personal Property:  Property that can be moved from real property without damaging the real property or the 
property moved, including furniture, fixtures and equipment and other movable objects.  

RAMP: Real Estate Acquisition Management Plan 

Real Property:  All land, structures, firmly attached and integrated equipment (such as light fixtures or a well 
pump), anything growing on the land, and all "interests" in the property which may be the right to future 
ownership (remainder), right to occupy for a period of time (tenancy or life estate) the right to drill for oil, the 
right to get the property back (a reversion) if it is no longer used for its current purpose (such as use for a hospital, 
school or city hall), use of airspace (condominium) or an easement across another's property. Real property 
should be thought of as a group of rights like a bundle of sticks which can be divided. It is distinguished from the 
other type of property, personal property, which is made up of movable items. 

Relocation Advisor: See “Relocation Consultant” 

Relocation Agent: A member of LACMTA staff or person who is contracted by LACMTA implementing provisions 
of this Plan. Relocation Agents will be available to work with each occupant to understand the Relocation 
Assistance Program, provide Program information in writing, provide information on available replacement sites, 
and provide analyses of compensable monetary assistance under the Program. This term is used interchangeably 
with the terms Relocation Advisor and Relocation Consultant. This may be a contractor hired by LACMTA or an 
employee of LACMTA.  

Relocation Consultant:  See “Relocation Agent” 

Rules: All applicable federal, state and local laws, regulations, and policies.  

SFR: Single Family Residence  

Small Business:  A business having not more than 500 employees working at a site, which is the location of 
economic, activity and which will be acquired or is displaced by the Project. A site occupied solely by outdoor 
advertising signs, displays, or devices is not a “small business” for purposes of the reestablishment expense 
benefit of the URA and its implementing regulations.  

TPSS: Traction Power Sub Station  

Unlawful Occupant:  A person who occupies without property right, title or payment of rent, or a person legally 
evicted, with no legal rights to occupy a property under state law. An occupant is considered to be in unlawful 
occupancy if the occupant has been ordered to move by a court of competent jurisdiction or if the occupant’s 
tenancy has been lawfully terminated by the owner for cause, the tenant has vacated the premises, and the 
termination was not undertaken for the purpose of evading relocation assistance obligations.  

Other terms in this document which are not listed above are defined in URA; section 49 CFR 24.2()a)(2) and/or 
Caltrans Right-of-Way manual.  
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2.2 Statutory Requirements  
Real estate acquisition and relocation activities will be conducted in a manner consistent with applicable state 
and federal laws and procedures.  The following specific federal regulations apply to the Project’s property 
acquisition and relocation program: 

 Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970, as amended (Uniform Act), 
including amendments as per MAP 21. 

 49 CFR Part 24, titled Uniform Relocation Assistance and Real Property Acquisition Regulations for Federal 
and Federally assisted Programs (“URA”), as amended by MAP 21 effective October 12, 2014. 

 FTA Circular C 5010.1E dated March 21, 2017; Rev. 2 dated July 16, 2018 titled Award Management 
Requirements 

 Relocation Assistance and Real Property Acquisition Guidelines found in California Code of Regulations, 
Chapter 6, Subchapter 1 (Guidelines). Guidelines may apply to displacement cases which may not be eligible 
for federal relocation assistance under Uniform Act but would otherwise be eligible for relocation benefits 
under California law and regulations.  

Under both URA and Guidelines, owners of private property have similar state constitutional guarantees 
regarding property acquisitions, damages, and just compensation. The intent of these rules is to ensure the 
consistent and fair treatment of owners and occupants of real property, encourage and expedite acquisition by 
agreement to avoid litigation and relieve congestion in the courts; and promote confidence in the public land 
acquisitions. 

The URA covers the appraisal and acquisition of real property, relocation assistance services, moving expense 
payments, replacement housing payments and other allowable expense payments mandated by the Uniform 
Act. California State law governs property owner rights and the eminent domain process. The LACMTA has 
developed its own internal policies and procedures that comply with State Law and URA. The California 
Department of Transportation (Caltrans) Right-Of-Way Manual provides additional interpretation of URA and 
general guidance to the acquisition and relocation assistance based federal and state law and regulations. Copies 
of the guiding documents are available in the Real Estate Department’s Library.   

The other guiding document will include this Relocation Assistance Plan (Plan).  The Plan will identify owners 
and tenants potentially eligible for relocation services and benefits, outline relocation policies and procedures, 
and survey the availability of replacement housing, if necessary, and business sites. 

2.3 Eminent Domain 
LACMTA will make every effort to acquire properties through voluntary sales.  LACMTA is empowered to acquire 
property through authority conferred by the State of California in Public Utilities Code Section 130051.15.  
Eminent Domain procedures are set forth in the California Code of Civil Procedures 1230.010, etc.  LACMTA 
conducts all real estate acquisition and relocation activities consistent with applicable state and federal 
procedures. 
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2.4 Purpose of this Relocation Assistance Plan 
This plan is intended to serve as part of the RAMP and comply with the relocation planning requirements stated 
in FTA Circular 5010.1E (IV) (2)(h) and 49 CFR 24.205. The Plan covers the following: 

 Describe the Project, its schedule and financing plan;  

 Identify the existing occupants to be displaced as a result of Project;  

 Provide planning of advisory assistance services;  

 Identify the relocation program’s administrative requirements, payments available and other related 
provisions of relocation practices; and  

 Explain the methods of implementing relocation procedures for the fair, equitable, and consistent treatment 
of persons displaced from their homes and businesses.  

2.5 Preparation of the Draft Relocation Plan.  
LACMTA has hired Monument to update this Relocation Plan prior to displacement activity. In order to update 
the plan, Monument has personally met with potential displacees and has conducted interviews to determine 
the needs, preferences and other information related to relocation. The relocation interviews were conducted 
prior to Initiation of Negotiations (ION) for acquisition of real property rights. Displacees were asked about the 
business’ present operations, replacement site requirements and other potential relocation needs. Appropriate 
contact was made with displacees to gather relevant information, such as characteristics of the displaced 
businesses and households, and their relocation requirements. LACMTA relocation assistance agents 
accompanied the real estate appraisers during the initial and subsequent site inspections.  

Where allowed by the displacee, displacement sites were inspected with business owners’ permissions and 
direct observation will be made of business operations and personal property to be relocated, including 
furniture, fixtures and equipment (FF&E). The information gathered will be used to identify potential obstacles 
to relocation and develop solutions for successful relocations.  

Non-residential tenants who own real property, such as improvements pertaining to realty, separate from the 
real property owned by the fee owner or other tenants will receive offers to acquire such real property pursuant 
to 49 CFR 24.105 acquisition of tenant-owned improvements and applicable state law and regulations.   
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3.0 PRELIMINARY RELOCATION COSTS  
The preliminary estimated relocation costs were developed from information gathered from LACMTA staff, 
appraisals, available property occupant surveys, research of the area’s real estate market, and relocation 
experience with currently anticipated type of displacements.   

LACMTA will provide relocation assistance as described in this Plan.  Relocation assistance payments for business 
occupants will be based upon actual, reasonable, and necessary moving costs, eligible related non-residential 
expenses (49 CFR 24.303) and eligible reestablishment expenses (49 CFR 24.304) OR Fixed payment in lieu of 
moving and reestablishment expenses, as per 49 CFR.305.  

This preliminary analysis is based upon LACMTA’s current understanding of the affected business operations. 
The cost to acquire real property, improvements pertaining to realty, fixtures and equipment and the cost 
associated with potential loss of business goodwill are not included in this analysis. A 30% contingency was 
added to account for any unforeseen circumstances and is common practice. These estimated costs are shown 
in Table 3-1, below.   

Table 3-1: Estimated Relocation Costs 
 

Type Total 30% Contingency Grand Total 
Non – Residential Costs $28,467,250 $8,540,175 $37,007,425 
Residential Costs $175,000 $52,500 $147,000 

$227,500 
Combined Costs $28,642,250 $8,592,675 $37,234,925 

 
LACMTA will not proceed with displacement activities until it has secured the funds for disbursements of 
relocation assistance payments to eligible occupants. Funds are to be sufficient to provide full relocation 
assistance in accordance with LACMTA’s Relocation Assistance Program. LACMTA will regularly update its 
relocation cost estimates as claims come in and these updated figures will be submitted to oversight and funding 
agencies in order to finalize these figures as much as possible during this project. In addition,  the updated cost 
estimate will break out the costs per parcel as actual claims come in.   

Concurrent Displacements                                  
At the time of the preparation of this plan, there were no known concurrent potential displacements anticipated 
to be caused by other agencies for projects in the area.   

 

[remainder of this page is intentionally left blank] 
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4.0 RELOCATION IMPACT 
This section of the Plan addresses the anticipated impact.  As of September 1, 2023, there are currently 
approximately 80 businesses and off site landlords along with three (3) residences that are anticipated to be 
displaced by the Project. Because the displacements will happen over an extended period of time, it is possible 
that the occupants of various properties may change. This document provides a snapshot of the types and 
numbers of occupants that are currently expected to be displaced as summarized in Table 4-1 below and detailed 
in Appendices A and Q.  

Table 4-1. Summary of Potential Relocation Cases 

Non-residential cases 80 

Residential cases 3 

TOTAL Relocation Cases 83 
 

4.1 Businesses Impacts 
The majority of impacted businesses will be able to relocate within the 90-day timeframe provided by the 90 
Day Notice to vacate. However, some tenants will require additional lead time due to the nature of their services 
as well as for build out once a replacement site has been identified. LACMTA will work with business owners to 
allow additional lead time in complex and challenging cases as appropriate to mitigate the potential hardship 
that relocation can entail.  

It is anticipated that some businesses will require professional services for advance move planning. LACMTA will 
work with these displacees as early in the process as possible to allow them the lead time and appropriate 
professional services.  When necessary, relocation activities will begin pursuant to the issuance of a Notice of 
Intent to Acquire.  

Relocation Consultants will work closely with all business owners to keep them apprised of the Project schedule. 
In addition, Relocation Consultants will provide information on available replacement sites and compensation 
under LACMTA’s Relocation Assistance Program.  

4.2 Residential Impacts 
Displacement of three households is anticipated. LACMTA is fully prepared to provide the appropriate 
relocation assistance under LACMTA’s relocation assistance program and URA rules whether the displaced 
households are owner-occupants or tenants. Information available for residential displacees as of September 
1, 2023 can be found in Section 7.3.  

 

[remainder of this page is intentionally left blank] 
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5.0 COMMERCIAL REPLACEMENT RESOURCES 
LACMTA will assist all eligible occupants with relocation. Commercial resource surveys will be regularly 
conducted during the displacement activity to identify available commercial sites located within five miles 
of Project area. Information about suitable replacement sites that are available and ready for occupancy 
will be provided to the displacees. LACMTA and Monument will engage in an effort to find as many 
referrals as possible to successfully relocate displaced businesses.  Monument will work closely with the 
displacee to determine the location and type of referrals they need. As indicated in Section 4.1 of this 
plan, certain business uses may require additional time and support to relocate within the time frames 
necessary to move the project forward on schedule.  

 

6.0 RELOCATION ASSISTANCE PROGRAM 
6.1 Eligibility for Relocation Assistance  
To be eligible for relocation assistance, a displaced person must be lawfully occupying the property to be 
acquired by LACMTA at the time LACMTA makes a written offer to the property owner to purchase the 
property. While LACMTA is statutorily required to provide only a 90-day written notice of the day the 
occupant is required to relocate, LACMTA intends to begin working with each occupant as soon as feasible. 
Each occupant will be provided with sufficient time to work with Monument to identify and secure a 
replacement site. LACMTA’s goal is for each occupant to understand the assistance that is available under 
LACMTA’s Relocation Assistance Program.  

Businesses who occupy the property on the date of LACMTA’s first written offer to the property owner 
will be eligible to receive assistance in accordance with LACMTA’s Relocation Assistance Program. In some 
instances, displacees who have been determined to need an extended period of time to prepare for their 
relocation may be issued a “Notice of Intent to Acquire” prior to the first written offer. Subsequent to 
receiving a Notice of Intent to Acquire, a Notice of Eligibility can be issued prior to the first written offer. 

 Residential occupants eligible for Relocation Assistance will not be required to move from the acquired 
property prior to receiving a Notice of Eligibility with an offer of at least one comparable replacement 
dwelling and a 90 days advance written notice (Appendix F). LACMTA will deliver a Notice of Eligibility to 
eligible residential occupants upon completion of a Replacement housing Study for each displaced 
household, which determines the maximum replacement housing payment based on comparable 
replacement housing.  

LACMTA will make every effort to assist each displaced person in finding reasonably comparable 
replacement sites. However, for businesses or nonprofit organizations, federal and state laws do not 
require LACMTA to guarantee that the business owner will find a replacement site that it finds to be 
acceptable. Displaced persons ultimately choose their preferred replacement site and their participation 
in the process is critical to the success of the relocation.  

Although an eligible displaced person is not required to move until 90 days after receiving a Notice to 
Vacate, a displaced person is eligible to receive relocation assistance upon receiving a Notice of Eligibility 
from METRO. If displaced persons choose to relocate at any time after receiving a Notice of Eligibility, they 
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will be eligible to receive relocation assistance in accordance with LACMTA’s Relocation Program. If 
displaced persons move before receiving a written Notice of Eligibility, they will not be eligible for, or 
provided with relocation assistance.  

Although LACMTA may provide notice to displaced persons that they are eligible to receive relocation 
assistance from METRO, while occupying their current location, the displaced persons will continue to 
have the same rights and responsibilities they otherwise would have under any lease or other agreement 
related to the property; LACMTA’s Notice of Eligibility does not waive those rights and obligations. In some 
instances, displacees who have been determined to need an extended period of time to prepare for their 
relocation may be issued a “Notice of Intent to Acquire” prior to the first written offer. Subsequent to 
receiving a Notice of Intent to Acquire, a Notice of Eligibility can be issued prior to the first written offer. 

6.2 Relocation Advisory Assistance  
LACMTA’s Relocation Program provides relocation advisory assistance. LACMTA’s Relocation Consultant, 
Monument, is specialized in providing relocation assistance and will administer LACMTA’s Relocation 
Program. Each displaced person will be assigned a Relocation Advisor. The Relocation Advisor is available 
to help and to advise the displaced person; therefore, each displaced person should make full use of the 
available services. Individuals with disabilities will be provided the assistance needed to understand their 
rights under LACMTA’s Relocation Program and assistance to locate and move to a replacement site. A 
displaced person should notify their assigned Relocation Advisor if additional assistance is needed.  

The Relocation Advisor will ensure that the displaced person is fully advised of all relocation assistance 
and benefits for which he or she is eligible. This applies to both residential and commercial displacements. 
Advisory services will be provided by the URA in a manner which satisfies the requirements of Title VI of 
the Civil Rights Act of 1964, Title VIII of the Civil Rights act of 1968 and Executive Order 11063.  

Advisory Services to be provided: 

 The advisory program will include such measures, facilities, and services as may be necessary or 
appropriate in order to determine, for nonresidential displacements, the relocation needs and 
preferences of each business to be displaced and explain the relocation payments and other 
assistance for which the business may be eligible, the related eligibility requirements, and the 
procedures for obtaining such assistance. This shall include a personal interview with each business. 
Interviews with displaced business owners and operators will include the following items: 

 The business’s replacement site requirements, current lease terms and other contractual obligations 
and the financial capacity of the business to accomplish the move. 

 Determination of the need for outside professional services that may be required to assist in planning 
the move, assistance in the actual move, and in the reinstallation of machinery and/or other personal 
property. 

 For businesses, an identification and resolution of personality/realty issues. Every effort must be 
made to identify and resolve realty/personality issues prior to, or at the time of, the appraisal of the 
property. 

 An estimate of the time required for the business to vacate the site includes: (1) An estimate of the 
anticipated difficulty in locating a replacement property and (2) An identification of any advance 
relocation payments required for the move, and the Agency’s legal capacity to provide them. 
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 Provide, for nonresidential moves, current and continuing information on the availability, purchase 
prices, and rental costs of suitable commercial properties and locations. Assist any person displaced 
from a business to obtain and become established in a suitable replacement location.  

 Minimize hardships to persons in adjusting to relocation by providing counseling, advice as to other 
sources of assistance that may be available, and such other help as may be appropriate.  

 Supply persons to be displaced with appropriate information concerning disaster loan and other 
programs administered by the Small Business Administration, and other Federal and State programs 
offering assistance to displaced persons, and technical help to persons applying for such assistance. 

6.3 Understanding the Relocation Program  
During the initial contact meeting, Monument Relocation Consultants will explain LACMTA’s Relocation 
Program. The consultant will interview the displaced person to understand the business’s current 
operation, facility, and replacement site needs (household characteristics and replacement housing 
needs, if necessary). The consultant will explain the assistance and payments that the displaced person 
may claim in accordance with the displaced person’s eligibility. It is important that displaced persons 
explain any anticipated relocation concerns to their Relocation Consultant. During the initial interview, a 
Relocation Consultant will ask detailed questions to determine specific relocation needs.  

After the initial interview, the Relocation Consultant will deliver written information regarding the 
displaced person’s eligibility and rights (Notice of Eligibility), and forward information regarding available 
replacement sites as it becomes available. The Relocation Consultant will provide information regarding 
available replacement properties, maps of replacement properties, and transportation, as needed, to 
inspect replacement properties, especially if the displaced person is elderly or disabled.  

6.4 Planning and Preparing to Relocate  
A Relocation Consultant will continue to work with each displaced person to help plan the relocation to a 
replacement site. In particular, a Relocation Consultant will explain which costs are and are not 
compensable under LACMTA’s Relocation Program and assist the displaced person with properly filing 
and documenting claims for reimbursement of relocation expenses.  

A Relocation Consultant will also provide information and assistance to minimize hardships in adjusting 
to the new location, such as assistance completing rental applications or loan documents; information on 
typical down payments; information on any permits, fees and local planning regulations applicable to the 
replacement site; information on services provided by others in the community, as well as federal, state, 
and local programs offering assistance to displaced persons; and consumer education literature. A 
Relocation Consultant will also help to determine any special need for an outside specialist to help a 
displaced person plan for the move and if applicable, the reinstallation of personal property. A Relocation 
Consultant will make every effort to secure the services of those agencies with trained personnel who 
have the expertise to help a displaced person through special concerns related to the relocation.  

In addition, a representative of LACMTA will work with each business owner and the owner of the real 
property (if the owner is a business) to identify and to resolve any issues regarding what is “real estate” 
and what is “personal property” that can be relocated. Each business owner may be asked to provide a 
copy of the business owner’s lease agreement (if applicable) to help to determine the ownership of the 
furniture, fixtures, and equipment (FF&E) 
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LACMTA’s goal is for each displaced person to achieve a successful relocation in the community. It is 
important that each business owner do everything a prudent business owner would do to maintain the 
business. All displaced persons should work closely with their Relocation Consultants to evaluate and 
prepare for the move and search leads to available replacement sites. 

Notice to Vacate:  A statutorily required written notice provided by LACMTA to occupants of real property 
that LACMTA plans to acquire or has acquired, informing the occupants that they must move from the 
property within 90 days.  

In some instances, an “Informational” 90 Day Notice to Vacate will be issued. This notice is used prior to LACMTA 
having possession of the property to meet the statutory requirements of a minimum of 90 Days’ Notice to 
vacate. It guarantees a minimum notice of 90 Days but does not specify a specific date by which the property 
must be vacated. Once LACMTA has possession, the final need date is certain and at least 30 days has passed 
since the 90 Day Notice has been issued, an optional 60 Day Notice to vacate may be issued setting the exact 
date by which the property must be vacated. 
 
A statutorily required 30 Day Notice to Vacate is issued to all displacees. It identifies the final date by which the 
displacee must vacate the property. It is issued either after LACMTA has possession of the property or 
concurrently to an Order of Possession.  These notices described above along with pertinent relocation 
information can be found in Appendices B through I. 
 

All vacate notices will be issued in such a way to conform to and coincide with the overall project 
schedule. The relocation milestones and their timing are shown in the critical path schedule that is 
located in Appendix O.  More detailed schedules with estimated acquisition and relocation timeframes 
for MSF parcels and some TPSS parcels are also included in Appendix O. These schedules are only  
approximate and not finalized and will be updated as the project progresses.  

 

7.0 RELOCATION PAYMENTS  
7.1 Relocation Payments for Displaced Businesses 
An eligible business may be reimbursed for the actual, reasonable, and necessary cost of the business or 
organization’s move when the move is performed by a professional or commercial mover or when the 
business owner elects to self-move. Any moving expenses for which a business is seeking reimbursement 
must be supported by paid receipts or other evidence of expenses actually incurred.  

In addition, in order to meet requirements to offer just compensation to property owners and tenant 
business owners, an offer to purchase FF&E will be tendered. When relocated, many businesses may be 
unable to take certain improvements to the realty and / or moveable personal property with them. 
Reasons vary as to why the item cannot practically be relocated. The item may be destroyed by the move 
or may be too large or small to fit in the replacement location. An FF&E appraiser will be used to 
professionally determine the fair market value of these items and, based on this appraisal LACMTA will 
make an offer to purchase all or a portion of these items. The Relocation Consultant will coordinate with 
the FF&E appraiser to assure that an accurate determination of personal property versus real property is 
made. 
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7.1.1 Moving and Related Expenses 
Actual, reasonable and necessary moving expenses may include the following:  

a) Transportation of personal property up to 50 miles from the site from which the business or 
nonprofit organization was displaced, except where relocation beyond 50 miles is justified.  

b) Packing, crating, unpacking, and uncrating personal property.  

c) Storage of personal property for a period up to 12 months, as determined by LACMTA to be 
necessary in connection with relocation.  

d) Insurance for the replacement value of personal property lost, stolen, or damaged while in 
storage or transit.  

e) Replacement value of property lost, stolen, or damaged (but not through neglect) in the 
process of moving, where insurance covering such loss, theft, or damage is not reasonably 
available.  

f) Disconnecting, dismantling, removing, reassembling, and reinstalling personal property, such 
as machinery, equipment, substitute personal property, and other personal property 
(including goods and inventory kept for sale) and connection to utilities available within the 
building.  

g) Modifications to personal property, including those mandated by federal, state or local law, 
code or ordinance, necessary to adapt the personal property to the replacement structure, 
replacement site, or the utilities at the replacement site, and modification necessary to adapt 
the utilities at the replacement site to the personal property.  

h) Any required license, permit, fee, or certification, as necessary, for the reestablishment of the 
business or organization at a new location. However, payment shall take into account the 
remaining useful life of any existing license, permit, or certification.  

i) Professional services (including, but not limited to, architects’, attorneys’, or engineers’ fees, 
or consultants ’ charges) necessary for planning the move of personal property, moving the 
personal property, or installing relocated personal property at the replacement site.  

j) Re-lettering signs and replacing stationery on hand at the time of displacement that is made 
obsolete as a result of the move.  

Related Nonresidential Eligible Expenses 

a) Professional services in connection with the purchase or lease of a replacement site, including 
feasibility surveys, soil testing, and marketing studies.   

b) Connection to available nearby utilities from the right-of-way to improvements at the 
replacement site 

c) Impact fees or one-time assessments for anticipated heavy utility usage, as determined necessary 
by the Agency. 
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LACMTA will reimburse businesses for moving expenses related to the cost to move personal property 
from the acquired site to the replacement site. All costs must be actual, reasonable, and necessary to 
allow the business to reestablish itself at the replacement location.  

This is not an inclusive list of moving-related expenses. A Relocation Consultant will provide each business 
owner with a complete explanation of potentially reimbursable expenses. This list also is not a guarantee 
of reimbursable moving expenses. Each business owner is advised to work closely with the assigned 
Relocation Consultant in advance of incurring any costs related to relocation to determine which expenses 
are likely to be eligible for reimbursement under the Relocation Assistance Program.  

It is important that each business owner work closely with their Relocation Consultant so that costs are 
documented and presented to LACMTA for review and pre-approval whenever possible. LACMTA will 
exercise its discretion to decide which expenses relating to the businesses’ move are eligible for 
reimbursement.  

Commercial/Professional Move. A business owner may elect to hire professional or commercial movers 
to move personal property. LACMTA may reimburse the business owner for the cost, based on the lower 
of two bids or estimates.  

Self-Move. If a business owner agrees to take full responsibility for all or part of the move of the operation, 
rather than hiring a professional or commercial mover, LACMTA may approve a payment not to exceed 
the lower of two acceptable bids or estimates obtained from qualified moving firms or moving 
consultants. A low cost or uncomplicated move may be based on a single bid or estimate, at LACMTA’s 
discretion.  

Before a business performs a self-move, the following must be provided to a Relocation Consultant: (a) 
two acceptable bids or estimates from moving professionals; (b) a certified inventory of all personal 
property to be moved; (c) the date the business intends to move; (d) the address of the replacement 
property; and (e) the opportunity to monitor and inspect the move.  

Direct Loss of Tangible Personal Property. Displaced businesses may be eligible for a payment for the 
actual direct loss of tangible personal property, which is incurred as a result of the move or discontinuance 
of the operation. This payment may be based on the lesser of (a) the value of the item for continued use 
at the displacement site less the proceeds from its sale, or (b) the estimated reasonable cost of moving 
the item. A Relocation Consultant will explain this procedure in detail if this is a consideration.  

Substitute Personal Property. Where an item of personal property, which is used in connection with an 
operation, is not moved but is replaced with a comparable item, the business may request reimbursement 
in an amount not to exceed the lesser of (a) the replacement cost, minus any net proceeds from its sale, 
or (b) the estimated cost of moving the original item.  

Low Value High Bulk Property. If LACMTA considers a personal property item to be of low value and high 
bulk (such as minerals, metals, rock, or topsoil), and moving costs are disproportionate to its value, the 
allowable moving cost payment shall not exceed the lesser of the amount which would be received if the 
personal property were sold at the site, or the replacement cost of a comparable quantity delivered to 
the new business location. 
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7.1.2 Searching Expenses for Replacement Site  
Displaced businesses are entitled to reimbursement for actual, reasonable, and necessary expenses 
incurred in searching for a replacement property, not to exceed $2,500. Such expenses may include 
transportation, meals and lodging when away from home, the reasonable value of the time spent during 
the search, fees paid to real estate consultants or brokers to locate a replacement site, the reasonable 
value of time obtaining permits and attending zoning hearings, and the reasonable value of time spent 
negotiating the purchase of a replacement site.  

7.1.3 Business Reestablishment Expenses  
A small business or nonprofit organization may be eligible for reimbursement, not to exceed $25,000, for 
actual, reasonable, and necessary expenses incurred in relocating and reestablishing the operation at a 
replacement site.  

Reestablishment expenses may include, but are not limited to, the following:  

a) Repairs or improvements to the replacement real property required by federal, state, or local 
laws, codes or ordinances.  

b) Modifications to the replacement real property to accommodate the operation or to make 
the replacement structures suitable for the operation.  

c) Construction and installation costs of exterior signs to advertise the operation.  

d) Redecoration or replacement of soiled or worn surfaces at the replacement site, such as 
painting, wallpapering, paneling, or carpeting.  

e) Advertisement of the replacement location.  

f) Estimated increased costs of operation at the replacement site during the first two years for 
items such as lease or rental charges, personal or real property taxes, insurance premiums, or 
utility charges (excluding impact fees).  

The following is a nonexclusive listing of reestablishment expenditures not considered to be reasonable 
and necessary, or otherwise not eligible for reimbursement.  

a) Purchase of capital assets, such as office furniture, filing cabinets, machinery, or trade 
fixtures.  

b) Purchase of manufacturing materials, production supplies, production inventory, or other 
items used in the normal course of the operation.  

c) Interest on money borrowed to make the move or purchase the replacement property.  

d) Payment to a part-time business in the home that does not contribute materially to the 
household income.  

7.1.4 Fixed Payment for Moving Expenses (In Lieu Payment) 
Displaced businesses and nonprofit organizations may be eligible for a fixed payment in lieu of actual 
moving expenses, personal property losses, searching expense, and reestablishment expenses. The fixed 
payment may not be less than $1,000 or more than $40,000. A business or nonprofit organization that is 
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determined to be eligible for a fixed payment will be paid after it moves from the property that LACMTA 
is acquiring and submits a claim for payment.  

For a business to be eligible for a fixed payment, it must meet the following criteria, as determined by 
METRO.  

a) The business owns or rents personal property that must be moved due to the displacement.  

b) The business cannot be relocated without a substantial loss of its existing patronage (e.g., 
clientele or net earnings).  

c) The business is not part of a commercial enterprise having more than three other entities 
engaged in the same or similar business activity, which are under the same ownership and 
are not being displaced by METRO.  

d) The business is not operated at a displacement site solely for the purpose of renting such site 
to others.  

e) The business contributed materially to the income of the displaced business operator during 
the two taxable years prior to displacement.  

In order to establish eligibility for the fixed payment option, a business must, before its move indicate the 
reasons the operation cannot be relocated without a substantial loss of existing patronage; and provide 
documentation supporting claimed net earnings for the two previous tax years.  

Fixed payment eligibility requirements and payment computation for nonprofit organizations are slightly 
different from business requirements. The computation for nonprofit organizations differs in that the 
payment is computed on the basis of average annual gross revenues less administrative expenses for the 
two-year period specified. 

7.1.5 Move of Personal Property Only  
Persons that are required to move personal property from the project area but that do not reside at or 
operate a business at the displacement site may be determined to be eligible for a personal property only 
move. The owner of the personal property has the option of moving the personal property by using a 
commercial mover or by performing a self-move as described below.  

Commercial/Professional Move. An owner of personal property may elect to hire professional or 
commercial movers to move personal property. LACMTA may reimburse the person for the reasonable 
and necessary moving cost, based on the lower of two qualified bids or estimates.  

Self-Move. If an owner of personal property agrees to take full responsibility for all or part of the move of 
the operation, rather than hiring a professional or commercial mover, LACMTA may approve a payment 
not to exceed the lower of two acceptable bids or estimates obtained from qualified moving firms or 
moving consultants. A low cost or uncomplicated move may be based on a single bid or estimate, at 
LACMTA’s discretion.  

Before a self-move is performed, the following must be provided to a Relocation Consultant: (a) two 
acceptable bids or estimates from moving professionals; (b) a certified inventory of all personal property 
to be moved; (c) the date of the intended move; (d) the address of the replacement property; and (e) the 
opportunity to monitor and inspect the move.  
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7.1.6 Advertising Signs  
The amount of a payment for direct loss of an advertising sign, which is considered personal property, 
shall be the lesser of:  

a) The depreciated reproduction cost of the sign, as determined by METRO, less any proceeds 
from its sale; or  

b) According to the State of California Department of Transportation Poster Panel Removal 
Schedule, (7-EX-14); or 

c) The estimated cost of moving the sign, but with no allowance for storage.  

 

7.2 Relocation Payments for Residential Displacees 
In addition to the advisory services described above, eligible residential displacees will receive appropriate 
financial assistance in accordance in the form of Relocation Payments outlined below.   
 
Relocation Payments 
 
Specific eligibility requirements and benefit plans will be detailed on an individual basis with all displacees. In 
the course of a personal interview and follow-up visits, each displacee will be counseled as to available options 
and the possible consequences of any choice with respect to financial assistance.  
 
Relocation Payments will be provided in accordance with the URA and other applicable Rules. Benefits will be 
paid to eligible displaced persons upon submission of required claim forms and documentation in accordance 
with the LACMTA’s normal administrative procedures.    
  
LACMTA will process advance payment requests to mitigate hardships for tenants who do not have access to 
sufficient funds to pay move-in costs such as first month’s rent and/or security deposits.  Approved requests will 
be processed expeditiously to help avoid the loss of desirable, appropriate replacement housing. 
 
7.2.1  RESIDENTIAL MOVING EXPENSE PAYMENTS 
 
All residential occupants to be permanently relocated will be eligible to receive a payment for moving expenses. 
Moving expense payments will be made based upon the actual cost of a professional move or a fixed payment 
based on a room-count schedule. 

 
 a. Actual Cost (Professional Move) 
 

Displacees may elect to have a licensed professional mover perform the move upon acceptance by 
LACMTA after LACMTA reviews at least two acceptable bids. The actual cost of the moving services will 
be compensated by LACMTA in the form of a direct payment to the moving company upon presentation 
of an invoice. Transportation costs are limited to a distance of 50 miles. In addition to the actual move, 
costs associated with utility re-connections (i.e., gas, water, electricity, telephone, and cable, if any), are 
eligible for reimbursement. 
 

 b. Fixed Payment (based on Room Count Schedule) 
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An occupant may elect to receive a fixed payment for moving expenses which is based on the number 
of rooms occupied in the displacement dwelling. In this case, the person to be relocated takes full 
responsibility for the move. The fixed payment includes all utility re-connections as described in (a), 
above.   
 
The current schedule for fixed moving payments for the State of California published in the Federal 
Register is set forth in table below: 

  
 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Personal Property Moving Expense Assistance  

 
Individuals (such as non-occupant property owners), who are currently storing personal property on the Project 
site, may be eligible for a moving expense payment related to the relocation of their personal property. If a 
professional move is required, they would be eligible for an actual cost payment as outlined in 1(a), above.   
 
7.2.2  REPLACEMENT HOUSING PAYMENTS  
 
7.2.2.1  REPLACEMENT HOUSING PAYMENT (RHP) FOR HOMEOWNERS 
 

A person who owns and occupies a dwelling to be acquired for Project purposes for at least 90 days 
prior to the initiation of negotiations, may be eligible to receive a payment of up to $31,000.00 to 
assist in purchasing a comparable replacement dwelling, unless provisions of Housing of Last Resort 
apply. This payment, as determined in accordance with URA, consists of the following components, 
which will be explained by the Relocation agent to each displaced household: 

 

Schedule of Fixed Moving Payments (effective August 26, 2021) 

Unfurnished Dwelling (Occupant Owns Furniture) 

One room $780 
Two rooms $1,000 

Three rooms $1,250 

Four rooms $1,475 
Five rooms $1,790 

Six rooms $2,065 
Seven rooms $2,380 

Eight rooms $2,690 
each additional room $285 

Furnished Dwelling (Occupant Does Not Own Furniture) 

First Room $510 

Each additional room $100 
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1. Purchase Price Differential - The amount by which the cost of a replacement dwelling exceeds 
the acquisition cost of the displacement dwelling. 

2. Mortgage Interest Differential - The increased interest costs and other debt service costs 
which are incurred in connection with the mortgage(s) on the replacement dwelling. 

3. Incidental Expenses - The reasonable expenses incidental to the purchase of the replacement 
dwelling, as determined in accordance with paragraph (e) of this section. 

 
The above components of the RHP are further described as follows:  
 

1. Purchase Price Differential (PPD) 

 The Purchase Price Differential is based on three factors: 
 
  Acquisition Price - The final price paid by the Authority for the Project dwelling; 
 
  Actual Replacement Housing Purchase Price - The actual price paid for a replacement 

dwelling; and, 
 

 Comparable Replacement Cost - The cost of a decent, safe and sanitary dwelling comparable 
to the dwelling acquired by the Authority. 

 
 The purchase price differential amount is determined by comparing the final acquisition price of 

the Project residence to the lesser of the actual price paid for a replacement home or the price of 
a comparable available decent, safe and sanitary dwelling. If the purchase price of a replacement 
home is less than the cost of a comparable replacement home, the payment will be limited to the 
actual difference. If the purchase price exceeds the cost of a comparable replacement home, the 
payment will be based on the cost of the comparable replacement home. 

 
 Replacement housing referrals to owner-occupants will match, as closely as possible, existing 

functional utility and relevant circumstances. The calculation of purchase price differential 
payments to owner-occupants of multifamily properties will be determined by comparing the pro-
rated value of the portion of the property in which they live as compared to the comparable 
element of a replacement property. 

 
2. Mortgage Interest Differential (MIDP) 

The Mortgage Interest Differential Payment is intended to compensate homeowners for any 
increase in interest costs between the acquired dwelling and the replacement dwelling. 
Computation of the payment is based upon three factors: 1) the remaining term and amount(s) of 
the current mortgage or mortgages 2) the current type of mortgage product (i.e. fixed vs. variable) 
3) a comparison of the mortgage interest rate for the acquired dwelling relative to the lesser of the 
current market rate or the actual new rate for a similar mortgage product. To be eligible for this 
payment, the mortgage on the dwelling being acquired must have been in place, as a valid lien, for 
at least 180 days prior to the Authority’s initial written offer to purchase. 
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3. Incidental Expenses 
One-time, non-recurring closing costs associated with the purchase of a comparable, 
replacement dwelling are compensable. Examples of such compensable expenses include 
costs for: legal description and deed; recording fees; title insurance; revenue stamps and 
transfer taxes; loan application fees; loan origination fees; appraisal fees; a credit report; 
certification for structural soundness; and, termite inspection, when required. Prepaid 
recurring expenses for mortgage interest, property taxes and insurance are not compensable. 

 
7.2.2.2  REPLACEMENT HOUSING PAYMENT FOR TENANTS 
 
 Rental Assistance Option - If an owner-occupant and chooses to rent rather than purchase a 

replacement dwelling, such displacee may be eligible for a rental assistance payment of up to the 
amount that they could have received under the Purchase Price Differential calculation.   The payment 
will be based on the difference between an economic rent of the dwelling you occupy and the rent you 
must pay for a comparable replacement dwelling. 

 
If the displacee receives a rental assistance payment and later decide to purchase a replacement 
dwelling, such displacee may apply for a payment equal to the amount the displacee would have 
received if the displacee had initially purchased a comparable replacement dwelling, less the amount 
the person has already received as a rental assistance payment. 

 
Rental Assistance to Tenants Who Choose to Rent 

   
To be eligible to receive the rental assistance benefits, the displaced tenant household has to rent or 
purchase and occupy a decent, safe, and sanitary replacement dwelling within one year from the date 
the tenant moves from the displacement dwelling.   
 
Based upon the available data regarding Project displacees, the displaced household may qualify for, 
and may be eligible to apply for, Relocation Payments under URA provisions. Except in the case of Last 
Resort Housing situations, the potential payment to the household will be payable over a 42-month 
period and limited to a maximum of $7,200 as stated under URA guidelines. The relocation program is 
explained in detail in the informational brochure to be provided to each permanently displaced 
household. 

 
Rental Assistance payment amounts are equal to 42 times the difference between the base monthly 
rent and the lesser of: 
 The monthly rent and estimated average monthly cost of utilities for a comparable 

replacement dwelling; OR 
 The monthly rent and estimated average monthly cost of utilities for the decent, safe, and 

sanitary replacement dwelling actually occupied by the displaced person. 

 
The base monthly rent for the displacement dwelling is the lesser of: 
 



 
 September 2023 

7.0 - Relocation Payments 
 

P a g e  | 24 
 

The average monthly cost for rent and utilities at the displacement dwelling for a reasonable 
period prior to displacement, as determined by LACMTA. For owner-occupants or households, 
which paid little or no rent, fair market rent will be used as a substitute for actual rent; OR 

 
 Thirty percent (30%) of the displaced person’s average, monthly gross household income, if the 

amount is classified as “low income” by the U. S. Department of Housing and Urban 
Development’s (HUD) Annual Survey of Income Limits for the Public Housing and Section 8 
Programs. If a displacee refuses to provide appropriate evidence of income, the base monthly rent 
shall be determined to be the average monthly cost for rent and utilities at the displacement 
dwelling; OR 

 
The total of the amount designated for shelter and utilities if receiving a welfare assistance 
payment from a program that designated the amounts for shelter and utilities. 

 
Table below illustrates an example benefits computation under the URA: 
 

Example Computation of Rental Assistance Payments 

1. Old Rent $1,200 Old Rent and Utilities 
                                                                   or 

2. Ability to Pay $1,300 30% of the Monthly Gross Household Income (if displacee 
meets HUD’s criteria for Low Income household) 

3. Lesser of lines 1 or 2     $1,200   Base Monthly Rental 
Subtracted From: 

4. Actual New Rent $1,500 Actual New Rent and Estimated Utilities 
                                                                   OR 

5. Comparable Rent $1,700 Determined by LACMTA (includes estimated utilities) 
6. Lesser of lines 4 or 5    $1,500  

7. Yields Monthly Need:    $300 Subtract line 3 from line 6 

8. Rental Assistance $12,600 Multiply line 7 by 42 months 

 
 Down payment Assistance to Tenants Who Choose to Purchase 
 

The displaced household may opt to apply the entire benefit amount for which they are eligible toward 
the purchase of a replacement unit (49 CFR 24.402(b)).  
 
A displaced household, who chooses to utilize up to the full amount of their rental assistance eligibility 
(including any Last Resort benefits) to purchase a home, will have the funds deposited in an open 
escrow account, provided that the entire amount is used for the downpayment and eligible, incidental 
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costs associated with the purchase of a decent, safe, and sanitary replacement home. A provision shall 
be made in the escrow arrangements for the prompt return of LACMTA funds, in the event escrow 
should fail to close within a reasonable period of time.   
 
Final determination about the type of Relocation Payments and assistance for which the household is 
eligible will be determined upon verification of the household’s occupants and income.  

 
7.2.3 REPLACEMENT HOUSING OF LAST RESORT (49 CFR 24.404) 
 
If Project cannot proceed on a timely basis because “comparable replacement dwellings”, as defined in URA, 
are not available within monetary limits for displaced owners or tenants, LACMTA will provide additional or 
alternative assistance under the provisions of URA rule 24.404 Replacement Housing of Last Resort. LACMTA, 
at its discretion, may opt to issue these payments in installments or in a lump sum.  Recipients of rental 
assistance payment calculated under URA rule 24.404 who intend to purchase rather than rent their 
replacement dwelling, will have the right to request a lump sum payment of the entire Rental Assistance 
Payment in the form of down payment assistance. Tenant households receiving periodic payments will have the 
option to request a lump sum payment of remaining benefits to assist with the purchase of a decent, safe and 
sanitary dwelling. 
 

7.3  Updated Owner/Tenant Displacee Information and Analysis as of September 1, 2023 
 

In response to questions asked by LACMTA and Monument during interviews, some businesses indicated 
that they may require special permits or licenses that will need to be issued by the replacement site 
municipality or other agency. Some examples include liquor licenses, CO2 beverage dispensing 
operational permits, conditional use permits, hazardous material handling/disposal, stormwater 
discharge, AQMD permits, secondhand dealer/pawnbroker license, dismantler license and police permits. 
To mitigate this potential issue, LACMTA will work with business owners to allow additional lead time 
where possible for cases that may require these special permissions. In addition, LACMTA is exploring the 
possibility of working with issuing agencies to expedite permits for businesses displaced by the Project.  

It is anticipated that some businesses will require professional services for advance move planning. Based 
on business interviews, professional move planning may be required for large businesses, businesses with 
substantial inventory on hand, businesses with large and/or specialized material or equipment (e.g. 
automotive lift, walk in refrigerator, large stone slabs), and businesses with equipment that must be 
moved by the manufacturer or authorized contractor to remain under warranty. LACMTA will work with 
these displacees as early in the process as possible to allow them the lead time and appropriate 
professional services.  When necessary, relocation activities will begin pursuant to the issuance of a Notice 
of Intent to Acquire, which may afford additional time for businesses to locate and secure replacement 
sites. To date, LACMTA has already issued Notices of Intent to Acquire for some businesses where 
additional relocation lead time may be necessary.  

In addition to long-lead permits and specialized move planning, several other potential issues have been 
identified based on interviews conducted with businesses. Some examples of the types of issues that 
could impact the relocation process are as follows:  



 
 September 2023 

7.0 - Relocation Payments 
 

P a g e  | 26 
 

• Several businesses are known or expected to be operating subject to a conditional use permit or 
ordinance that may be difficult to replicate at a replacement site. Some examples are SCV 
Recycling (a metal recycler and auto dismantler) and Dames and Games (a sports bar and adult 
entertainment venue). If these businesses are “grandfathered” into a conditional use permit or 
special overlay zone, obtaining an equivalent permit at a replacement site could be difficult or 
impossible. In these cases, a search for replacement sites may need to be directed to areas that 
will permit such a use, even if the replacement site falls outside the immediate displacement area.  

• Certain businesses may face challenges if replacement sites are identified too far from existing 
suppliers, customers, employees, or specific critical infrastructure:  

o MV Transportation is a contractor that provides public transportation services. While 
their fleet of transit vans is located at the displacement site, their corporate office is 
located nearby. Relocating them farther from the corporate office could result in a 
hardship for the business.  

o Frontier Communications operates a service center that could be displaced by the Project. 
A relocation site could require approval from the Telecommunication Workers union to 
ensure that the business is not moved too far from existing employees.  

o Avalanche Air Inc., a full-service HVAC company, is strategically located near several 
suppliers upon which they depend to operate their business. In their interview, they 
expressed how critical it is for them to be relocated nearby.  

• Due to the industrial nature of the MSF displacement area, many businesses have large 
equipment or material on site that will require specialized move contractors. In particular, several 
stone fabrication businesses currently operate at the displacement site. Many of them 
communicated through interviews the concerns they have about moving the large but delicate 
stone slabs stored on site.  

To address these types of issues, LACMTA and Monument will work closely with all business owners to 
understand their specific relocation needs and provide them with information on available replacement 
sites, financial assistance, and other advisory assistance under LACMTA’s Relocation Assistance Program. 
Additionally, LACTMA and Monument maintain relationships with real estate brokers in the project area 
who will be able to provide local insights on the availability of potential replacement sites and other 
information to help businesses successfully relocate.  

In addition to the relocation advisory services and direct financial assistance available through LACMTA’s 
Relocation Assistance Program, the availability of suitable replacement sites will play a major factor in the 
successful relocation of displaced residents and business.  Section 5.0 discussed LACMTA’s commitment 
to provide relevant referrals to displacees. This section discusses the current availability of residential and 
non-residential replacement sites as of the time of this update.  

If the number of comparable replacement sites for a given use type and size exceeds the number of 
displacements, it can be said that a surplus of available sites exists. If the number of comparable 
replacement sites is insufficient to accommodate displaced uses, it can be said that there is a deficit. The 
size of the “gap” between the number of displaced uses and the number of available replacement sites 
can be a meaningful indicator of the likelihood that displacees will be able to successfully relocate.  
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 The following gap analyses are based on the assumption that the number and types of replacement 
properties currently available for sale or lease will be similar to the number available when relocations 
actually occur. It is also anticipated that additional sites will become available during relocation activities. 
Finally, it is generally assumed that tenants currently leasing space will be relocated to leased spaces, and 
that owner-occupants will wish to purchase replacements replacement sites unless specifically noted 
otherwise in interviews.  

As of the time of this update, there appear to be sufficient replacement sites available to accommodate 
all potentially displaced non-residential uses. Therefore, there is no “gap” between the number of 
displaced uses and the number of available replacement sites. Replacement site searches for this Plan 
were conducted during May through September, 2023. Business types and sizes were determined using 
data obtained through interviews and site inspections where possible. In cases where occupants could 
not be reached, or the necessary information was not disclosed in interviews, data was estimated using 
information from publicly available sources such as the Los Angeles County Assessor’s data, and 
commercial real estate data services such as Costar and LandVision.  

Based on the surplus of replacement sites available in each size category, there appears to be sufficient 
inventory to accommodate owner-occupied and tenant-occupied businesses. However, specific needs 
identified by each business could limit the number of potential replacement sites that could be reasonably 
adapted to suit each business. LACMTA will work with each business to identify these needs as early as 
possible in order to maximize the time available to locate a suitable replacement site and perform any 
necessary modifications. As discussed in Section 4.1, additional time may also be necessary to obtain the 
necessary permissions for businesses to operate at the replacement site. LACMTA will provide assistance 
to help businesses apply for and obtain those permissions as expeditiously as possible.   

As of the time of this update, there are sufficient residential replacement sites available to accommodate 
potentially displaced residents. Although the exact number and size of households in the displacement 
area are unknown, residential displacement is anticipated to be minimal. A replacement site search for 1-
bedroom rentals was performed within and immediately surrounding the City of Van Nuys using the 
popular rental listing site Apartments.com.  Rental listings were filtered to $2,000 per month or less. There 
is a significant surplus of replacement sites available as of the time of this report. Once additional 
information about potential residential displacees is available, the replacement site search may need to 
be modified; however, based on the limited number of estimated residential displacees and the 
abundance of available residential units available in the Project area, no significant issues identifying 
replacement sites are anticipated. 

7.4         Proposed Acquisition and Relocation Streamlining and Enhancements 
 
In September, 2023, LACMTA proposed streamlining and enhancement measures to facilitate acquisition and 
relocation tasks in order to reduce hardships to owners and displacees while accelerating the delivery of right 
of way. The subject project will use both Caltrans and FTA funding sources and comply with the requirements 
of both agencies. LACMTA anticipates proposing these streamlining and enhancement measures to its Board 
of Directors for approval at its November 30, 2023 meeting. Outreach to FTA and Caltrans and other 
stakeholders for concurrence will be essential prior to this Board meeting, as these measures have not yet been 
approved. 
 
These streamlining and enhancements include the following: 
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Streamlining Measures  
 

(1)  Potential Use of Increased FTA Settlement and Appraisal Thresholds  

a. Regulatory Authority for Increased Settlement and Appraisal Thresholds  
 
Discussions with right of way industry consultants and transit agency officials revealed documentation of FTA-
funded projects where grantees were successful in raising the FTA $1,000,000 appraisal concurrence threshold 
and the $50,000 settlement concurrence threshold. These thresholds require FTA to use its staff or consultants 
to review any LACMTA-approved appraisal over $1,000,000 and any LACMTA-proposed settlements of $50,000 
or more over the approved appraisal amount. During its reviews, FTA will ask LACMTA questions or make 
comments concerning the appraisals and/or proposed settlements. LACMTA will then have to respond and this 
process will take some time.  
 
LACMTA’s request to increase FTA settlement and concurrence thresholds is based upon FTA Circular 5010-
1E,Page IV-8, section g. This section states:  
 
g. Special Real Estate Acquisition Program Strategies/Issues.  
 
Several real estate program strategies or issues are worthy of discussion in some detail as follows:  
 
(1) Alternative Procedure. A recipient with a qualified and fully staffed real estate department conducting a 
major capital project within an FTA assisted Award may request an alternative process, which permits higher 
dollar thresholds before FTA prior concurrence is needed. Recipients may request a review through the FTA 
Regional Office. An FTA real estate specialist will review the acquisition process and the recipient’s 
capabilities.  (Emphasis added.)  
 
The request for the approval for alternative real property procedures at a minimum should include the following: 
 
a) A statement providing an overall justification and reasoning for why the alternative procedure is requested;  
b) A copy of real estate department operating procedures;  
c) A real estate department organization staffing chart; 
d) A strategy for using and qualifying real estate services contractors, if used;  
e) An estimate of the number of transactions that may exceed requested threshold(s); 
 f) A discussion of real estate acquisition schedule/status relative to the overall schedule for the Award; and  
g) A discussion of real estate department program quality assurance/quality control procedures that are in place 
to assure program delivery is in compliance with Uniform Act requirements and effective/efficient operational 
standards given the higher thresholds requested.  
 
LACMTA will issue requests to FTA for increased settlement and appraisal thresholds. As a preliminary proposed 
figure, it is recommended that LACMTA request a combined appraisal concurrence threshold and settlement 
figure of $6,000,000.  
 
It is anticipated that increased appraisal and settlement concurrence amounts will result in the following 
benefits to LACMTA: 
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• faster appraisal approval on complex parcels 
• less time taken for administrative coordination with FTA on settlements and   
• less potential condemnation costs due to increased LACMTA settlement authority 

 
(2) Potential Use of Appraisal Waivers  

Both FHWA and FTA recognize the use of appraisal waivers where appropriate to value certain types of 
acquisitions.  
 
Regulatory authority for appraisal waivers is found in 49 CFR 24.102 (C ) (2). Appraisal waivers are deemed 
appropriate where the valuation problem is uncomplicated, and the anticipated value of the proposed 
acquisition is estimated at $10,000 or less. However, the Federal Agency funding the project may approve 
appraisal waivers up to $25,000 if the acquiring agency offers the landowner the option of having the agency 
appraise the property.  It is recommended that LACMTA explore the use of appraisal waiver valuations to 
establish the value of the uncomplicated lower value temporary construction easements (TCE’s). 
 
It is anticipated that the use of appraisal waivers will result in the following potential benefits to LACMTA and 
impacted property owners: 
 

• faster valuations of TCE’s as opposed to the use of appraisals 
• schedule savings  
• faster delivery of payments to property owners and 

          cost savings over the use of appraisals 
 
It is noted that should any of the properties valued via an appraisal waiver become the subject of a  
condemnation action, a full appraisal and review appraisal will be necessary. 
 
Enhancement  Measures  
 

(1) Potential Use of Acquisition Incentives   

 
The Federal Highway Administration (FHWA), Office of Real Estate Services has determined that FHWA may 
participate in right-of-way acquisition incentive payments made under an FHWA approved plan or program. 
Acquisition incentive payments are payments that are over and above the just compensation offer provided by 
the Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970 (URA).  
 
Recent studies on the use of incentive payments on transportation projects demonstrate that they can be 
effective in decreasing the time needed to acquire and clear needed rights-of-way. (See attached Exhibit 1 
Caltrans Memorandum on Incentives dated June 12, 2014). This memorandum (Caltrans Memo) describes how 
FHWA’s authority to participate in incentive payments is derived from 23 CFR 710.203(b)(2)(ii).  (See attached 
Exhibit 2, Text of 23 CFR 710.203(b)(2)(ii)).  
 
The Caltrans Memo also describes how it administers acquisition incentive programs and the conditions for their 
use. The ESFV Project Team has indicated that there will be Caltrans funding in the first acquisition phase 
involving the Maintenance and Storage Facilities (MSF) parcels. Specifically, the Caltrans Memo states:  
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 “The Division of Right of Way and Land Surveys is implementing an acquisition incentive 

program to encourage property owners to sign Right of Way (ROW) contracts within sixty (60) 
days of the Initiation of Negotiations (ION) or any offer based on an approved appraisal 
revision. Payments will be offered for both permanent and temporary acquisitions. The 
Payment for a permanent or temporary acquisition will be based on a lump sum payment of 
10% of the appraised value of all parcels under the same ownership with a minimum payment 
of $1,000 and a maximum payment of $100,000. 

 
 The Payment amount will be calculated on the final appraised value and will then be rounded 

separately from the final appraised value based on the rounding rules found in Section 7.02.11 
of the Right of Way Manual. 

 

 The Payment is a standing offer for sixty (60) days. The 60 days starts with the Initiation of 
Negotiations (ION) as day one (1). The 60 days includes weekends and holidays. For mailed 
offers it starts on the date the offer was received by certified mail. 

 

 The Payment is a standing offer for sixty days regardless of Caltrans initiating eminent domain 
proceedings. Additionally, this time period will be sufficient to allow the property owner the 
opportunity to obtain their own appraisal where Caltrans pays the reasonable cost of the 
appraisal up to $5,000 as provided by California Code of Civil Procedure section 1263.025.” 

 

It should be noted that FTA does not currently have a policy on acquisition incentives but does not prohibit 
them.   
 
The following incentive program is recommended to apply to MSF, traction power substations (TPSS), TCE and 
partial permanent acquisitions, understanding that Caltrans will not participate in the amounts above the 
incentives discussed above. The amounts of incentives recommended for ESFV are listed below: 
 

• 20% of the appraised value for all parcels if the offer is accepted within 60 days (with a minimum of 
$3,500 incentive payment and a maximum of $500,000)  

 
It is anticipated that an acquisition incentive program will result in the following potential benefits to LACMTA 
and impacted property owners: 
 

• faster settlements and delivery of right of way 
• helps facilitate good rapport with the property owner 
• schedule savings and  
• less potential condemnation costs.  

 
(2) Potential Use of Enhanced Relocation Benefits  
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LACMTA will propose to increase non-residential relocation benefit amounts for categories that have an existing 
cap. (Existing caps under the URA, include the In-lieu fixed payment capped at $40,000; the re-establishment 
payment capped at $25,000;. and searching benefits capped at $2,500.)  
 
No specific federal regulatory authority for increasing the existing URA caps has been found, however there is 
no prohibition either. In fact, FHWA in its Notice of Proposed Rule Making (NPRM) , issued in December 2019, 
proposed to: 
 
“add a new section to the regulation to implement the new provision in MAP-21 at Section 1521(d)(2) which 
provides that if the head of the Lead Agency determines that the cost of living, inflation, or other factors indicate 
the relocation assistance benefits should be adjusted to meet the policy objectives of the Uniform Act, that the 
head of the Lead Agency may adjust: The amounts of relocation benefits for reestablishment expenses-
nonresidential moves; fixed payment for moving expenses-nonresidential moves; replacement housing payment 
for 90-day homeowner-occupants; and replacement housing payment for 90-day tenants and certain others.”  
 
(See Exhibit 3, NPRM, Section 24.11 Adjustments of Payments).  
 
So, there is recognition by FHWA that some capped relocation benefit categories could be adjusted for good 
reason, i.e., inflation. However, FHWA’s proposed rule making has not been approved and is not currently in 
effect.  
 
It should be understood that there are States that offer re-establishment benefits higher than federal limits. For 
example, the State of Washington has a re-establishment limit of $50,000 while New Hampshire offers a 
$100,000 re-establishment limit. (See Exhibit 4 State of Washington Relocation Manual page 12-80 and Exhibit 
5, New Hampshire Right of Way Manual pages 152-153.)  
 
There is no doubt the increased benefits would reduce hardship to displacees and likely speed up the relocation 
process to some degree. Therefore, it is recommended, based on staff’s decades of field experience, that the 
following capped benefits be raised to the amounts listed below: 
 

• In-lieu fixed payment be raised from a maximum of $40,000 to a maximum of $50,000 
• Re-establishment be raised from a maximum $25,000 to a maximum of  $40,000 and  

            Searching benefits be raised from a maximum of $2500 to a maximum of $5,000 
 
It is anticipated that increasing capped non-residential relocation amounts will result in the following potential 
benefits to LACMTA and impacted displacees: 
 

• faster relocations and less hardships to displacees, especially small businesses 
• accelerated parcel vacancies and schedule savings  
• potentially less loss of good will and  
• faster delivery of the higher benefit amounts via relocation claims 
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8.0 OTHER IMPORTANT INFORMATION 
8.1 Relocation Site Office  
A temporary relocation site office may be established on site where assigned staff and Relocation 
Consultants will work closely with all displaced persons and appropriate agencies in carrying out the 
relocation program. Staffing and working hours may be arranged to provide services conveniently 
available to all displaced persons from the project.  

8.2 Filing Claims  
Relocation expenses typically will be reimbursed after displaced persons submit to the Relocation 
Consultant a signed claim and all required documentation supporting the claim. Claims may be submitted 
as costs are incurred; displaced persons do not have to wait until their relocation is complete to submit 
claims for reimbursement.  In cases where hardship is identified, LACMTA may elect to make an advance 
payment with documentation to follow. 

For tenants of property acquired by METRO, all claims for relocation assistance must be submitted to a 
Relocation Consultant and filed with LACMTA within 18 months after the displaced person vacates the 
property. A Relocation Consultant will work with each displaced person to properly document claims for 
reimbursement. The Relocation Consultant will submit each complete claim to LACMTA for review and 
processing. LACMTA will make every effort to provide reimbursement for any approved, eligible portion 
of that claim as soon as possible.  

If LACMTA denies all or a part of a claim for reimbursement, or if LACMTA refuses to consider a claim, 
LACMTA shall promptly notify the displaced person in writing of its determination, the basis for its 
determination, and the procedures for appealing the determination.  

8.3 Relocation Payments Are Not Considered Income  
Per the URA (49 CFR Sec. 24.209), no relocation reimbursement received by a Displaced Person will be 
considered as income for the purpose of the Internal Revenue Code, or for determining the eligibility of a 
person for assistance under the Social Security Act, or any other federal law, except for any federal law 
providing low-income business and housing assistance.  

Payments made by LACMTA to a third party can be considered a taxable event. As a result, third-party 
payments may be subject to an IRS Form 1099 from METRO.  

8.4 Business Goodwill  
A claim for potential loss of Business Goodwill would be separate from any claim for relocation assistance 
benefits and would not be provided as part of LACMTA’s Relocation Program. Business owners should 
contact LACMTA’s representative for more information regarding business goodwill.  

Substantiated claims for loss of Goodwill will be paid with non-federal funds in accordance with California 
State Law (California Code of Civil Procedure section 1263.510).  
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8.5 Nondiscrimination  
Under Title VII of the federal Civil Rights Act of 1968 (The Act), discrimination based on race, color, religion, 
sex, or national origin in the purchase and rental of most residential units is illegal. The Act ensures that 
all services and benefits will be administered to the public without regard to race, religious creed, color, 
medical condition, sex, sexual orientation, gender identity, marital status, parental status, domestic 
partner status, age, national origin, ancestry, disability, veteran status, or any other basis protected by 
law.  

8.6 General Information  
This summary of LACMTA’s Relocation Program has been provided as a courtesy by METRO. It is intended 
to provide general information concerning LACMTA’s Relocation Program and to assist displaced persons 
in understanding their rights and benefits. Questions regarding LACMTA’s Relocation Program should be 
directed to a Relocation Consultant once a consultant has been assigned.  

Further details regarding federal and state relocation assistance and benefits are set forth in the Federal 
Uniform Relocation Assistance and Real Property Acquisition Policies Act, 42 U.S.C. Sections 4601 et seq., 
and its implementing regulations, 49 CFR Part 24; the California Relocation Act, Govt. Code Sections 7260 
et seq., and its implementing regulations, 25 Cal. Code Regs. Sections 6000 et seq.  

8.7 Project Assurances  
LACMTA is committed to providing relocation assistance to all eligible occupants who are required to 
relocate as a result of the Project. LACMTA will not proceed with any approval of the project or other 
activity that will result in the displacement of any person, or business until it makes the following 
determinations:  

a) Fair and reasonable relocation payments will be provided to eligible persons in accordance 
with federal and state laws and guidelines.  

b) LACMTA has established a Relocation Program offering the services described in applicable 
federal and state law and guidelines.  

c) Eligible persons will be adequately informed of the assistance, benefits, policies, practices and 
procedures, including grievance procedures.  

d) Adequate provisions have been made to provide orderly, timely, and efficient relocation of 
eligible persons without regard to race, color, religion, sex, marital status, or national origin 
with minimum hardship to those affected. 

e) Comparable replacement dwellings will be available within a reasonable period of time prior 
to displacement sufficient in number, size and cost for the eligible persons who require them.  

f) No person will be displaced until LACMTA has fulfilled the obligations imposed by the 
applicable relocation regulations.  

g) LACMTA will contract with qualified Relocation Assistance consultant for the following 
services:  

1) Provide current and continuing information on the availability, prices, and rentals of 
comparable residential and commercial properties and locations.  
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2) Assist each eligible displaced person to complete applications for payments and benefits.  

3) Assist each eligible displaced person in obtaining and becoming established in a suitable 
replacement location.  

4) Provide any services required to ensure that the relocation process does not result in 
different or separate treatment on account of race, color, religion, national origin, sex, 
marital status, familial status, or any basis protected by state or federal antidiscrimination 
laws, or any other arbitrary circumstances.  

5) Supply to such eligible persons information concerning programs administered by the 
Federal Small Business Administration, and other federal or state programs, offering 
assistance to displaced persons.  

6) Provide other advisory assistance to eligible persons in order to minimize their hardships. 
As needed, such assistance may include counseling and referrals with regard to financing, 
employment, training, health and welfare, as well as other assistance.  

7) Inform all persons who are expected to be displaced about the eviction policies to be 
pursued in carrying out the project.  

 

In addition to providing relocation benefits, LACMTA will employ measures to mitigate hardships to 
displacees and maintain the project schedule by avoiding potential problems. Some of the measures that 
can be employed are summarized here. Specifically,  LACMTA will meet the business owners as soon as 
practicable to establish cooperative relationships and enhance their understanding of the relocation 
benefits, with focus on advisory assistance and payments for Substitute Personal Property and Direct 
Tangible Loss.  In addition, LACMTA will identify “long lead” relocations as quickly as possible and highlight 
these relocations in the Relocation Plan. Where needed, LACMTA will issue Notices of Intent to Acquire 
for “long lead” relocations so relocation activities can begin prior to the first written offer. LACMTA will 
identify resources that might benefit the displacee as soon as possible (information on small business 
loans; other governmental programs that might assist the displacee, etc.) and have this information 
available prior to working with the displacee. LACMTA will attend appraisal inspections to view F&E and 
identify any F&E that would have special relocation requirements. LACMTA will identify any governmental 
permitting for businesses that may take significant amounts of time and explore ways to expedite the 
permits. LACMTA will identify any special zoning requirements as soon as possible for businesses that 
require them. Displacees will receive assistance with coordination of meeting local code requirements, 
e.g. fire permit, conditional use permit, etc.). Finally, in cases of a demonstrated need/hardship, LACMTA 
will make advance relocation payments. 

 

9.0 RELOCATION APPEALS PROCESS 
The LACMTA Relocation Appeals Procedure will be described in all printed matter explaining LACMTA’s 
Relocation Assistance Program, including the Informational Packets that are distributed at public hearings 
and/or to individual displaced persons. 

A Displacee’s right to appeal will also be mentioned whenever any verbal presentation is made at public 
hearings covering relocation assistance. 
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 On relocation calls, the Relocation Consultant will provide the following information to the displaced 
person: 

 How to make an appeal; 

 Appeals must be filed with LACMTA no later than six months following the deadline for filing a claim 
for a relocation payment; 

 The right to personally appear at all hearings; 

 The right of appeal relates only to the Relocation Assistance Program and not to the market value of 
the property or to the terms of the acquisition agreement for the real estate; 

 Appeal decisions will be made in writing; 

 The LACMTA Relocation Appeals Procedure and Appeal Form will be provided to the displacee upon 
request; 

 The right of the Displacee to pursue legal action after completion of the appeal process. 

Review of Files by Appellant 

 The following materials will be classified as confidential by LACMTA and not allowed to be inspected 
or copied by the appellant: 

 The Relocation Case File 

 Correspondence to and from Legal Counsel 

 That additional material determined by LACMTA Legal Counsel, on a case-by-case basis, to be 
confidential and unavailable to the appellant. 

LACMTA will set a reasonable time limit for the appellant to review the file, taking into consideration that 
Legal Counsel must first review the case file to determine which material is confidential and which is not.  
LACMTA may also charge reasonable fees for any copied material. 
 

LACMTA’s Relocation Appeal Policy is provided in Appendix M. 
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APPENDIX A 

List of Parcels with Potentially Impacted Commercial/Residential Occupants 

PRELIMINARY DATA 
 
 

INTENDED 
USE 

PROJECT 
PARCEL 
NUMBER 

APN SITE ADDRESS ACQUISITION NAME OF DISPLACEE(S) 

TPSS 1 ESFV-A-001-1 2241-027-003 6073 Van Nuys Blvd Full 6 Day Weight Loss / 
American Bariatric  

TPSS 1 ESFV-A-001-1 2241-027-003 6073 Van Nuys Blvd Full LA Car Zone   

TPSS 1 ESFV-A-001-1 2241-027-003 6073 Van Nuys Blvd Full Daniel D. Coe  
(owner)  

TPSS 1 ESFV-A-001-1 2241-027-003 6073 1/2 Van Nuys 
Blvd 

Full Ministerio Profetico Rios 
de Auga Viva  

TPSS 1 ESFV-A-001-1 2241-027-003 6073 Van Nuys Blvd Full Clear Channel  

TPSS 2 ESFV-A-002-1 2236-023-001 6429 Van Nuys Blvd Full El Cafetal Salvadorean 
Restaurant   

TPSS 2 ESFV-A-002-1 2236-023-001 6429 Van Nuys Blvd Full Stephen Sol Wies, 
Michael Bacall, Sylvia R. 
Bacall  
(Owners)  

       TPSS 6  ESFV-B-006-1 2644-030-016 9462 Vans Nuys  Full  Small Office (Western 
Pacific Med Corp) 

TPSS 6 ESFV-B-006-1 2644-030-078 9462 Vans Nuys Full Residential property (SFR) 
TPSS 7 ESFV-C-001-1 2647-022-015 14229 Van Nuys Full  Residential property 

(SFR) 
MSF ESFV-E-001-1 2210-030-007 

2210-030-031 
2210-030-008 
2210-030-030 

14533 Keswick 
Street 
Unit 1 & 2 

Full Global StoneTrading Inc. 
(14560 Sqft)  

MSF ESFV-E-001-1 2210-030-007 
2210-030-031 
2210-030-008 
2210-030-030 

14533 Keswick St 
Unit 3 

Full Stone Shoppe (2240 Sqft)  

MSF ESFV-E-001-1 2210-030-007 
2210-030-031 
2210-030-008 
2210-030-030 

14533 Keswick St 
Unit 4 

Full Valegui Stone Inc. (2240 
Sqft)  

MSF ESFV-E-001-1 2210-030-007 
2210-030-031 
2210-030-008 
2210-030-030 

14533 Keswick St 
Unit 5 

Full Bella Stone Fabrication & 
Installation (5152 Sqft)  

https://www.dropbox.com/s/mmyt165wn4ept9j/El%20Cafetal%20Licenses.pdf?dl=0
https://www.dropbox.com/s/mmyt165wn4ept9j/El%20Cafetal%20Licenses.pdf?dl=0
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MSF ESFV-E-001-1 2210-030-007 
2210-030-031 
2210-030-008 
2210-030-030 

14533 Keswick St 
Unit 6 

Full  AVM Auto Body (2576 
Sqft)  

MSF ESFV-E-001-1 2210-030-007 
2210-030-031 
2210-030-008 
2210-030-030 

14533 Keswick St 
Unit 7 

Full OMG Stoneworks, Inc 
DBA  Olympia Marble & 
Granite (9296 Sqft)  

MSF ESFV-E-001-1 2210-030-007 
2210-030-031 
2210-030-008 
2210-030-030 

14523 Keswick St 
Unit 8 

Full Universal 1 Auto Body 
(2240 Sqft)  

MSF ESFV-E-001-1 2210-030-007 
2210-030-031 
2210-030-008 
2210-030-030 

14523 Keswick St 
Unit 9 & 10 

Full  Pyramid Tile & Marble 
(5040 Sqft)  

MSF ESFV-E-001-1 2210-030-007 
2210-030-031 
2210-030-008 
2210-030-030 

14535 Keswick St Full George Spordous (2800 
sqft)    

MSF ESFV-E-001-1 2210-030-007 
2210-030-031 
2210-030-008 
2210-030-030 

14535 Keswick St Full Valentin Machine Shop 
(2240 Sqft)  

MSF ESFV-E-001-1 2210-030-007 
2210-030-031 
2210-030-008 
2210-030-030 

14535 Keswick St Full Valentin - Residential 
Trailer 

MSF ESFV-E-001-1 2210-030-007 
2210-030-031 
2210-030-008 
2210-030-030 

14535 Keswick St Full Ilan Bldg. Comp, LLC  
 
(owner)  

MSF ESFV-E-002-1 2210-030-011 14545 Keswick St Full Stone Applications, Inc.  

MSF ESFV-E-002-1 2210-030-011 14545 Keswick St Full Franz J. Neuwirth  
Gretchen V. Newell 
Trustees 
 (owner)  

MSF ESFV-E-003-1 2210-030-009 
2210-030-010 
2210-030-014 
2210-030-016 

14603 Keswick St Full Ronin Collective, LLC  
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MSF ESFV-E-003-1 2210-030-009 
2210-030-010 
2210-030-014 
2210-030-016 

14603 Keswick St. Full New Marble Unlimited, 
Inc. 

MSF ESFV-E-003-1 2210-030-009 
2210-030-010 
2210-030-014 
2210-030-016 

14605 Keswick St Full Boulevard Tile & Stone, 
Inc. (BTS) – D003 

MSF ESFV-E-003-1 2210-030-009 
2210-030-010 
2210-030-014 
2210-030-016 

14605 Keswick St Full Steve M. Lieser – D004 
Lieser Holdings, L.P. a 
California Limited 
Partnership 
(owner)  

MSF ESFV-E-004-1 2210-030-029 14546 Raymer St Full STR – D001 Active Auto  

MSF ESFV-E-004-1 2210-030-029 14546 Raymer St Full Zeyad S. Hillo and Waleed 
E. Hillo  
(owner)  

MSF ESFV-E-005-1 2210-030-013 14555 Keswick St Full  
 Black Bike, Inc  

MSF ESFV-E-005-1 2210-030-013 14555 Keswick St Full Redline Cycles  

MSF ESFV-E-005-1 2210-030-013 14555 Keswick St Full Python Vehicles USA  

MSF ESFV-E-005-1 2210-030-013 14555 Keswick St Full All American Alliance 
(Towing)  

MSF 2210-030-013 2210-030-013 14555 Keswick St Full Oaktree Hospice, Inc.  

MSF ESFV-E-005-1 2210-030-013 14555 Keswick St Full Elkin Gamboa LLP  

MSF ESFV-E-005-1 2210-030-013 14555 Keswick St Full 14555 Keswick, LLC  
(owner)  

MSF ESFV-E-006-1 2210-030-028 14556 Raymer St Full TipTop Restoration, Inc.  
Purple Construction & 
Remodeling, Inc.  

MSF ESFV-E-006-1 2210-030-028 14556 Raymer St Full David M. Striks and 
Mirian B. Striks  
 
David M. Striks and 
Mirian B. Striks 
 
Solomon D. Pearlman 
(owners)  

MSF ESFV-E-007-1 2210-030-019 14600 Raymer St Full MV Transportation, Inc.  
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MSF ESFV-E-007-1 2210-030-019 14600 Raymer St Full Gregory R. Baker and Lisa 
K. Baker 
Trustees of The Baker 
Trust Dated September 
29, 2000 
(owners)  

MSF ESFV-E-008-1 2210-030-024 14617 Keswick St Full G&A Fire Protection Corp.  
 
 

MSF ESFV-E-008-1 2210-030-024 14617 Keswick St Full G&A Underground Utility 
Corp.  
 
 

MSF ESFV-E-008-1 2210-030-024 14617 Keswick St Full Arya Company  

MSF ESFV-E-008-1 2210-030-024 14617 Keswick St Full IBeauty Brands, Inc.  

MSF ESFV-E-008-1 2210-030-024 14617 Keswick St Full Ambar Investment 
Group, LLC  
(owner)  

MSF ESFV-E-009-1 2210-030-018 14612 Raymer St Full  Ed Pink Racing Engines, 
Inc.  

MSF ESFV-E-009-1 2210-030-018 14612 Raymer St Full Malloy Family Partners, 
L.P.  
(owner)  

MSF ESFV-E-010-1 2210-030-017 14626 Raymer St Full Rouge Gentleman's Club 
Inc. DBA Dames & Games  

MSF ESFV-E-010-1 2210-030-017 14626 Raymer St Full Raymer Street Properties, 
LLC -D002 
(owner)  

MSF ESFV-E-011-1 2210-025-005 
2210-025-035 

14635 Keswick St 
14645 Keswick St 

Full  

Frontier Communications   

 

MSF ESFV-E-011-1 2210-025-005 
2210-025-035 

14635 Keswick St 
14645 Keswick St 

Full Lainer Brothers, a 
California General 
Partnership  
(owner)  

https://www.dropbox.com/s/yuqimit7hgxhnof/GA%20Fire%20Business%20%26%20Contractor%20license.pdf?dl=0
https://www.dropbox.com/s/yuqimit7hgxhnof/GA%20Fire%20Business%20%26%20Contractor%20license.pdf?dl=0
https://www.dropbox.com/s/845duac5zq9m1nw/GA%20Underground%20Business%20%26%20Contractor%20License.pdf?dl=0
https://www.dropbox.com/s/845duac5zq9m1nw/GA%20Underground%20Business%20%26%20Contractor%20License.pdf?dl=0
https://www.dropbox.com/s/845duac5zq9m1nw/GA%20Underground%20Business%20%26%20Contractor%20License.pdf?dl=0
https://www.dropbox.com/s/845duac5zq9m1nw/GA%20Underground%20Business%20%26%20Contractor%20License.pdf?dl=0
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MSF ESFV-E-012-1 2210-025-007 14646 Raymer St Full SCV Recycling  

MSF ESFV-E-012-1 2210-025-007 14646 Raymer St Full Franz J. Neuwirth and 
Gretchen V. Newell 
(owners) 

MSF ESFV-E-013-1 2210-025-008 
2210-025-009 
2210-025-034 

14660 Raymer St 
14663 Keswick St 

Full Keolis (transportation 
shuttles)  

MSF ESFV-E-013-1 2210-025-008 
2210-025-009 
2210-025-034 

14660 Raymer St 
14663 Keswick St 

Full  I&E Cabinets, Inc.  

MSF ESFV-E-013-1 2210-025-008 
2210-025-009 
2210-025-034 

14660 Raymer St 
14663 Keswick St 

Full Dennis L. Newman and 
Shaaron L. Newman  
 
Newman and Sons, Inc., 
and Roger L. Newman  
(owner)  

MSF ESFV-E-014-1 2210-025-010 14701 - 14707 
Keswick St 

Full David Barnes, LLC  

MSF ESFV-E-014-1 2210-025-010 14706 Raymer St Full SIT Catering & Event 
Rentals, Inc.  

MSF ESFV-E-014-1 2210-025-010 14712 Raymer St Full Avalanche Air Inc.  
Air Cool  

MSF ESFV-E-014-1 2210-025-010 14714 Raymer St Full MSS Construction, Inc.  

MSF ESFV-E-014-1 2210-025-010 14714 Raymer St Full Joyce S. Berens, Trustee 
of the Joyce Berens Turst 
Fund Dated December 5, 
2005 - 
 
Gene Ray Vaccarello, 
Gerald Vaccarello, 
Barbara Vaccarello, Dale 
Vaccarello & Diane E. 
Vaccarello 
 
Dona C. Meyer 
 
(owners)  

MSF ESFV-E-014-1 2210-025-010 14701 - 14707 
Keswick St 

Full SBA 2012 TC Assets, LLC – 
D008 

MSF ESFV-E-015-1 2210-025-044 14718 Raymer St 
Suite B 

Full  Brian Williams DBA NDI 
Worldwide  
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MSF ESFV-E-015-1 2210-025-044 14718 Raymer St. Full Tip-Top Restoration 

MSF ESFV-E-015-1 2210-025-044 14718 Raymer St 
(14721 Keswick St. 
Unit A) 

Full Noah Eye Woodworks, 
Inc. 

MSF ESFV-E-015-1 2210-025-044 14718 Raymer St. 
(14721 Keswick St. 
Unit B) 

Full  Hi-Style Metal Design, 
Inc. 

MSF ESFV-E-015-1 2210-025-044 14718 Raymer St. 
(14721 Keswick St. 
Suite C) 

Full  Moulding Center  

MSF ESFV-E-015-1 2210-025-044 14718 Raymer St. 
(14721 Keswick St 
Unit D) 

Full Universal Stone Works - 
D006 

MSF ESFV-E-015-1 2210-025-044 14718 Raymer St. 
(14721 Keswick St 
Unit E) 

Full Almas Iron Work – D007 

MSF ESFV-E-015-1 2210-025-044 14718 Raymer St. 
(14721 Keswick St 
Unit F) 

Full  Unique Iron Design  

MSF ESFV-E-015-1 2210-025-044 14718 Raymer St. 
(14721 Keswick St) 

Full JB Partners, LLC  
(owner)  

MSF   2210-025-016 14743 Keswick St Full Vacant (previously a body 
shop) 

MSF RA-E-003-a 2210-025-049 14745 Keswick St Full All-Pro Distributing Inc.  
 

MSF ESFV-E-016-1 2210-025-045 14742 Raymer St Full  Heating & Cooling Supply  

MSF ESFV-E-016-1 2210-025-045 14742 Raymer St Full Wilshire DS2 (owner) 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

https://www.dropbox.com/scl/fi/4tac1g0pqfp829f31q8lh/Business-Licenses.pdf?rlkey=3n5su2rzeocfyiqtfgz8yi2qf&dl=0
https://www.dropbox.com/scl/fi/4tac1g0pqfp829f31q8lh/Business-Licenses.pdf?rlkey=3n5su2rzeocfyiqtfgz8yi2qf&dl=0
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Residential Occupant 
APPENDIX B 

Sample General Information Notice 
 
Dear Occupant: 

The Los Angeles County Metropolitan Transportation Authority (hereinafter referred to as “METRO”) is 
interested in the property you currently occupy at _____________________________ for a proposed transit 
project that may receive financial assistance from the federal government.  

The purpose of this Notice is to inform you that you may be displaced as a result of the proposed project.  
This Notice also serves to inform you of your potential rights as a displaced person in accordance with 
Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970 (URA) You may be eligible 
for relocation assistance and payments under the Guidelines, if the proposed project receives funding and if 
you are displaced as a result of acquisition, rehabilitation or demolition for the project. 

• This is not a notice to vacate the premises.   
• This is not a notice of relocation eligibility.   

If you are determined to be eligible for relocation assistance in the future, you may be eligible for: 1) 
Relocation advisory services including help to you find another place to live; 2) At least 90 days advance 
written notice of the date you will be required to move; 3) Payment for your moving expenses; and 4) 
Replacement housing payments to enable you to rent, or if you prefer to purchase, a comparable 
replacement home.  You will also have the right to appeal LACMTA’s determination, if you feel that your 
application for assistance was not properly considered.   

The enclosed informational brochure, “Relocation Assistance to Tenants Displaced from Their Homes” 
provides an explanation of this assistance and other helpful information. 

Please be advised that you should continue to pay your rent and meet any other obligations as specified in 
your lease agreement.  Failure to do so may be cause for eviction.  If you choose to move or if you are evicted 
prior to receiving a formal notice of relocation eligibility you will not be eligible to receive relocation 
assistance.  It is important for you to contact us before making any moving plans. 

Again, this is not a notice to vacate the premises and does not establish your eligibility for relocation 
payments or assistance at this time.  If you are determined to be displaced and are required to vacate the 
premises in the future, you will be informed in writing. In the event the proposed project does not proceed 
and/or if you are determined not to be displaced, you will also be notified in writing. 

If you have any questions about this notice or the proposed project, please contact your Relocation Agent.  

[Relocation Agent/Firm Contact Information] 
 
Sincerely,  
 
[Name]  /  [Title] 
 
ACKNOWLEDGEMENT RECEIPT:      

Received By: ___________________________ 
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APPENDIX C 

Sample General Information Notice 
Non-Residential 

 
Dear Occupant: 

The Los Angeles County Metropolitan Transportation Authority (hereinafter referred to as “METRO”) is 
interested in the property you currently occupy at _____________________________ for a proposed 
housing development that may receive financial assistance from the federal government. 

The purpose of this Notice is to inform you that your business operation may be displaced as a result of the 
proposed transit project. This Notice also serves to inform you of your potential rights as a displaced person 
in accordance with Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970 (URA). 
You may be eligible for relocation assistance and payments if the proposed project receives funding 
assistance and if you are displaced as a result of acquisition, rehabilitation or demolition for the project. 

• This is not a notice to vacate the premises.   
• This is not a notice of relocation eligibility.   

 
If you are determined to be eligible for relocation assistance in the future, you may be eligible for: 1) 
Relocation advisory services including help to find you a replacement location; 2) At least 90 days advance 
written notice of the date you will be required to move; 3) Payment for your moving and reestablishment 
expenses. You also have the right to appeal LACMTA’s determination, if you feel that your application for 
assistance was not properly considered.  

The enclosed informational brochure, “Relocation Assistance To Displaced Businesses, Nonprofit 
Organizations, and Farms” provides an explanation of this assistance and other helpful information. 

Please be advised that you should continue to pay your rent and meet any other obligations as specified in 
your lease agreement.  Failure to do so may be cause for eviction. If you choose to move or if you are evicted 
prior to receiving a formal notice of relocation eligibility you will not be eligible to receive relocation 
assistance.  It is important for you to contact us before making any moving plans. 

Again, this is not a notice to vacate the premises and does not establish your eligibility for relocation 
payments or assistance at this time.  If you are determined to be displaced and are required to vacate the 
premises in the future, you will be informed in writing.  In the event the proposed project does not proceed 
or if you are determined not to be displaced, you will also be notified in writing. 

If you have any questions about this notice or the proposed project, please contact your Relocation Agent: 

[Relocation Agent/Firm Contact Information] 
 
Sincerely,  
 
[Name]  /  [Title] 
 
ACKNOWLEDGEMENT RECEIPT:      

Received By: ___________________________ 
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APPENDIX D 

Sample Notice of Eligibility for Relocation Assistance 
Residential Tenant 

 

Subject:  Notice of Eligibility (Residential Tenant) 

Dear, 

On ___________, The Los Angeles County Metropolitan Transportation Authority (hereinafter referred to as 
“METRO”) notified you of our proposed plans to construct the [Project Name]. 

This is a Notice of Eligibility for Relocation Assistance.  To carry out the project, it will be necessary for you to 
permanently relocate.  However, you do not need to move now.  You will not be required to move without at 
least 90 days advance written notice of the date by which you must vacate.  And when you do move, you will 
be entitled to relocation payments and other assistance in accordance with Uniform Relocation Assistance 
and Real Property Acquisition Policies Act of 1970, as amended (URA) 

Payment for Moving Expenses. You may choose either (1) a payment for your actual reasonable 
moving and related expenses, or (2) if you prefer, a fixed moving expense and dislocation allowance of 
$_______. 

Replacement Housing Payment. You may be eligible for a replacement housing payment to rent or 
buy a replacement home. The payment is based on several factors, including the cost of a “comparable 
replacement home,” the monthly rent and average cost of utility services for your present home, and 
30 percent of your average gross household income. 

Listed below are three “comparable replacement homes” that you may wish to consider: 

                                   Rent and                 Name and Tele. No. 
              Address             Utility Costs            of Person to Contact  

1.  
2.  
3.  

We would be pleased to provide you with transportation to inspect these dwelling units.  We believe that the 
unit at (address) is the most representative of your present home.  The rent and the estimated average cost of 
utility services for that unit is $___. Based on the information you have provided about your income, you may 
be eligible for a rental assistance payment up to $___ (42 x $___).  This is the maximum amount that you would 
be eligible to receive. It would be paid in installments or lump sum. If you rent a decent, safe and sanitary home 
where the monthly rent and average estimated utility costs are less than $___, your rental assistance payment 
would be based on the actual cost of such unit. 

Contact us immediately if you do not agree that these units are comparable to your home. We will explain the 
basis for our selecting these units. And, if necessary, we will find other units.  We will not base your payment 
on any unit that is not a “comparable replacement home.”   

Should you choose to buy (rather than rent) a decent, safe and sanitary replacement home, you would be 
eligible for a down payment of $______. Let us know if you would prefer to buy a replacement home, and we 
will help you find such housing. 
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I am enclosing a brochure entitled, “Relocation Assistance to Tenants Displaced From Their Homes.”  Please 
read the brochure carefully. It explains your rights and some things you must do to obtain a payment. For 
example, to obtain a replacement housing payment you must move to a decent, safe and sanitary home within 
one year after you vacate your present home.  Therefore, do not commit yourself to rent or buy a unit until we 
inspect it. 

I want to make it clear that you are eligible for assistance to help you relocate.  In addition to relocation 
payments and housing referrals, counseling and other services are available to you.   

Our Relocation Consultant will soon contact you to determine your needs and preferences. They will explain 
your rights and help you obtain the relocation payments and other assistance for which you are eligible. If you 
have any questions, please contact your Relocation Consultant. 

[Name of Relocation Agent] 
[Name of Relocation Firm] 
[Address] 
[Phone Number] 
[Email Address] 

 
Sincerely,  
 
 
 
[Name] 
[Title] 
 

ACKNOWLEDGEMENT RECEIPT: 

Received By: ____________________________ Date:  ________________                           

 



 
November 2021 

 

P a g e  | 46 
 

APPENDIX E 
Sample Notice of Eligibility for Relocation Assistance 

Non-residential Occupant 
 
[Date] 
 
 
[Name] 
[Mailing Address] 
[Mailing City, State, Zip] 
 
                                            

NOTICE OF ELIGIBILITY FOR RELOCATION BENEFITS 
BUSINESS, FARM OR NONPROFIT ORGANIZATION 

                                                   
Re:   [Name of Displacee]  

[Site Address] 
[City, State, Zip] 
[Name of Project] 
LACMTA Parcel No. [Number] 

 
 
Dear [Name], et al: 
 
On [Date of Offer], the Los Angeles County Metropolitan Transportation Authority (“LACMTA”) made an offer 
to purchase the property you currently occupy located at [Address] for the construction of [Name of Project] 
(the “Project”). 
 
To carry out the project, it will be necessary for you to move. You will be provided a 90-day written notice of the 
date by which you will be required to move. 
 
As the eligible occupant of the property, you are protected under the Federal Uniform Relocation Assistance 
and Real Property Acquisition Policies Act of 1970, as Amended (“URA”) and may be entitled to certain benefits 
under the LACMTA’s Relocation Assistance Program.  These benefits are outlined below.   
 
As the occupant of the property, you are entitled to: 
 
1. RELOCATION ADVISORY ASSISTANCE: 

 
LACMTA will assist you search for a replacement location to conduct your business, farm or nonprofit 
operation.  Information on and maps of available properties, typical real estate purchase and rental costs, 
and the services offered by other agencies in the area are also available.  If you would like assistance, 
contact LACMTA’s relocation consultant. 

 
 

2. PAYMENT FOR ACTUAL MOVING AND RELATED EXPENSES: 
 
Business, farms and nonprofit organizations may be paid on the basis of actual reasonable moving and 
related costs and reestablishment expenses as LACMTA determines to be reasonable and necessary or, 
under certain circumstances, a fixed payment. The following moving expenses may be considered by 
LACMTA: 

 

A. Transportation of personal property limited to 50 miles or less.  Distances beyond 50 miles are not 
eligible, unless LACMTA determines that relocation beyond 50 miles is justified. 

B. Packing, crating, unpacking, and uncrating of the personal property. 
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C. Disconnecting, dismantling, removing, reassembling, and reinstalling relocated machinery, equipment, 
and other personal property, and certain substitute personal property.  This includes connection to 
utilities available nearby.  It also includes modifications to the personal property necessary to adapt it 
to the replacement site, including those mandated by Federal, State or local law, code or ordinance or 
the utilities at the replacement site, and modifications necessary to adapt the utilities at the replacement 
site to the personal property.  

D. Connection to available utilities from the right-of-way to improvements at the replacement site. 

E. Professional services performed prior to the purchase or lease of a replacement site to determine its 
suitability for the displaced person’s business operation including, but not limited to, soil testing, 
feasibility and marketing studies (excluding any fees or commissions directly related to the purchase 
or lease of such a site). At LACMTA’s discretion, a reasonable hourly rate may be established.    

F. Storage of personal property for a period not to exceed 12 months, unless LACMTA determines that a 
longer period is necessary. 

G. Insurance for the replacement value of personal property in connection with the move and necessary 
storage. 

H. Any license, permit, or certification required for your operation at the replacement location.  However, 
the payment shall be based on the remaining useful life of existing license(s), permit(s) or certification(s) 
of your business. 

I. The replacement value of property lost, stolen, or damaged in the process of moving (not through the 
fault or negligence of your own, your agent, or your employee) where insurance covering such loss, 
theft, or damage is not reasonably available  

J. Professional services as LACMTA determines to be actual, reasonable and necessary for (i) planning 
the move of the personal property, (ii) moving the personal property, and (iii) installing relocated 
personal property at the replacement location 

K. Relettering signs and replacing stationery on hand at the time of displacement that is made obsolete 
as a result of the move 

L. Actual direct loss of tangible personal property incurred as a result of moving or discontinuing the 
business or farm operation. The payment shall consist of the lesser of:  

(1) The fair market value in place of the item, as is for continued use, less the proceeds from 
its sale; or  

(2) The estimated cost of moving the item as is, but not including any allowance for storage or for 
reconnecting a piece of equipment, if the equipment is in storage or not being used at the 
acquired site.  In calculating payment under section the reasonable cost incurred to sell shall 
be added to the determination of loss. 

M. Purchase of substitute personal property.  If an item of personal property which is used as part of your 
operation is not moved but is promptly replaced with a substitute item that performs a comparable 
function at the replacement site, you will be entitled to payment for the lesser of: 
 
1.)   The cost of the substitute item, including installation costs at the replacement site, less any 

proceeds from the sale or trade-in of the replaced items. 
2.) The estimated cost of moving and reinstalling the replaced item, based on the lowest acceptable 

bid or estimate obtained by LACMTA, but with no allowance for storage.  
 

N. Searching for a replacement location.  You are entitled to reimbursement for actual expenses, not to 
exceed $2,500, as LACMTA determines to be reasonable, which are incurred in searching for a 
replacement location including: 
 
1.) Transportation 
2.)    Meals and lodging away from home 
3.)    Time spent searching, based on reasonable salary or earnings 
4.)   Fees paid to a real estate agent or broker to locate a replacement site, exclusive of any fees or 

commissions related to the purchase of such site 
5) Time spent negotiating the purchase of a replacement site based on reasonable salary or earnings 
6) Time spent in obtaining permits and attending zoning hearings 
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O. High bulk/low Value will allow a payment for personal property that is worth less than the cost to move 

it to the replacement property as determined by LACMTA. The moving payment shall not exceed the 
amount which you would receive if the property were sold at the site. 

P. Other moving and related expenses as LACMTA determine to be reasonable and necessary. 
 
RELATED NONRESIDENTIAL ELIGIBLE EXPENSES 
 
The following expenses, in addition to those provided above for moving personal property, shall be provided if the 
Agency determines that they are actual, reasonable and necessary:  
 

A. Connection to available nearby utilities from the right-of-way to improvements at the replacement site. 
 

B. Professional services performed prior to the purchase or lease of a replacement site to determine its 
suitability for the displaced person’s business operation including but not limited to, soil testing, 
feasibility and marketing studies (excluding any fees or commissions directly related to the purchase 
or lease of such site). At the discretion of the Agency a reasonable pre-approved hourly rate may be 
established.   
 

 
C. Impact fees or one time assessments for anticipated heavy utility usage, as determined necessary by 

the Agency. 
 

 
CAUTION: In order to qualify for reimbursement of the above-described expenses, you MUST: 
 

A. Provide LACMTA with a certified list or inventory of the items to be moved at least thirty (30) days in 
advance of the start of your move; 

B. Notify LACMTA at least fifteen (15) days in advance of the date of the start of your move or disposition 
of your personal property; 

C. Permit LACMTA to monitor the move; and 

D. Permit LACMTA to make reasonable and timely inspections of the personal property at both the 
displacement and replacement sites. 
 

Failure to comply with any of the above four (4) requirements may result in your losing part or all of your 
benefits. 
 
You should also be aware that you are not entitled to payment, under the relocation regulations, for: 

 
• The cost of moving any structure or other real property improvement in which you reserved ownership; 

• Interest on a loan to cover moving expenses; 

• Loss of goodwill; 

• Loss of profits: 

• Loss of trained employees: 

• Personal injury: or  

• Costs for storage of personal property on real property owned or leased by the displaced person. 
 
You may move either by commercial mover or take full responsibility for all or part of the move.  If you elect a 
“self-move”, you must first obtain at least two (2) acceptable bids or estimates for your move. 
 
- AND – 
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3. REESTABLISHMENT EXPENSES: 
 

In addition to the payments available above, a small business, farm or nonprofit organization may be eligible 
to receive a payment, not to exceed $25,000, for the expenses actually incurred in relocating and 
reestablishing at a replacement site. 
 
Reestablishment expenses must be reasonable and necessary as determined by LACMTA.  They include, 
but are not limited to, the following: 
 
A. Repairs or improvements to the replacement real property as required by Federal, State or 

local law, code or ordinance 

B. Modifications to the replacement property to accommodate the business operation or make 
replacement structures suitable for conducting the business 

C. Construction and installation costs for exterior signing to advertise the  business 

D. Redecoration or replacement of soiled or worn surfaces at the replacement site, such as paint, 
paneling or carpeting 

E. Advertisement of replacement location 

F. Provisions of utilities from right-of-way to improvements at replacement site                                                               

G. Licenses, fees and permits when not paid as part of moving expenses 

H. Estimated increased costs of operation during the first two years at the replacement site for 
such items as: 

1.) Lease or rental charges 
2.) Personal or real property taxes 
3.) Insurance premiums 
4.) Utility charges, excluding impact fees  

 
L. Other items that LACMTA considers essential to the reestablishment of the business. 
 

You should be aware that you are not entitled to payment under reestablishment regulations for any of the 
following: 

• Purchase of capital assets, such as office furniture, filing cabinets, machinery or trade fixtures 

• Purchase of manufacturing material, production supplies, product inventory or other items used in the 
normal course of the business operation 

• Interior or exterior refurbishment at the replacement site which are purely aesthetic in purpose except as 
paid in “d” above 

• Interest on money borrowed to make the move or purchase the replacement property 

• Part-time or home-based business which does not contribute materially to the household income 
- OR – 
 
4. FIXED PAYMENT IN LIEU OF PAYMENT FOR ACTUAL AND RELATED EXPENSES AND 

REESTABLISHMENT EXPENSES: 
 

In lieu of a payment for actual moving and related expenses and reestablishment expenses, you may 
elect to receive an amount equal to your business’ recent average annual net earnings in an amount 
not less than $1,000 or more than $40,000.  A displaced business is eligible for the payment if LACMTA 
determines that: 
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A. The business owns or rents personal property which must be moved in connection with such 
displacement and for which an expense would be incurred in such move; and the business 
vacates or relocates from its displacement site 

B. The business cannot be relocated without a substantial loss of its existing patronage (clientele 
or net earnings).  A business is assumed to meet this test unless LACMTA determines that it 
will not suffer a substantial loss of its existing patronage. 

C.         The business is not part of a commercial enterprise having more than three other entities which 
are not being acquired by LACMTA, and which are under the same ownership and engaged in 
the same or similar business activities. 

 D. The business is not operated at a displacement dwelling solely for the purpose of renting such 
dwelling to others. 

 E. The business is not operated at the displacement site solely for the purpose of renting the site 
to others. 

 F. The business contributed materially to the income of the displaced person during the two 
taxable years prior to displacement. 

 
You will have 18 months from the date you vacate the property which you currently occupy to submit claims for 
reimbursement of eligible relocation expenses. 
 
If you lease or rent from the LACMTA, failure to pay necessary rental payments to LACMTA may reduce the 
relocation payment which you will receive. 
 
Moving and related payments are not considered as income for the purposes of personal income tax laws.  
Relocation payments are normally made within sixty (60) days of the date that a completed claim is received 
by LACMTA. 
 
LACMTA provides you with the right to appeal this determination and have your case reviewed or 
reconsidered in accordance with LACMTA’s appeals procedures. If you still believe a proper determination 
has not been made by LACMTA’s appeals process, you may seek judicial review. Complete details on the 
appeals process are available from your relocation consultant. 
 
It is important that you understand the matters explained above which relate to your relocation assistance 
program eligibility.  If at any time you would like assistance, please contact the following LACMTA Relocation 
Consultant: 

[Name] 
[Name of Relocation Firm] 
[Address] 
[Phone Number] 
[Email Address] 

Sincerely,  
 
 
[Name] 
[Title] 
Los Angeles County Metropolitan Transportation Authority 
 
 
ACKNOWLEDGMENT 
 
I was contacted by the Relocation Consultant for LACMTA.  I have had the available relocation services and 
entitlements explained to me.  I have been advised that LACMTA’s Relocation Agent will be available to assist 
me if any questions arise or as assistance is needed.  I have received a copy of the Notice of Eligibility for 
Relocation Benefits for Business, Farm or Non-Profit Organization dated [Date of NOE]. 
   
[Name of Displacee]                                Date 
[Address] 
[Address] 
LACMTA Parcel No. [Parcel Number] 



 
 September 2023 
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APPENDIX F 

Sample Ninety Day (90) Day Notice to Vacate 

Dear, 

You are presently occupying certain premises owned by The Los Angeles County Metropolitan Transportation 
Authority (hereinafter referred to as “METRO”) located at ____________________________.   

It is necessary for us to ask you to move. However, in accordance with applicable relocation regulations and 
LACMTA’s relocation policy, you shall be given at least ninety (90) days advance written notice from receipt 
of this Notice, or until _______________ before you shall be required to move. 

However, please be advised that you will not be required to move unless you have been given at least three 
(3) referrals to comparable housing. 

If you find another suitable replacement dwelling, you may move before the end of the ninety-day (90) 
period. Remember to notify your Relocation Consultant before you move or sign a rental agreement so that 
it may be internally and externally inspected by the Relocation Consultant and qualify your replacement 
dwelling; also if you would like additional advisory assistance, or to find out if you will be entitled to receive 
any relocation payments. 

Your Relocation Consultant and I know that it may be a hardship for you to move. Therefore, we will do all 
we can to make it as easy as possible. By planning and working together, we can achieve a common goal, a 
decent, safe and sanitary dwelling for you and your family 

In the meantime, if you have any questions or require assistance, please contact your Relocation Consultant.  

Sincerely, 

 

 Enclosure 

ACKNOWLEDGEMENT RECEIPT: 

Received By: ____________________________ Date:  ________________                           

 

 
 



 
 September 2023 
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APPENDIX G  

 
Sample Thirty Day (30) Day Notice to Terminate Tenancy 

 
Dear, 
   
Previously you received a 90-Day Informational Notice advising that the Los Angeles County Metropolitan 
Transportation Authority (LACMTA) requires the property you occupy for the Purple Line (Westside) Subway 
Extension Project. In accordance with that letter, Notice is hereby given that LACMTA is now the owner of the 
property you occupy and has elected to terminate your tenancy of the premises situated in the City of __________, 
County of Los Angeles, State of California, and commonly known as ______________________________________; 
and you are hereby required to quit and deliver up possession of said premises on or before 
______________________. If you fail to do so, LACMTA may institute legal proceedings against you to recover 
possession of said premises, with rents and damages. 
 
We will continue to offer relocation assistance, and the Relocation Consultants, ____________________________ 
of _____________________________. May be contacted for that purpose at ____________________________. 
 
Sincerely,  
 
 
 
[name] 
[Title]  
Los Angeles County Metropolitan  
Transportation Authority 
 
 
Date of Personal Service:        
 
O.P. Effective Date (if applicable):       
 
Received By:             



 
  

 
 

P a g e  | 53 
 

 
APPENDIX H  
 

Sample INFORMATIONAL BROCHURE FOR NON-RESIDENTIAL DISPLACEES 
 
INTRODUCTION 

This booklet describes the relocation payments and other relocation assistance which the Los Angeles County 
Metropolitan Transportation Authority (LACMTA) provides under the Uniform Relocation and Real Property 
Acquisition Policies Act of 1970, as amended (URA) to businesses and non-profit organizations which may be 
required to move from real property, or move personal property from real property as a result of a LACMTA 
transit project.   

If you are notified that you will be displaced, LACMTA’s Relocation Consultant ________ (name of consultant) 
_______will contact you personally.  The consultant will answer your specific questions and provide additional 
information you may need.  It is important that you do not move before you learn what you must do to receive 
the relocation payments and other assistance to which you are entitled. 

Pursuant to Public Law 105-117, non-residential displaces must certify that they are lawfully present in the 
United States if a Sole Proprietorship or Partnership, or must certify that the corporation is established pursuant 
to State Law and is authorized to conduct business in the United States. 

This booklet may not answer all of your questions. If you have more questions about your relocation, contact 
(consultant). Please refer to the bottom of this brochure for the name and telephone number of the person to 
contact.  Ask questions before you move.  Afterwards, it may be too late. 

SUMMARY OF RELOCATION ASSISTANCE 

As an eligible displaced person, you will be offered the following advisory and financial assistance by (NAME 
OF AGENT) on behalf of METRO: 

Advisory Services This includes referrals to suitable replacement locations, help in preparing claim forms for 
relocation payments, and other assistance to minimize the impact of the move. 

Payment for Moving and Reestablishment Expenses Payments for moving, reestablishment, and related 
expenses fall into two general categories: 

- Payment for your actual reasonable moving and related expenses.  If you choose this payment, you may 
also be eligible for a Payment for Reestablishment Expenses up to $25,000. 

 
OR 
 
- Certain persons are eligible to choose a Fixed Payment as an alternative to the payments for moving and 

reestablishment expenses. 
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GENERAL QUESTIONS 
 
How Will I know if I am Eligible for Relocation Assistance? 

You should receive a written notice explaining your eligibility for relocation assistance.  You should not move 
before receiving that notice.  If you do, you may not receive relocation assistance.  

How Will LACMTA Know How Much Help I Need? 

You will be contacted at an early date and personally interviewed by your Relocation Consultant to determine 
your relocation needs and preferences for a replacement location and other services.  The Relocation 
Consultant will ask about such matters as your space requirements.  It is to your advantage to provide the 
information so that (NAME OF AGENT) can assist you in moving with a minimum of hardship.  The information 
you give will be kept in confidence. 

How Soon Will I Have to Move? 

Every reasonable effort will be made to provide you with sufficient time to find and reestablish your business 
in a suitable replacement location.  If possible, a mutually agreeable date for the move will be worked out.  You 
will be given enough time to make plans for moving.  Unless there is a health or safety emergency, you will not 
be required to move without at least 90 days advance written notice.  It is important, however, that you keep 
in close contact with (NAME OF AGENT) so that you are aware of the time schedule for carrying out the project 
and the approximate date by which you will need to move. 

How Will I Find a Replacement Location? 

(NAME OF AGENT) will provide you with information on currently available replacement locations. 

While (NAME OF AGENT) will assist you in obtaining a suitable replacement location, you should take an active 
role in finding and relocating to a location of your choice.  No one knows your needs better than you.  You will 
want a facility that provides sufficient space for your planned activities. You will also want to assure that there 
are no zoning or other requirements which will unduly restrict your planned operations. 

(NAME OF AGENT) will explain the kinds of moving and reestablishment costs that are eligible for repayment 
and which are not eligible.  That will enable you to carry out your move in the most advantageous manner. 

What Other Assistance Will be Available to Help Me? 

In addition to help in finding a suitable replacement location, other assistance, as necessary, will be provided 
by METRO.  This includes information on Federal, State and local programs that may be of help in reestablishing 
a business.  For example, the Small Business Administration (SBA) provides managerial and technical assistance 
to some businesses.  LACMTA will assist you in applying for help available from government agencies.  

I Have a Replacement Location and Want to Move.  What Should I Do?   

Before you make any arrangements to move, notify (NAME OF AGENT) in writing, of your intention to move.  
This should be done at least 30 days before the date you begin your move.  (NAME OF AGENT) will discuss the 
move with you and advise you of the relocation payment(s) for which you may be eligible, the requirements 
to be met, and how to obtain payment. 
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I Own This Property.  Will I Be Paid For It Before I Have to Move? 

If you reach a negotiated agreement to sell your property to METRO, you will not be required to move before 
you receive the agreed upon purchase price.  If the property is acquired through an eminent domain 
proceeding, you cannot be required to move before the estimated fair market value of the property has been 
deposited with the State Treasurer with the court and an Order for Possession is obtained through the court.  
(You should be able to withdraw this amount immediately, less any amounts necessary to pay off any liens on 
the property and to resolve any special ownership problems.  Withdrawal of your share of the money will not 
affect your right to seek additional compensation for your property.) 

What type of Relocation Assistance Payments are Available to a Displaced Business?  

Payment for Actual Reasonable Moving and Related Expenses 

If you choose a Payment for Actual Reasonable Moving and Related Expenses, you may include in your claim 
the reasonable and necessary costs for: 

– Transportation of personal property from your present location to the replacement location up to a 
distance of 50 miles 

– Packing, crating, uncrating, and unpacking the personal property 

– Disconnecting, dismantling, removing, reassembling, and installing relocated and “substitute” 
machinery, equipment and other personal property.  This includes connection to utilities available 
nearby.  It also includes modifications to the personal property that are necessary to adapt it to the 
replacement structure, the replacement site, or the utilities at the replacement site and modifications 
necessary to adapt the utilities at the replacement site to the personal property. 

– Storage of personal property not to exceed 12 months (at the discretion of METRO) 

– Insurance for the replacement value of your property during the move and necessary storage 

– Any license, permit, or certification which you are required to pay at the replacement location.  
However, cost must be reasonable and necessary for reestablishment at the replacement location and 
the payment may be based on the remaining useful life of the existing license, permit, or certification. 

– The replacement value of property lost, stolen, or damaged in the process of moving (not through your 
fault or negligence) where insurance covering such loss, theft, or damage is not reasonably available 

– Professional services necessary for (1) planning the move of the personal property, (2) moving the 
personal property, or (3) installing relocated or “substitute” personal property at the replacement 
location. 

– Reentering signs and replacing stationery on hand when you move that are made obsolete as a result 
of the move. 

- The actual direct loss of tangible personal property.  This payment provides compensation for 
personal property that is neither moved nor promptly replaced at the replacement location.  Payment 
is limited to the lesser of (1) The estimated cost of moving and reinstalling the personal property or (2) 
the market value of the property for its continued use at the old location, less any proceeds from its sale. 
To be eligible, you must make a good faith effort to sell the property, unless LACMTA determines that such 
effort is not necessary. The reasonable cost incurred in attempting to sell an item that is not to be 
moved may be reimbursable.  

- Purchase and installation of “substitute” personal property.  This payment is made with an item of 
personal property is not moved but is promptly replaced with a substitute item that performs a 
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comparable function at the replacement site.  Payment is limited to the lesser of (1) the estimated cost 
of moving and reinstalling the item or (2) the actual cost of the substitute item delivered and installed at 
the replacement location, less any proceeds from the sale or trade-in of the replaced item.   

– Searching for a replacement location.  This payment may not exceed $2,500 and covers costs for your 
transportation expenses, time spent searching for a replacement location, reasonable fees paid to a 
real estate consultant or broker to find a replacement location (not fees related to the purchase of the 
site), and meals and lodging away from home, if required. 

– Expenses for providing utilities from the right-of-way to the building. 

– Impact fees or one-time assessments for anticipated heavy utility usage. 

Related Nonresidential Eligible Expenses 

The following expenses, in addition to those provided above for moving personal property, shall be provided 
if the Agency determines that they are actual, reasonable and necessary:  

– Connection to available nearby utilities from the right-of-way to improvements at the replacement 
site.  

– Professional services performed prior to the purchase or lease of a replacement site to determine its 
suitability for the displaced person’s business operation including but not limited to, soil testing, 
feasibility and marketing studies (excluding any fees or commissions directly related to the purchase 
or lease of such site). At the discretion of the Agency a reasonable pre-approved hourly rate may be 
established. (See appendix A, § 24.303(b).)  

– Impact fees or one time assessments for anticipated heavy utility usage, as determined necessary by 
the Agency. 

It is important that you discuss your plans with your Relocation Agent before you proceed. 
 
Your Relocation Agent will explain all eligible moving and related costs, as well as those that are not eligible.  
You must be able to account for all costs that you incur, so keep all your receipts.  The relocation agent will 
inform you of the documentation needed to support your claim. 

You may minimize the amount of documentation needed to support your claim if you elect to “self-move” your 
personal property.  Payment for a self-move is based on the amount of an acceptable low bid or estimate 
obtained by Relocation Agent.  If you elect a self-move, you may move your personal property using your own 
employees and equipment or a commercial mover.   

You may elect to pay your moving costs yourself and be repaid by LACMTA or, if you prefer, you may have 
LACMTA pay the mover.  In either case, select your mover with care.  The Relocation Agent can help you select 
a reliable and reputable mover. 

Also, keep the Relocation Agent informed about your moving plans.  You must provide the Relocation Agent with 
reasonable advance written notice of the date of the start of your move or disposition of your personal property 
and a list of the items you plan to move.  In addition, you must permit the Relocation Agent to make reasonable 
and timely inspections of the personal property at the old and new locations and to monitor the move. 

When a payment for “actual direct loss of personal property” or “substitute personal property” is made for an 
item, the estimated cost of moving the item will be based on the lowest acceptable bid or estimate obtained by 
the Relocation Agent. If not sold or traded in, you must transfer ownership of the item to LACMTA in order to 
receive the payment. 
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What is a Payment for Reestablishment Expenses? 

If you choose to receive a payment for your actual moving and related expenses, you may also be eligible to 
receive a payment for Reestablishment Expenses, not to exceed $25,000.  Such expenses include the 
reasonable and necessary cost of: 

– Repairs or improvements to the replacement real property as required by Federal, State or local low, 
code or ordinance. 

– Modifications to the replacement property to accommodate the business operation or make a 
replacement structure suitable for conducting your business.  

– Construction and installation costs for exterior signs to advertise your business 

– Redecoration or replacement of soiled or worn surfaces at the replacement site, such as paint, 
paneling, or carpeting. 

– Advertisement of the replacement location 

– Estimated increased costs of operation during the first 2 years at the replacement site for such items 
as lease or rental charges, personal or real property taxes, insurance premiums, and utility charges 
(excluding impact fees). 

– Other items that the agency considers essential to the reestablishment of the business. 

What Costs are Ineligible under Relocation Assistance Program? 

- Purchase of capital assets, such as office furniture, filing cabinets, machines or trade fixtures. 

- Purchase of manufacturing material, production supplies, product inventory or other items used in the 
normal course of the business operation. 

- Interior or exterior refurbishments at the replacement site which are purely aesthetic in purpose. 

- Interest on money borrowed to make the move or purchase the replacement property. 

- Payment to a part-time home based business which does not contribute materially to the household 
income. 

- Costs for storage of personal property on real property owned or leased by the displaced person. 

- The cost of moving any structure or other real property improvement in which you reserved 
ownership. 

- Interest on a loan to cover moving expenses. 

- Loss of goodwill. 

- Loss of profits. 

- Loss of trained employees. 

- Personal injury.  
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What is a Fixed Payment? 

Certain businesses and nonprofit organizations are eligible to obtain a Fixed Payment instead of a payment for 
actual reasonable moving and related expenses and a payment for reestablishment expenses, described above.  
The Fixed Payment to a business is based on the average annual net earnings of the business operation; the 
Fixed Payment to a nonprofit organization is based on average annual expenses and revenue.  A Fixed Payment 
will not be less than $1,000 or more than $40,000. 

To qualify for a Fixed Payment a displaced business or nonprofit organization must: 

III. Own or rent personal property which must be moved from the displacement site 

 
(2) Be unable to relocate without a substantial loss of existing patronage (measured in terms of clientele or 

net earnings) 
 
(3) Not be a part of a commercial enterprise having more than three other entitles under the same ownership, 

engaged in the same or similar business activities that are not being acquired by METRO.  (Also, certain 
rental businesses are excluded.) 

 
Ordinarily, to be eligible for the minimum Fixed Payment, your business must have had average annual gross 
receipts of at least $5,000 or had average annual net earnings of at least $1,000, or contributed 1/3 of the your 
business’s average gross income for the two tax years prior to displacement.  METRO, however, may use other 
criteria if it determines that the calculation would cause an inequity or hardship. 

The Relocation Agent will inform you as to your eligibility for this payment and the documentation you must 
submit to support your claim. 

When you elect to take this payment, you are not entitled to reimbursement for any other moving expenses. 

Must I File a Claim to Obtain a Relocation Payment?   

Yes.  You must file a claim for each relocation payment.  The Relocation Agent will provide you with the required 
claim form, help you to complete it, and explain the type of documentation, if any, that you must submit in 
order to receive the payment. 

If you must pay any relocation expenses before you move (e.g., a security deposit when you lease a new 
location), discuss your needs with your Relocation Agent.  You may be able to obtain an advance payment. 

If you are a tenant, you must file your claim within 18 months after the date you move.  If you are displaced 
from property that you own, you must file within 18 months after the later of the date you move, or the date 
you receive the final acquisition payment.  However, it is to your advantage to file as soon as possible after you 
move.  The sooner you submit your claim, the sooner it can be processed and paid.  If you are unable to file 
your claim within 18 months, ask LACMTA to extend this period. 

You will be paid promptly after you file an acceptable claim.  If there is any question regarding your right to a 
relocation payment or the amount of the payment, you will be notified in writing of the problem and the action 
you must take to resolve the matter.  
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Will I Have to Pay Rent to LACMTA Before I Move? 

If LACMTA acquires your property and you are allowed to remain on the property for a period of time, you will 
be required to pay a fair rent to LACMTA for the period between the acquisition of your property and the date 
that you move.  Such rent will not exceed the market rent for comparable properties in the area. 

Do I Have to Pay Federal Income Taxes on My Relocation Payments? 

No.  Section 216 of the URA states that you need not report relocation payments as part of your gross income 
for Federal Tax purposes.  For information on State income taxes, you should check with the California 
Franchise Tax Board or with your personal tax advisor. 

If I Don’t Receive the Required Assistance, Can I Appeal? 

Yes.  If you disagree with LACMTA’s decision as to your right to relocation assistance or the amount of a 
relocation payment, you may appeal the decision to METRO.  Your Relocation Consultant will inform you of the 
appeal procedures.  At a minimum, you will have 60 days to file your appeal with LACMTA after you receive 
written notification of LACMTA’s determination of your claim.  Your appeal must be in writing.  If you need 
help, your Relocation Consultant will assist you in preparing your appeal. 

You can expect a fair decision on any appeal.  However, if you are not satisfied with the final administrative 
decision on your appeal, you may seek review of the matter by the courts. 

I have More Questions.  Who Will Answer Them? 

If you have further questions after reading this brochure, contact LACMTA’s Relocation Consultant (NAME) and 
discuss your concerns with a representative. 

Name of consultant: 

Attn: 

Address 

Phone # 

E-mail address 
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Appendix I  

 
Sample INFORMATION BROCHURE FOR RESIDENTIAL OWNERS AND TENANTS 

INTRODUCTION 

This booklet describes the relocation payments and other relocation assistance that the Los Angeles County 
Metropolitan Transportation Authority (LACMTA) provides under the Uniform Relocation Assistance and Real 
Property Acquisition Policies Act of 1970, as amended (URA) to tenants who may be required to move from their 
homes as a result of a LACMTA transit project.   

If you are required to move as a result of a LACMTA project, a LACMTA Relocation Consultant will contact you 
personally.  The counselor will answer your specific questions and provide additional information you may need.  
It is important that you do not move before you learn what you must do to receive the relocation payments and 
other assistance to which you are entitled. 

This booklet may not answer all of your questions.  If you have more questions about your relocation, contact 
METRO.  (Check the back of this brochure for the name and telephone number of the person to contact.)  Ask 
questions before you move.  Afterwards, it may be too late. 

SUMMARY OF RELOCATION ASSISTANCE  
 
As an eligible tenant displaced from your home, you will be offered the following advisory and financial assistance 
by LACMTA’s relocation counselors: 

Advisory Services.  This includes referrals to comparable and suitable replacement homes, the inspection of 
replacement housing to ensure that it meets established standards, help in preparing claim forms for relocation 
payments, and other assistance to minimize the impact of the move. 

Payment for Moving Expenses.  You may choose either a: 

– Payment for your actual reasonable moving and related expenses, 

 OR 
– Fixed moving expense and dislocation allowance. 

 
Replacement Housing Assistance.  To enable you to rent, or if you prefer, buy a comparable or suitable 
replacement home, you may choose either: 

– Rental Assistance, or 

– Purchase Assistance 

 

GENERAL QUESTIONS 
 
How Will I know If I am Eligible for Relocation Assistance? 

Generally, you must have actually and lawfully occupied the dwelling being acquired by LACMTA for at least 90 
days immediately prior to the date LACMTA makes its offer to the owner to purchase the property. You will receive 
a written notice from LACMTA explaining your eligibility for relocation assistance.  You should not move before 
receiving that notice.  If you do, you may not receive relocation assistance. 
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How Will LACMTA Know How Much Help I Need? 

You will be contacted at an early date and personally interviewed by a Relocation Consultant to determine your 
relocation needs and preferences for replacement housing and advisory services.  The relocation counselor will 
ask certain questions about you and other members of your household, including questions about your income.  
It is to your advantage to provide the information so that LACMTA can assist you in moving with a minimum of 
hardship.  The information you give will be kept in confidence. 

How Soon Will I Have to Move? 

If possible, a mutually agreeable date for the move will be worked out.  You will be given enough time to make 
plans for moving.  Unless there is a health or safety emergency, you will not be required to move without at least 
90 days advance written notice of (1) at least one comparable replacement home that is available to you, and (2) 
the earliest date by which you must move. 

What is a Comparable Replacement Home? 

A comparable replacement home is: 

– Decent, safe and sanitary 

– Functionally equivalent to (and equal or better than) your present home 

– Actually available for you to rent 

– Within your financial means 

– Reasonably accessible to your place of employment 

– Generally as well located with respect to public and commercial facilities, such as schools and shopping, 
as your present home 

– Not subject to unreasonable adverse environmental conditions 

– Available to all persons regardless of race, color, religion, sex or national origin. 

 
What is Decent, Safe and Sanitary Housing? 

Decent, safe and sanitary housing is housing that: 

– Meets applicable housing and occupancy requirements 

– Is structurally sound, weather tight, and in good repair 

– Contains a safe, adequate electrical wiring system 

– Has adequate living space for the occupants  

– Has a kitchen with a sink, hot and cold running water, and connections for a stove and refrigerator (if you 
were displaced from a housekeeping unit). 

– Has a separate, complete bathroom with hot and cold running water 

– Has heating as required by climatic conditions 

– Has an unobstructed exit to safe, open space at ground level 

– Meets standards protecting occupants from lead-based paint hazards 
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– If you are physically handicapped, is free of any barriers which would preclude your reasonable use of the 
unit. 

 
Will LACMTA Help Me Find a Replacement Home? 

YES.  Your Relocation Consultant will provide you with referrals to housing that has been inspected to ensure that 
it meets established standards.  If possible, you will be referred to at least three comparable replacement homes.  
The maximum financial assistance for which you may qualify will be based on the cost of the most representative 
comparable replacement home that is available to you.  Promptly after you become eligible for relocation 
assistance, LACMTA will inform you of such unit and the maximum payment available. 

Once your Relocation Consultant has a clear understanding of your needs and preferences, he or she will work 
with you to assure that you are given the best possible choice of housing.  LACMTA will offer you appropriate 
transportation to inspect these units. 

What If I Find My Own Replacement Housing? 

You have every right to find your own replacement housing.  However, before you rent or buy, ask your relocation 
counselor to inspect the unit to make sure that it is decent, safe and sanitary.  If the housing unit is not decent, 
safe and sanitary, you may not receive a replacement housing payment. 

 
What If I Encounter a Problem in Obtaining Housing of My Choice? 

If you encounter a problem in buying or renting housing of your choice, notify LACMTA immediately.  LACMTA will 
look into the matter and try to resolve it.  You will receive this help whether you were referred to the housing unit 
or found it yourself. 

What Other Services Will I Receive? 

In addition to help in obtaining a comparable replacement home, other assistance, as necessary, will be provided 
in order to minimize the impact of your move.  This assistance may include referrals to appropriate public and 
private agencies that provide services concerning housing financing, employment, health, welfare, or legal 
assistance.  The range of services depends on the needs of the person being displaced.  You should ask your 
relocation counselor to tell you about the specific services that will be available to help you and your family. 

What Is a Payment for Actual Reasonable Moving and Related Expenses? 

If you choose a Payment for Actual Reasonable Moving and Related Expenses, you may include in your claim the 
reasonable and necessary costs for: 

– Transportation for you and your household goods up to a distance of 50 miles    

– Packing and unpacking your household goods 

– Disconnecting and reconnecting household appliances and other personal property (telephone and cable 
TV). 

– Storage of household goods, as may be necessary 

– Insurance for the replacement value of your property during the move and necessary storage 

– The replacement value of property lost, stolen or damaged in the move (but not through your neglect) if 

– Insurance is not readily available. 
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LACMTA will explain all eligible moving costs, as well as those which are not eligible. You must be able to account 
for any costs that you incur, so keep all your receipts. Select your mover with care.  LACMTA can help you select 
a reliable and reputable mover. 

You may elect to pay your moving costs yourself and be repaid by LACMTA or, if you prefer, you may have LACMTA 
pay the mover.  In either case, let LACMTA know before you move. 

What is a Fixed Moving Expense and Dislocation Allowance? 

If you choose a Fixed Moving Expense and Dislocation Allowance, you will receive an allowance which is based on 
the number of rooms in your home or the number of rooms of furniture you will be moving, as shown on a 
schedule.  LACMTA has a copy of the schedule and will help you decide whether choosing this allowance is in your 
best interest. 

If you do not have a large amount of personal property to move, this payment should be more advantageous.  No 
special documentation is required to support your claim.  You need only move your personal property and 
complete the appropriate claim form in order to receive your payment. 

How Much Rental Assistance Will I Receive? 

You may be eligible to receive Rental Assistance for a 42-month period.  The assistance is computed in the 
following manner: 

The assistance needed for one month is determined by subtracting the “base monthly rent” for your present home 
from the cost of rent and utilities for your new home (or a comparable replacement home, if that cost is lower).  
That monthly need, if any, is multiplied by 42, to determine the total amount that you will receive.  This amount 
will be paid directly to you.  You may choose to receive your payments in monthly installments, other periodic 
payments, or in a lump sum. 

Generally, the “base monthly rent” for your present home is the lesser of: 

IV. The monthly rent and average monthly cost for utilities,  

 
 OR  
 
 (2) thirty percent (30%) of your average monthly gross household income. 
 
Examples:   Let’s say that the monthly rent and average cost for utilities for your present home amount to $1,100; 
the monthly rent and estimated average utility costs for a comparable replacement home are $1,200; and your 
monthly gross income is $3,000.  In this case your “base monthly rent” would be $900 because that amount (30% 
of your income) is less than the monthly cost of rent and utilities at your present home ($1,100). 

– If comparable replacement dwelling is available to you for $1,250 per month, including estimated average 
monthly utility charges, you will be eligible for a maximum rental assistance payment of $14,700.  That 
amount is 42 times $350 (the difference between the “base monthly rent” for your present home, $900, 
and the cost of a comparable replacement home, $1,250).  

– If you rent an actual replacement dwelling for $1,150 per month, including estimated average monthly 
utility charges, you will receive $10,500.  That amount is 42 times $250 (the difference between the “base 
monthly rent” for your present home, $900, and the actual monthly housing cost of your replacement 
dwelling, $1,150). 

To qualify for rental assistance, you must rent and occupy a decent, safe and sanitary dwelling within one year 
after the date you move.   LACMTA may extend this period for good cause. 
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If I Decide to Buy, Rather Than Rent, How Much Assistance Will I Receive? 

If you elect to buy a replacement home, instead of renting, you may be eligible for assistance to make a down 
payment equal to the amount you would receive if you rented a comparable replacement home.  The full amount 
of the payment must be applied to the purchase of your replacement dwelling.  Your Relocation Consultant will 
assist you in determining whether you can qualify for a down payment assistance payment. 

Must I File a Claim to Obtain a Relocation Payment?   

Yes.  You must file a claim for each relocation payment.  LACMTA will provide you with the required claim form, 
help you to complete it, and explain the type of documentation, if any, that you must submit in order to receive 
the payment. 

Remember, your Relocation Consultant must inspect your replacement housing to assure it meets decent, safe 
and sanitary standards before a claim for payment can be approved. 

If you must pay any relocation expenses before you move (e.g., a security deposit when you sign a lease for your 
new home), discuss your financial needs with your Relocation Consultant.  You may be able to obtain an advance 
payment to meet these costs. 

You must file your claim within 18 months after the date you move.  However, it is to your advantage to file as 
soon as possible after you move.  The sooner you submit your claim, the sooner it can be processed and paid.  If 
you are unable to file your claim within 18 months, ask LACMTA to extend this period. 

Will I Have to Pay Rent to LACMTA Before I Move? 

If LACMTA purchases the property in which you live, you will be required to pay a fair rent to LACMTA for the 
period between the acquisition of the property and the date that you move.  Such rent will not exceed the market 
rent for comparable properties in the area. 

Do I Have to Pay Federal Income Taxes on My Relocation Payments? 

No.  Section 216 of the URA states that you need not report relocation payments as part of your gross income for 
Federal Tax purposes.  For information on State income taxes, you should check with the California Franchise Tax 
Board or with your personal tax advisor. 

If I Don’t Receive the Required Assistance, Can I Appeal? 

Yes.  If you disagree with LACMTA’s decision as to your right to relocation assistance or the amount of a payment, 
you may appeal the decision to METRO.  Your Relocation Consultant will inform you of the appeal procedures.  At 
a minimum, you will have 60 days to file your appeal with LACMTA after you receive written notification of 
LACMTA’s determination of your claim.  Your appeal must be in writing.  If you need help, your relocation 
counselor will assist you in preparing your appeal. 

You can expect a fair decision on any appeal.  However, if you are not satisfied with the final administrative 
decision on your appeal, you may seek review of the matter by the courts. 

I have More Questions.  Who Will Answer Them? 

If you have further questions after reading this brochure, contact LACMTA and discuss your concerns with a 
LACMTA Relocation Consultant. 
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APPENDIX J 
 
Acquisition Information for Owners 
 

LOS ANGELES COUNTY 
METROPOLITAN TRANSPORTATION AUTHORITY 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

This booklet was prepared for you as the owner of property to be appraised in connection with a possible 
purchase by the LOS ANGELES COUNTY METROPOLITAN TRANSPORTATION AUTHORITY (METRO).  This 
information will help explain our acquisition procedures and also the rights and options available to you as 
the owner of the property.  A representative from the LACMTA Real Estate Department will be assigned to 
work with you throughout the acquisition process.   

If you have any questions about the transit project or the acquisition procedures that are discussed here, 
please contact the assigned Real Estate Officer. 

We hope this booklet will answer some of your questions and present a better 
picture of LACMTA’s overall procedures. 
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WHY DOES A PUBLIC AGENCY HAVE THE RIGHT TO BUY MY PROPERTY? 

Our State and Federal Constitutions recognize the need for public agencies to purchase private property for public 
use, and provide appropriate safeguards to accomplish this purpose.  State and Federal Constitutions and the 
Uniform Relocation Assistance and Real Property Acquisition Policies Act authorize purchase of private property 
for public use and assure full protection of the rights of each citizen.   

From time to time, the Los Angeles County Metropolitan Transportation Authority (“METRO”) must acquire 
property in order to provide new or expanded transit facilities.  This brochure has been prepared to inform 
property owners and other affected persons as to the acquisition policies and procedures followed by METRO.  It 
is the intent of this brochure to address commonly asked questions and discuss the various steps involved when 
property is acquired for public purposes. 

The information included is provided pursuant to the requirements of the Federal Uniform Relocation Assistance 
and Real Property Acquisition Policies Act of 1970, as amended by the Surface Transportation and Uniform 
Relocation Assistance Act of 1987, the Federal Transit Administration implementing guidelines, as well as the State 
of California land acquisition laws. 

It is the policy of LACMTA that all services and/or benefits to be derived from any real property acquisition activity 
will be administered without regard to race, color, national origin or sex, in accordance with Section 601 of Title 
VI, Civil Rights Act of 1964, which states that “No person in the United States shall, on the ground of race, color, 
or national origin, be excluded from participation in, be denied the benefit of, or be subjected to discrimination 
under any program or activity receiving Federal financial assistance.” 

 
WHO WILL CONTACT ME? 

Appraisal and purchase of properties needed for the transit project is the responsibility of the Real Estate 
Department of METRO.  A Real estate professional from LACMTA will be assigned to work with you throughout 
the acquisition process and will assist you and give you general information about the project. 

 
HOW WILL MY PROPERTY BE VALUED? 

LACMTA will determine the value of your property based on an appraisal of your property.  The appraisal may be 
prepared by an independent fee appraiser or a LACMTA staff appraiser. The appraiser will analyze your property 
and examine all of the features that contribute to its value.  Information about improvements you have made and 
any other special features that you believe may affect the value of your property should be given to the appraiser 
to ensure a fair value is assigned to your property.  You or your representative is encouraged to accompany the 
appraiser during the inspection of your property.  Every effort will be made to schedule a mutually agreeable time.   
The appraiser will welcome any information that you believe may increase the value of your property.  In a 
situation where the area to be acquired is very small and the value determination is nominal, an appraisal may 
not be prepared. 

If the property is a commercial site, a fixtures and equipment appraiser will also be retained to determine the 
value of machinery and fixtures and equipment used in connection with your business. 

It is the duty of LACMTA to ensure that you receive the “fair market value” of your property.  LACMTA will not ask 
an owner to sell his or her property for less than the fair market value as determined by a qualified appraiser.  If 
the property is an owner-occupied residential property containing no more than four residential units, California 
law provides that the owner, upon request, may review a copy of the appraisal upon which the offer is based. 
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Pursuant to Code of Civil Procedure Section 1263.025, should you elect to obtain an independent appraisal of your 
property, LACMTA will pay for actual, reasonable appraisal costs up to Five Thousand Dollars ($5,000), subject to 
the following conditions: 

a. You, not METRO, must order the appraisal.  Should you enter into a contract with the selected appraiser, 
LACMTA will not be a party to the contract; 

 
b. The selected appraiser must be licensed with the Office of Real Estate Appraisers (OREA) in California; 

 

 
c. Your request for appraisal cost reimbursement must be made in writing and submitted to LACMTA at the 

address shown on this letter within ninety (90) days of the earliest of the following dates: 
 

 
1.) The date the selected appraiser requests payment from you for the appraisal; 
2.) The date upon which you, or someone on your behalf, remitted full payment to the selected 

appraiser for the appraisal. 
 

Upon receipt of the written request as specified above, payment of actual, reasonable appraisal costs up to 
$5,000 will be made.  

 
WHAT HAPPENS AFTER I ACCEPT LACMTA’s OFFER? 

Real estate purchased by LACMTA is handled in generally the same way as any private sale of property.  Once 
agreement is reached on the purchase price and a Purchase and Sale Agreement is executed, LACMTA will prepare 
and process the necessary transactional documents and payment to the property owner for the real property 
rights acquired.  LACMTA may use the services of an escrow or title company to process the purchase, and you 
will receive a check from the escrow company for any proceeds of the sale. 

LACMTA will pay all escrow, title expenses and closing costs.  Nothing will be deducted for title costs, preparation 
of documents, title policy, or recording fees required in closing the sale.  LACMTA will pay these expenses.  

 
WILL I RECEIVE RELOCATION BENEFITS? 

If you are an owner-occupant, you may be eligible for relocation benefits and assistance if LACMTA’s acquisition 
requires that you relocate.  (These benefits are described in supplemental booklets which will be provided to you.)  
Tenants may also be eligible for relocation benefits and assistance.  The Relocation Assistance Program will be 
described in detail to all eligible persons at the time an offer is made to purchase the property, or shortly 
thereafter. 

WHAT IF I DO NOT ACCEPT LACMTA’s OFFER? 

Every effort will be made to reach an agreeable settlement for the acquisition of your property. However, if 
agreement cannot be reached after a reasonable time, LACMTA will follow the State of California eminent domain 
laws, and initiate a formal condemnation process to acquire your property.  This process is meant to protect you, 
by allowing a court to determine the fair market value of your property.  However, even after a condemnation 
action has been filed, the parties may continue to negotiate in an attempt to reach agreement before the 
condemnation action goes to trial.  For more information on the Eminent Domain Process in California, please 
refer to the attached Appendix A – Eminent Domain Information Pamphlet. 
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WILL I HAVE TIME TO SELECT ANOTHER HOME OR BUSINESS LOCATION AFTER LACMTA MAKES ITS PURCHASE? 

You will not be required to move until reasonable, comparable replacement housing is available or you have been 
given referrals to replacement sites for your business.  LACMTA will retain a Relocation Consultant to provide 
assistance to you in finding a place to live or conduct your business.  All lawful occupants of the property will be 
given at least 90 days written notice before being required to move.  

 
WHAT HAPPENS TO THE LOAN ON MY PROPERTY? 

After you and LACMTA have agreed upon a price, a LACMTA representative will contact all other parties having 
an interest in the property.  Payment toward any outstanding loans or liens will be deducted from the purchase 
price and will be made directly or through an escrow as in a typical real estate transaction. 

 
WHAT WILL HAPPEN TO MY G1 OR CAL-VET LOAN? 

 
The Veterans Administration and the California Department of Veterans Affairs allow your veteran loan privileges 
to be transferred and to become available for coverage on another property. 

Your Real Estate Officer will assist you; however, it is to your benefit and it is your responsibility to check with the 
Veterans Administration or the California Department of Veterans Affairs for procedural instructions. 

 
IF THE VALUE OF MY PROPERTY IS HIGHER TODAY THAN WHEN I PURCHASED IT, DO I HAVE TO PAY INCOME 
TAX ON THIS DIFFERENCE WHEN I CONVEY TO METRO? 

According to the Internal Revenue Service, the sale of property to a governmental agency for public purposes 
comes under the definition of an “involuntary conversion.”  In these cases, it is not necessary to pay income tax 
or capital gains tax if the money you receive is used to buy a similar property within a limited period of time.  In 
every case, however, you should check with your local Internal Revenue Service Office and/or your tax or financial 
advisor. 

HOW LONG CAN I REMAIN ON THE PROPERTY? 

You will not be required to move until LACMTA has either acquired title to the property as a result of a purchase 
agreement or the court has issued an Order of Possession in a condemnation action.  Depending on the needs of 
the Project and the construction, you may be permitted to stay on the property and pay rent to METRO.  Fair 
market rent will be charged. 

The LACMTA Real Estate officer assigned to work with you throughout the acquisition process will be available to 
answer any questions and provide whatever assistance you may need along the way. 

LOS ANGELES COUNTY METROPOLITAN TRANSPORTATION AUTHORITY 

Real Estate Department 
One Gateway Plaza 
MAIL STOP 99-22-8 

Los Angeles, California 90012-2952 
(213) 922-2404 
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Property Owner’s Information Pamphlet 
On the Use of Eminent Domain in California 

(A Summary of the Process and Owner’s rights) 
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V. Introduction 

 
Eminent domain is the power of the government to purchase private property for a “public use” so long as the 
property owner is paid “just compensation.”  Whenever possible, the Los Angeles County Metropolitan 
Transportation Authority (“METRO”) tries to avoid use of the eminent domain power, exercising it only when it is 
necessary for a public project.  The decision to acquire private property for a public project is made by LACMTA 
only after a thorough review of the project, which often includes public hearings.   

This pamphlet provides general information about the eminent domain process and the rights of the property 
owner in that process.1   

• What is a “public use”?  

A “public use” is a use that confers public benefits, like the provision of public services or the promotion of 
public health, safety, and welfare.  Public uses include a wide variety of projects such as street improvements, 
construction of water pipelines or storage facilities, construction of civic buildings, redevelopment of blighted 
areas, and levee improvements to increase flood protection.  Some public uses are for private entities, such 
as universities, hospitals and public utilities, which serve the public. 

• What is “just compensation”? 

Just compensation is the fair market value of the property being acquired by the government.  The state law 
definition of fair market value is “the highest price on the date of valuation that would be agreed to by a seller, 
being willing to sell but under no particular or urgent necessity for so doing, nor obliged to sell, and a buyer, 
being ready, willing, and able to buy but under no particular necessity for so doing, each dealing with the 
other with full knowledge of all the uses and purposes for which the property is reasonably adaptable and 
available.” 

II. The Eminent Domain Process and the Property Owner’s Rights 
 

The eminent domain process begins with a public use project.  When selecting a project location, the goal is 
to render the greatest public good and the least private injury or inconvenience.  If it is determined that all or 
a portion of your property may be necessary for a public use project, LACMTA will begin the appraisal process 
to determine the property’s fair market value.   

• How is the fair market value of my property determined?   

LACMTA will retain an independent, licensed appraiser familiar with local property values to appraise your 
property.  The appraiser will invite you to accompany him or her during an inspection of your property.  You 
may give the appraiser any information about improvements and any special features that you believe may 
affect the value of your property.  It is in your best interest to provide the appraiser with all the useful 
information you can in order to ensure that nothing of value will be overlooked.  If you are unable to meet 
with the appraiser, you may wish to have a person who is familiar with your property meet with the appraiser 
instead. 

After the inspection, the appraiser will complete an appraisal that will include the appraiser’s determination 
of your property’s fair market value and the information upon which the fair market value is based.  The 

 
1 This pamphlet reflects the current law as of January 1, 2008.  However, the information in this pamphlet is not, nor should it be construed as, 
legal advice.  You should consult with qualified legal counsel regarding your specific situation rather than relying on this pamphlet as legal 
advice. 
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appraiser will provide LACMTA with the appraisal.  LACMTA will then make a written offer to purchase the 
property which will include a summary of the appraisal.  The offer will be for no less than the amount of the 
appraisal.  

• What factors does the appraiser consider in determining fair market value? 

Each parcel of real property is different and, therefore, no single formula can be used to appraise all 
properties.  Among the factors an appraiser typically considers in estimating fair market value are: 

o The location of the property; 

o The age and condition of improvements on the property; 

o How the property has been used;  

o Whether there are any lease agreements relating to the property; 

o Whether there are any environmental issues, such as contaminated soil; 

o Applicable current and potential future zoning and land use requirements; 

o How the property compares with similar properties in the area that have been sold recently; 

o How much it would cost to reproduce the buildings and other structures, less any depreciation; and  

o How much rental income the property produces, or could produce if put to its highest and best use. 

• Will I receive a copy of the appraisal? 

LACMTA is required to provide you with its purchase offer, a summary of the appraiser’s opinion, and the 
basis for LACMTA’s offer.  Among other things, this summary must include: 

o A general statement of LACMTA’s proposed use for the property; 

o An accurate description of the property to be acquired;  

o A list of the improvements covered by the offer; 

o The amount of the offer; and 

o The amount considered to be just compensation for each improvement which is owned by a tenant 
and the basis for determining that amount. 

 
However, LACMTA is only required to show you a copy of the full appraisal if your property is an owner-
occupied residential property with four or fewer residential units.  Otherwise, LACMTA may, but is not 
required to, disclose its full appraisal during negotiations (though different disclosure requirements apply 
during the litigation process if the issue of fair market value goes to court). 

• Can I have my own appraisal done? 

Yes.  You may decide to obtain your own appraisal of the property in negotiating the fair market value with 
METRO.  At the time of making its initial offer to you, LACMTA must offer to reimburse you the reasonable 
costs, not to exceed $5,000, of an independent appraisal of your property.  To be eligible for reimbursement, 
the independent appraisal must be conducted by an appraiser licensed by the State Office of Real Estate 
Appraisers. 

• What advantages are there in selling my property to METRO? 
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A real estate transaction with LACMTA is typically handled in the same way as the sale of private property.  
However, there may be a financial advantage to selling to METRO. 

• You will not be required to pay for real estate commissions, title costs, preparation of documents, title policy, 
or recording fees required in closing the sale.  LACMTA will pay all these costs. 

• Although LACMTA cannot give you tax advice or direction, you might also be eligible for certain property and 
income tax advantages.  You should check with the Internal Revenue Service (IRS) for details or consult your 
personal tax advisor.   

• If only a portion of my property is taken, will I be paid for the loss to my remaining property? 

In general, when only a part of your property is needed, every reasonable effort is made to ensure you do not 
suffer a financial loss to the “remainder” property.  LACMTA will pay you the fair market value of the property 
being taken as well as compensation for any loss in value to your remaining property that is not offset by the 
benefits conferred by the project.  The compensation for the loss in value to your remaining property is often 
referred to as “severance damages.” 

Also, if any remaining part is of such a size, shape, or condition as to be of little market value, LACMTA will 
offer to acquire that remaining part (or remnant) from you, if you so desire. 

• Will I be compensated for loss of goodwill to my business? 

If you are the owner of a business that is conducted on the property being acquired, you may have a right to 
compensation for lost business goodwill if the loss is caused by the acquisition of the property.  “Goodwill” 
consists of the benefits that accrue to a business as a result of its location, reputation for dependability, skill 
or quality, and any other circumstances resulting in probable retention of old or acquisition of new patronage.   

• What will happen to the loan on my property? 

Where LACMTA is acquiring the entire property, generally the compensation payable to the owner is first used 
to satisfy outstanding loans or liens as in a typical real estate transaction.  Where less than the entire property 
is being acquired, whether outstanding loans or liens are paid from the compensation will depend on the 
particular facts and circumstances.  

• Do I have to sell at the price offered? 

No.  If you and LACMTA are unable to reach an agreement on a mutually satisfactory price, you are not 
obligated to sign an offer to sell or enter into a purchase agreement.   

• If I agree to accept LACMTA’s offer, how soon will I be paid? 

If you reach a voluntary agreement to sell your property or an interest in the property to METRO, payment 
will be made at a mutually acceptable time.  Generally, this should be possible within 30 to 60 days after a 
purchase/sale contract is signed by all parties.   

• What happens if we are unable to reach an agreement on the property’s fair market value? 

METRO, to the greatest extent practicable, will make every reasonable effort to acquire your property by 
negotiated purchase.  If, however, the negotiations are unsuccessful, LACMTA may either file an eminent 
domain action in a court located within the same county where your property is located or it may decide to 
abandon its intention to acquire the property.  If LACMTA abandons its intention to acquire, it will promptly 
notify you. 
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If LACMTA proceeds with eminent domain, the first step is for LACMTA staff to request authority from the 
LACMTA Board of Directors (“Board”) to file a condemnation action.  The approval from the Board is called a 
“Resolution of Necessity.”  In considering whether condemnation is necessary, the Board must determine 
whether the public interest and necessity require the project, whether the project is planned or located in the 
manner that will be most compatible with the greatest public good and the least private injury, and whether 
your property is necessary for the project.  You will be given notice and an opportunity to appear before the 
Board when it considers whether to adopt the Resolution of Necessity.  You may want to call an attorney or 
contact an attorney referral service right away.  You or your representatives can raise any objections to the 
Resolution of Necessity and the condemnation either orally before the Board or in writing to the Board.   

If the Board adopts the Resolution of Necessity, LACMTA can file a complaint in court to acquire title to the 
property upon payment of the property’s fair market value.  LACMTA is the plaintiff.  Anyone with a legal 
interest in the property, generally determined from a title report on the property (including tenants or 
mortgage holders), are named as defendants.  Often, LACMTA will also deposit the amount LACMTA believes 
is the “probable amount of compensation” with the State Treasurer where the complaint is filed.  A deposit 
must be made if LACMTA is seeking to acquire possession of the property before agreement is reached on the 
fair market value. 

• Can LACMTA acquire possession of my property before the property’s fair market value is determined in the 
eminent domain lawsuit? 

In some cases, LACMTA may decide it needs possession of the property before the property’s fair market 
value is finally determined.  In such a case, LACMTA must apply to the court for an “order for possession” to 
allow it to take possession and control of the property prior to resolution of the property’s fair market value.  
LACMTA is required to schedule a hearing with the court on the proposed order for possession and to give 
you notice of the hearing.  Notice must generally be sent at least 90 days before the hearing date if the 
property is occupied and 60 days before the hearing date if the property is unoccupied.  A judge will decide 
whether the order for possession should be granted.  As noted above, LACMTA must deposit with the State 
Treasurer the probable amount of just compensation in order to obtain possession of the property. 

• Can I oppose the motion for an order for possession? 

Yes.  You may oppose the motion in writing by serving LACMTA and the court with your written opposition 
within the period of time set forth in the notice from METRO. 

• Can I rent the property from METRO? 

If LACMTA agrees to allow you or your tenants to remain on the property after LACMTA acquires possession, 
you or the tenants will be required to pay a fair rent to METRO.  Generally, such rent will not be more than 
that charged as rent for the use of a property similar to yours in a similar area. 

• Can I withdraw the amount deposited with the State Treasurer before the eminent domain action is 
completed, even if I don’t agree that the amount reflects the fair market value of my property? 

Yes.  Subject to the rights of any other persons having a property interest (such as a lender, tenant, or co-
owner), you may withdraw the amount deposited with the State Treasurer before the eminent domain action 
is completed.  If you withdraw the amount on deposit, you may still seek a higher fair market value during the 
eminent domain proceedings, but you may not contest the right of LACMTA to acquire the property, meaning 
you cannot contest that the acquisition of your property is for a public purpose or is otherwise improper. 
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You also have the right to ask the court to require LACMTA to increase the amount deposited with the State 
Treasurer if you believe the amount LACMTA has deposited less than the “probable amount of 
compensation.”   

• Can I contest the condemning agency’s acquisition of the property? 

Yes.  Provided you have not withdrawn the amount deposited, you can challenge in court LACMTA’s right to 
acquire or condemn the property.  

• What happens in an eminent domain trial? 

The main purpose of an eminent domain trial is to determine the fair market value of your property, including 
compensable interests such as lost business goodwill caused by the taking or severance damages.  The trial is 
usually conducted before a judge and jury.  You (and any others with interests in the property) and LACMTA 
will have the opportunity to present evidence of value, and the jury will determine the property's fair market 
value.  In cases where the parties choose not to have a jury, the judge will decide the property's fair market 
value.  Generally, each party to the litigation must disclose its respective appraisals to the other parties prior 
to trial.  

If you challenge LACMTA’s right to acquire the property, the eminent domain trial will also determine whether 
or not LACMTA has the legal right to acquire the property.  In such cases, the judge (not the jury) will make 
this determination before any evidence is presented concerning the property's fair market value.  

At the end of the trial, the judge will enter a judgment requiring LACMTA to pay fair market value.  Once 
LACMTA pays the amount listed in the judgment, the judge will enter a final order of condemnation. LACMTA 
will record the final order with the County Recorder, and title to the property will then pass to METRO. 

• Am I entitled to interest? 

Anyone receiving compensation in an eminent domain action is generally entitled to interest on that 
compensation from the date the condemning agency takes possession of the property until the person 
receiving the compensation has been fully paid.  The rate and calculation of the interest is determined under 
formulas in State law. 

• Will LACMTA pay my attorneys' fees and costs? 

In an eminent domain action, you are entitled to be reimbursed by the condemning agency for your court 
costs such as court filing fees.  In some circumstances, you may also be entitled to be reimbursed by the 
condemning agency for your attorneys' fees in the lawsuit.  Whether you will be entitled to receive 
reimbursement for your attorneys' fees will depend on the particular facts and circumstances of the case and 
the offers and demand for compensation made in the action. 

• Will I receive assistance with relocation? 

Any person, business, or farm operation displaced as a result of the property acquisition is typically entitled 
to relocation advisory and financial assistance for eligible relocation expenses, such as moving expenses.  The 
amount of relocation compensation is determined on a case-by-case basis in accordance with prescribed law.  
Relocation benefits are handled separate and apart from the determination of the property's fair market value 
and are not part of the eminent domain process. 

III. Contact Information 
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We are available to answer your questions and to assist you in understanding the acquisition program and the 
eminent domain process.  Should you desire further information, please contact the LACMTA Real Estate Services 
Department at (213) 922-2404. 

LOS ANGELES COUNTY METROPOLITAN TRANSPORTATION AUTHORITY 
Real Estate Department 

One Gateway Plaza 
MAIL STOP 99-22-8 

Los Angeles, California 90012-2952 
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APPENDIX L 
 
 
 
 

 Owner    Tenant   Owner/Occupant 
 
INTERVIEWER: __________________________              Date of Interview:              

Street Address:                                  Unit:         
City:            Zip:        

 Check if this address is only being used for parking and/or storage only, i.e., the actual business is not located 
on this site.  (If box is checked, not all of the following questions will necessarily apply) 

 

Business Occupancy Survey                                                      
 
1. Respondent:             
 
2. Primary Language Spoken in business:  English   Spanish   Korean   Other:      
  

2a. In what language, other than English, do you request written material be submitted to you?   
Spanish   Korean   Other:      

 
3. Position with Business (Check all that apply): Owner     Business Manager     Employee     Other:  
 

General Information 
 

4. Legal Business Name             
    
IMPORTANT: This name will be used for case files & will appear on checks (as “payee”) – i.e., checks will be made out to 
the name appearing on this line (4) – so make sure it is linked to a checking account and can be cashed! 
 
5. Doing Business As (DBA):          DBA registered?  Yes   No     
 
6. Mailing Address (if different from street address, above):        _____ 
 
              City:         Zip:  _____ 
 
7. Phone No:     Cell:           Fax No:          Email___________________ 
 

  

Project Name: 

 

      

Property Owner:       

Displacee:       

Case Number:   

Non-Residential Relocation  
Survey/ Interview 

 
PLEASE PRINT LEGIBLY 
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8. Type of Business (Check all that apply): Retail    Manufacturing    Service    Wholesale   Other:  ___               
 
9. What is the business structure of your company? 
 

9a.  Sole Proprietorship    Partnership     Corp    Franchise    Non-Profit     LLC   
 

9b.    Do you have any of the following? 
Federal Tax Identification Number   
Business License   

 Non-Profit Tax Exempt Status  If so, what is the #?      
 

            9c.    Federal Taxpayer Identification Number -  
                
 

10. Who are the owners(s) of the business and how can they be reached? (Write down names of all owners beginning 
with the primary contact person): 

 
Name Phone Number 

  

  

  

  

  
11.  Business Manager Name:         _______ 
 

11a.  Business Manager Phone No:    Fax No:    Email:    
  

Operations   
 

12.  Describe your business and the goods and/or services that you provide:                 

             

                                     
    
13.  How long have you been operating this business?    Years ______ Months                 
 
14.  How long have you been at this location?   Years   ________  Months    
 
15.  Where were you previously located?                 How long? ____ 
 
16.  Do you have any additional locations for this business?  Yes       No   
 
17. Do you have another or other business(s) located elsewhere?   Yes       No   
 
 17a. If so, where?                       
  
18.  What are your normal business hours and days of operation?  
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Day Open Close 

Monday   

Tuesday   

Wednesday   

Thursday   

Friday    

Saturday   

Sunday   

 
 
19.  How many employees do you have?  Full Time ________   Part Time ________ 
 
 
20. How do most of your customers get to your business? (Fill in estimated %)   Car   %     Bus         % 
 
Walk    % Other (specify)                % 
 
21.  Where do most your customers come from (neighborhood, community, area)?    

                      

 
 21a. What percentage of your business, if any, is from the internet?    % 
       
22. Additional comments:           
             
              

 
Current Facility (Physical Features)  
 
23.  Site 

  

 23a. Total land area square footage    sf 

 23b. Parking square footage   sf or approximate number of parking spaces: ______ 
  

24.  Buildings/Outside Work Areas  
 
             24a. Sales     sf     

             24b. Office    sf 

             24c. Warehouse    sf 

             24d. Manufacturing    sf       
          (workshop) 

             24e. Yard     sf     

             24f. Other (specify)   sf  for          

             24g. TOTAL    sf 



 
  

P a g e  | 85 

  
25.  How many parking spaces does the business have? (write in number) _____________ 
 
26.  Does your business have special zoning requirements, e.g. a conditional use permit?  Yes       No   

 
26a. Does your business have a valid liquor license?  Yes       No   
26b. If yes to either (a) or (b) above, please explain:        

          

Financial Information 
 
27.  Do you Lease or Own the land/building?  (Check appropriate column) 

 Own Lease No. Years No. Months 

Land     
Building (s)     

 
28. Ownership   
 

28a.  Are you the sole owner of the property?      Yes      No   
 28b.  Are there lien holder(s) on this property?    Yes      No   
 28c.  If so, please identify lien holder(s):  

Name of Lien Holder Address Phone No. 

   

   

 
28d.  Do you lease a portion of the property?  Yes      No   
 
28e.  If so, attach tenant information (e.g. Tenant Roll)  
 

29.  Leasing (Tenants) 
 
29a.  If you lease the land, what is your current monthly lease payment $     

 
 29b.  If you lease the building, what is your current monthly lease payment $  _______ 
 
 29c.  Total monthly lease? $   
 

29d. Do you have a Lease Agreement:   Yes     No    Can you provide a copy:  Yes  No  
 
30.  What type of lease do you have?  Percentage Sales      Triple Net      Gross Lease  

Other (specify):           
  

30a.  When does you lease end? (write in month/day/year)_________  ___ 
 

30b.  Do you have any option to extend the lease? Yes       No   
 

30c.  Are there residents living on the premises? Yes       No   
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30d.  Do you sublease to others?     Yes      No   

 
30e.  If you do sublease, provide additional information:  

 

Tenant Location Approx. Sq. Ft. 
Lease 
Termination 
Date 

    

    

    

 additional sheets or documentation is attached 
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Equipment & Inventory 
 
31. Do you know the replacement value of your personal property, which includes both inventory and equipment?  

No          Yes     Value: $________________________ 

32. Equipment - What equipment do you own and/or lease; are there liens on any of this equipment; what equipment 
do you intend to move?  Use additional paper if necessary. Ownership of equipment must be verified. 

 
 

ITEM                                                                                             
(Movable Fixtures, Equipment, Inventory, Other 
Personal Property) 

    

(First 2 lines are examples only, start with Item #1 
on line 3 – Use additional pages as needed) 

 

Page 1 of ____             Q
ua

nt
ity

 

Item Verification 
(Check all that apply 
and are applicable)  

Item Status             
(check one) Move 

Intention 
(check one) 

Item 
Operable/  
in  use 

Item 
Inoperable
- retrieved 
from offsite 
storage  

O
w

n 

Le
as

e 

Li
en

 

To be 
moved 

Not to be 
moved 

1. Self –contained 2 door cooler (51” x 30” x 79” – F & E list 
does not mention that THIS UNIT NEEDS A DRAIN 

1  x x x  x  

2. Three drawer file cabinets – Mover’s list only showed one 2 x   x  x  

       
 
 
 
  

  
  
  

    
  

    
  

                
  

    
  

       
 
 
 
  

  
  
  

    
  

    
  

                
  

    
  

       
 
 
 
  

  
  
  

    
  

    
  

                
  

    
  

       
 
 
 
  

  
  
  

    
  

    
  

                
  

    
  

       
 
 
 
  

  
  
  

    
  

    
  

                
  

    
  

       
 
 
 
  

  
  
  

    
  

    
  

                
  

    
    
            

         

         

         

This list is continued on next page 
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ITEM                                                                                             
(Movable Fixtures, Equipment, Inventory, Other 
Personal Property – continued from previous 
page) 

    

      Q
ua

nt
ity

 

Item Verification 
(Check all that apply 
and are applicable)  

Item Status             
(check one) Move 

Intention 
(check one) 

Item 
Operable/  
in  use 

Item 
Inoperable
- retrieved 
from offsite 
storage  

O
w

n 

Le
as

e 

Li
en

 

To be 
moved 

Not to 
be 
moved 
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33.  Do you have documentation showing you own the F & E and/or Trade Fixture?  Yes      No   

               Copies available        Not Available       I will prepare copies    by (date)    
 

34. Did you install any of the fixtures that are attached to the building:  Yes    No   
  

 34a. If so, do you have documentation showing you paid for the work: Yes   No        
 

34b. Can you provide a replacement value (supporting by receipts) of the fixtures that are attached to the 
building?  No        Yes     Value: $________________________ 

34c.  What fixtures that are attached to the building did you install?  Are there liens on any of these fixtures? 
Which of these fixtures that can be detached and moved do you intend to move?  Use additional paper 
if necessary. Ownership of fixtures must be verified. 

 
 

ITEM                                                                                             

 Fixtures that are attached to the building  

    

(First 2 lines are examples only, start with Item #1 on line 3 – Use additional 
pages as needed) 

 

Page 1 of ____             Q
ua

nt
ity

 

Item Verification 
(Check all that 
apply and are 
applicable)  

Move 
Intention 

(if fixtures 
can be 
moved) 

O
w

n 

Li
en

 

O
pe

ra
bl

e Yes No 

1. Walk-in cooler – with floor (if it can be moved) 1  x x x  

2. Built – in hood over stove  (if it can be moved) 2 x  x x  

       
 
 
 
  

   
   

 
 
 
 
  

   
   

   
   

  
  
         

 
 
 
  

   
   

 
 
 
 
  

   
   

   
   

  
  
         

 
 
 
  

   
   

 
 
 
 
  

   
   

   
   

  
  
         

 
 
 
  

   
   

 
 
 
 
  

   
   

   
   

  
  
         

 
 
 
  

   
   

 
 
 
 
  

   
   

   
   

  
  
         

 
 
 
  

   
   

 
 
 
 
  

   
   

   
   

  
  
  
  
   

       
 
 
 
  

   
   

 
 
 
 
  

   
   

   
   

  
  
         

 
 
 
  

   
   

 
 
 
 
  

   
   

   
   

  
  
         

 
 
 
  

   
   

 
 
 
 
  

   
   

   
   

  
  
  
  
  
  
  
  

 
 
35. Inventory - What months of the year do you have the least inventory and the most inventory?  (Check all that apply) 
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Month Least Inventory Most Inventory Month Least Inventory Most Inventory 

January   July   
February   August   
March   September   
April   October   
May   November   
June   December   

 
36.  Hazardous Materials – Are you aware of any hazardous material such as dry cleaning fluids, coolants, motor oil, 

etc.?      Yes      No   
           
                  36a.  If you have hazardous material, how do you deal with the following? 
 
                             Disposal:           

 

                             Emissions:           

 

                              Handling:           

  

                              Storage:           

 

Replacement Site Requirements 
 
37. Do you plan to relocate and continue your business at a new site?  Yes  No   
 
38. Do you plan to enter new market, i.e., expand your product line after the move?   Yes  No   
Undecided   
 
39. Are you currently working with a real estate consultant or attorney?   Yes  No    

  
39a. If yes, what is the name of the consultant/attorney; his/her phone number and the company for whom 
they  

work:             
          
 

40. Have you identified and/or obtained a replacement site?  Yes  No   
   
40a. If yes, please provide the owners name and address of site:      

             
 

40b. If yes, what is the square footage?      sf. 
41.  Do you have a preferred area or site where you would like to relocate to?  Yes     No   

 
41a.  If yes, where is the area and/or site?        
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42.  Do you have an alternate choice for a preferred area and/or site if your first is not available?  Yes   No   
 
43.  If you have an alternate site, why did you choose that site?      
             
              
 
 
44.  Which of the following location/access requirements are important? (check all that apply)    Near airport  
 
        Near public transportation       Near railroad line        Near major truck route          Sidewalk access  
         High visibility site     Other:          
 

45. At the replacement site, how much square footage do you anticipate will be required for the various components 
of your business:  

 
 45a. Sales     sf     

 45b. Office     sf 

 45c. Warehouse     sf 

 45d. Manufacturing    sf       
          (workshop) 

 45d. Yard     sf     

 45e. Other (specify)    sf  for         

 45f. TOTAL     sf 
 
46. What type of shipping and receiving accommodation do you need?  Docks  RR Spur   

Designated Load/Unload      Other (specify)         
 

 47.    Do you depend on trucks for your business?  Yes   No   
 
 47b. What is the size of your largest truck? Length __________ft width ________ft 

 47b. Do your trucks need special turn-around space?  Yes   No   

 47c.  Do you need space for semi-trailer/trucks?  Yes   No   

 47d.  Where do you need access:  Front of business      Rear of Business     Both   

      Other (specify):             
 
48.  What are your current/expected future electrical power needs?  (please be as specific as possible) 

               

                
 
49.  What are your current/expected future HVAC needs?  (please be specific)      
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50.  How much parking will you need? (please be specific)         

               
  
51.  What additional needs will your business require in the new location (e.g., utility needs, equipment, etc)?   

               

               

  
 

Referrals  
 

52. Have you thought about how long it will take you to vacate this location?   No   Yes   Time required: ____ 
52a. What specialist(s) will be required to execute the move?       

                     

52b. Would you care to share some of those ideas or concerns with us?    

                    

              

                
 

53. Do you need assistance with permits and/or license?  Yes   No    Maybe  
 
 53a. Can you provide the Agency with copies of any licenses or permits:  Yes   No   
 
54. The relocation program reimburses for certain expenses.  What financial sources will you use to pay for relocation 

expenses, subject to reimbursement?   
    Cash    Bank   Other:            
              
55. Do you have any special needs and/or disability? Yes   No   
 
 55a. If yes, please explain:           

                      
 
56. What is your most immediate concern at this moment?        
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Permits, Insurance, Advertising 
 
57. What types of permits do you have? 

 
Type of Permit Required for: (type of equipment or nature of 

material stored, used or sold) 
Issued by [what agency]: Current?  

Y N 
     
     
     
     
 

Hazmat Permits 
     
     

 
58. What types of insurance do you have (ex: fire, liability, workers compensation, business interruption, etc.)?   

             

              

Expiration dates:    

59. Advertising:  Yellow Page Ad      Cable TV     Other        
 
60.  Obsolete Stationery:  Letterhead  approx. number      Business cards  approx. number   

                  Ads (brochures/fliers)  approx. number          (provide samples of each) 
 
 

Tax Credits/Enterprise Zones 
  
61. Describe any tax credits or Business Enterprise Zone benefits you are currently receiving:   

           

           

           

             

Interviewer/Relocation Consulting consultant (please print)                                             Date 
 
                                                                                 
Signature      
 
 
  ADDITIONAL PAGES ATTACHED    Yes     No  .    
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APPENDIX M 

RELOCATION INTERVIEW/SURVEY - Residential 
 
Name (HOH):                  Tenant / Owner / Other  (circle one)   
Phone/Home:       
 
Project Address:      Move-in Date:     
 Work:       
             
  EMAIL:      
 
Emergency Contact Person:     Phone No:     
 
Head of Household:     Male    Female  Elderly     Handicapped/Disabled    
Household Ethnicity:   White  Black       Latino      Asian/Pac. Isl.   Am. Indian/Alaskan Native    Other  
     
Names of all household members and all sources of household income: 
(Include all AFDC, work, pension, social security, general relief, child support, daily cash) 

Name Legal 
Status 

Sex Age Relation to 
HOH 

Disability/ 
Handicap 

Monthly 
Income 

Source 

1. (HOH)        
2.        
3.        
4.        
5.        
6.        
7.        
8.        
9.        
10.        
 
HOUSING CHARACTERISTICS       
Current Monthly Rent / Mortg.     Terms______                  # of Bdrm____  
Location preference            
What utilities do you pay?   Number of Rooms Occupied_________        Are you looking to 
buy or rent?      
Total Monthly Housing Cost   Number of Bedrooms Needed        
What type of unit would you prefer: 
Rooms in the dwelling: ______________________________________________________________ 
   _______________________________________________________________
  
Dwelling Type:  House    Apt.    1-4 units    Other  _______________________________  
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HOUSEHOLD INFORMATION 

Schools children are currently attending:         
              
What is the primary language spoken in your household:   ________       
Number of vehicle parked on site: __  
What public transportation do you rely on: _______________________________________________ 
Pets:   Yes    No    Additional Info about pets: _______________________    
__________________________________________________________________________________ 
Do you or any household member attend a church or other civic organizations that require regular 
attendance:     Yes  No 
If so, which, where and when:           
              
 
EMPLOYMENT INFORMATION 

Name of employer, type of employment & whether it is full or part -time for each working members of the 
household: Distance traveled to work:         
             
             
              
SPECIAL NEEDS 

Does any household member with special medical needs, if so what ?:     
              
Do you have/use medical equipment (wheelchair, oxygen): Yes  No     If yes, list type of medical 
equipment:       
 
Other needs you want to make us aware of?:         
              
 
SPECIAL CIRCUMSTANCES 

Is any household member temporarily out of your home?  (Vacation, Military, School, Jail, Etc.):  
 Yes  No   If Yes, reason for leave & when do you expect them back:     

              
 
Is any household member on probation/parole:    Yes    No If so, state the nature, name, and 
phone # of consultant:       
Are there any gang affiliations:                      Yes    No If so, please explain:   
           
Comments:            
               
 
TENANT SIGNATURE:      DATE:      
Interviewer:       Interview Date:        
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APPENDIX N 

Recordkeeping and Reports 
General Provisions 

 
LACMTA requires, routine monitoring and evaluation of relocation files and records.   

It is not the intent of LACMTA to increase administrative burdens, however in order to obtain more accurate 
information and to more effectively monitor implementation of the URA, it is necessary to standardize relocation 
program reports and required documentation. 

All relocation files must be maintained for at least three years after the latest of: 

– the date by which all payments to persons displaced for the project and all payments for the acquisition 
of the real property have been issues; 

– The date the project has been completed; or 

– The date by which all issues resulting from litigation, negotiation, audit, or other action (i.e. civil rights 
compliance) have been resolved. 

Confidentiality:  

Documents are confidential unless required by law to be made available to the public.  Only authorized staff of 
LACMTA or funding agencies will have access to them.  The affected person can request (in writing) access to his 
or her own documents and will be allowed to inspect and copy such.  LACMTA has a right to determine that certain 
documents should not be disclosed to the person for reasons of confidentiality. 

General Relocation File Recordkeeping Requirements: 

An accurate relocation record for each case must be maintained based on information obtained during initial and 
follow-up interviews with displace(s) and information obtained from other sources pertinent to the residential or 
business displacement.   

Individual relocation files must be maintained for all site occupants from initial contact through final payment. 

Each relocation file must contain a photo identification of the person(s) receiving payment.   

Monthly status reports must be submitted to LACMTA Real Estate Services no later than the 10th of each month.  
Such status reports must contain at a minimum: 

1. Name, address, phone number of each unit occupied 
2. Household characteristics (i.e. # of male adults, female adults, male children, female children) 
3. Business type and square footage 
4. Number of current bedrooms occupied, number of required bedrooms 
5. Business – current zoning and required zoning 
6. Gross monthly household income and source of income 
7. For businesses  
8. Legal Status in the United States 
9. Current rent/lease amount/terms 
10. Date and method of Delivery of: 

a. General Information Notice (GIN) 
b. Move-in Notice to Perspective Tenants 
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c. Notice of Non-Displacement 
d. Temporary Move Notice (if applicable) 
e. Notice of Eligibility 
f. Vacate Notice 
g. Advisory Services 

 
11. Relocation Payments made - type and amounts 
12. Vacate Date 
13. Replacement site address 
14. Other pertinent comments to indicate progress or complaint 

 
Acquisition and Relocation staff will review these procedures for a list of records that must be maintained for 
projects involving acquisition and relocation.  Staff will ensure that the following documents are placed in the file. 

Acquisition Files 

• Notices 
• For voluntary acquisition the “voluntary” letter to the seller.    

For involuntary acquisition: 
• Notice to Appraise. 
• Offer of Just Compensation and Summary Statement.  
• Any other correspondence related to the purchase. 
• Documents related to the purchase, i.e., purchase agreement, escrow settlement papers  
• Documents related to the property’s value.  An appraisal or other estimate of value for voluntary acquisitions 

and an appraisal and review appraisal for involuntary acquisitions. If three months has passed a second appraisal 
may be necessary. 
 

Relocation Files 

Record Retention 

Acquisition and relocation records will be retained until three years after a project is completed and closed out.  
A project may be closed out when all the funds have been spent, program objectives met, displaced persons 
relocated and audits completed. 

Availability and Confidentiality of Records 

Records are considered confidential information, and the contents should only be available to authorized LACMTA 
staff, funding agency personnel or other audit staff.  Upon written request, information may be released to 
affected persons or their designated representative. 

Project Relocation File   

– Summary List of Occupants on site as the following dates: Application, Approval, Contract Execution and 
Project Completion. 

– Record of any meetings held and information covered at the meeting. 
– Summary List of Occupants who were paid and how amount determined that they were paid, if not paid, 

the reason why.  
– Summary list of occupants not paid and reason why not paid. 
– Fixed Payment Schedule used to compute moving expense. 
– Section 8 income limits used in Section 104(d) eligibility or URA RHP calculations. 
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Relocation Files for Individual Residential Tenants (Minimum Requirements for tenant Files) 

– Site Occupant Record (HUD Handbook 1378) Appendix 8 for residential and Appendix 9 for business 
occupants or similar interview/ survey form. 

– Notices and proof of delivery. 
– Claim Form 
– Supporting documentation of replacement housing payment claim i.e., intake form, lease or rent receipt, 

utility receipts or property completed utility schedule.  
– Comparable Dwelling Analysis form  
– Evidence of income, if part of the housing payment calculation: wages, self-employment, government and 

private pensions (i.e., SSA, SSI, VA), rental income, etc. 
– Low income calculations—evidence of exclusions. 
– Explanation of any special circumstances (calculation or otherwise). 
– Evidence of Section 8 transfer, if applicable.  
– Evidence of comparability of designated comparable replacement dwelling 
– Proof of payment of moving expense (fixed schedule or receipts). 
– Proof of payment of relocation housing payment/ receipt by claimant. 
– Record of Inspection (In town and out of town moves). 
– Legal Certification Form or sign off on claim form 
– Appeals, exceptions to legal residency requirement if any, explanations, correspondence. 
– Advisory services provided. 

Individual Homeowner Files (Minimum Requirements for homeowner files) 

– Notices and proof of delivery. 
– Claim forms. 
– Appraisal of displacement home. 
– List of comparable homes (HUD Comparability Form).  
– Legal Certification Form or sign off on claim form. 
– Purchase price of new home and other incidentals per the purchase agreement and final escrow 

settlement), and proof of payment- wire transfer.  
– Inspection of replacement home 
– Log of advisory services provided and all contacts with displacee. 

 
Businesses Tenant Files (Minimum Requirements for Businesses) 

– Notices and proof of delivery. 
– Minimum Requirements for 
– Business Claim Form. 
– Appraisal or other documentation of fixtures, furniture and equipment and leasehold interest, if any.  

(Provide an explanation for any furniture, furniture, equipment that is not moved. 
– Receipts, estimates or bids for all moving expenses and proof of payment. 
– Receipts, estimates or bids for re-establishment and proof of payment. 
– Log of advisory services provided and all contacts with displace 
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APPENDIX O 
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APPENDIX P 
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EXHIBIT 1  
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EXHIBIT 6  

ADDENDUM 
This Addendum contains copies of public comments received on this Relocation Plan and LACMTA’s responses to those 
comments.  Public comments on the Relocation Plan were solicited for 30 days from  October 14, 2023 through 
November 15, 2023. Notice of the Plan’s availability for review was distributed to the public in a variety of ways. Notice 
that hard copies of the Relocation Plan were available at 3 local libraries for public comment and that the plan was also 
posted on the Project’s website was mailed to all impacted property owners and displacees. Notices of the plan’s 
availability at the libraries and on the project website appeared in both English and Spanish in the El Sol newspaper’s 
hard copy and electronic editions. Two separate email blasts were sent to prominent community stakeholders to solicit 
comment. In addition, notices of the plan’s availability for comment was announced at two community meetings on 
October 25 and November 2, 2023. The plan’s availability was also announced on the social media site “NextDoor”.  As 
a result of this outreach, two comments were received by LACMTA. Responses to both comments were prepared by 
LACMTA.  
 
The two comments and their corresponding two responses appear on the following pages.  
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EAST SAN FERNANDO VALLEY LIGHT RAIL PROJECT RELOCATION PLAN 
AND ACQUISITION AND RELOCATION PILOT PROGRAM

BOARD MEETING
NOVEMBER 30, 2023

1



Consider:

• Approving a Pilot Program to reduce hardships for property 
owners by incorporating streamlined acquisition and 
relocation procedures for right-of-way delivery for the East San 
Fernando Valley Light Rail Project

• Approving the East San Fernando Valley Light Rail Project 
Relocation Plan

Recommendation

2



ESFV Relocation Plan

Relocations:

 Up to 80 displacements, including 3 residential displacements and 18 off-site landlords

 Displaced businesses include: Automotive Repair and Sales, Restaurants/Nightclubs, Retail 

Stores, Check Cashing, Marble and Granite Sales, Law Office, Veterinarian, and Recycling 

Center

Relocation Plan:

 Describes LACMTA’s procedures for carrying out relocation activities.

 Outlines how to qualify for relocation benefits.

 Provides information on the time allowed to vacate impacted parcels.

 Guarantees that LACMTA will follow both State and Federal regulations.

 Includes pilot program for Acquisitions and Relocations.

 Relocation posted for public comment from October 14, 2023, to November 14, 2023.

 Requires 2/3 Board approval per California State regulations
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Outreach

 Plan available for comment from October 14th – November 14th

 Posted on the Metro site, e-mail blasted to 1,979 ESFV stakeholders, newspaper ads, and 

direct notice in English and Spanish to 83 impacted owners and tenants in both English and 

Spanish

 Posted at three project area libraries for review

 Posted on the social media site “NextDoor”

 Announced on October 25 and November 2nd community meetings

 Two comments received and responded to in the addendum to the relocation plan
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Acquisition Incentive:

 Compensation provided to the property owner above the appraised value if the 
owner signs the acquisition documents within a certain timeframe.

Recommendation:

 Institute an ESFV pilot program to pay 20% of the approved Just Compensation with a 
minimum of $3,500 and a maximum of $500,000.

 Apply the program retroactively to any parcels currently under negotiation when 
the incentive program is approved.

Benefits:

 Increased number of voluntary settlements and delivery of right of way

 Development of good rapport with the property owners

 Schedule savings by expedited release of property for construction

 Reduced condemnation costs

Acquisition Incentive Pilot Program

5



Relocation Benefits Pilot Program 

Recommendations:

 Searching costs (time and transportation while searching for a replacement location) -
raise the cap from $2,500 to $5k.

 Re-establishment (repairs, modifications or improvements to replacement property) - raise 
cap from $25k to $40k.

 In-lieu fixed moving (based on tax returns rather than receipts) - raised cap from $40K to $50k

 Actual reasonable moving and related expenses –no Federal/State cap and no change 
recommended

Benefits:

 Faster relocations and fewer hardships to displacees, especially small businesses.

 Accelerated parcel vacancies and schedule savings.

 Potential lower loss of goodwill claims.
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Next Steps

 Initiate relocation activities in accordance with Relocation Plan

 Commence implementation of Pilot Program

 Coordinate with Business Interruption Fund, Eat/Shop/Play, and 
Community Leadership Council

 Track metrics for determining effectiveness of pilot program
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