PLANNING & PROGRAMMING COMMITTEE



NOVEMBER 20, 2002

SUBJECT:
METRO RED LINE WESTLAKE/MACARTHUR PARK STATION JOINT DEVELOPMENT 

ACTION:
ADOPT STATION CONCEPTUAL DEVELOPMENT GUIDELINES

RECOMMENDATION

Adopt the attached “Conceptual Development Guidelines” for the MTA’s Metro Red Line Westlake/MacArthur Park Station joint development site.  (See attachment A)

ISSUE

The MTA has received one expression of interest and one unsolicited proposal for development of the Metro Red Line Westlake/MacArthur Park Station area.  Consistent with the MTA Board adopted Joint Development Policies and Procedures, the MTA staff is supposed to assemble conceptual development guidelines prior to recommending development of any MTA joint development site.  The recommended action will provide these guidelines for the Westlake/MacArthur Park Station.

POLICY IMPLICATIONS

The recommended action is consistent with MTA’s adopted Joint Development policy. 

OPTIONS

The MTA could choose not to adopt the proposed Conceptual Development Guidelines or to modify them.  Staff is not recommending this because the proposed guidelines are based on the experience from previous multiple development plans, master plans and attempts to develop the site since 1990 and reflect the constraints and flexibility required for this site.

FINANCIAL IMPACT

The recommended action will not impact the MTA’s FY ‘03 Budget.  Ultimately, development of the MTA-owned property will generate revenues that may be used for capital and operating expenses.

BACKGROUND

The Westlake/MacArthur Park Metro Red Line Station area has had multiple previous plans, development scenarios or development proposals prepared by the MTA, private developers and adjacent property owners.  While the development proposals have differed widely in how the site might be developed, the basic development mix has largely remained the same.  Commercial/Retail uses located in the higher pedestrian access areas near the portals, housing at the second levels, public facilities like a library, school or open space in various locations in the project, parking to serve the new uses, alternatives to the current parking shortage in the area, and minor office/commercial, including additional medical facilities.  Though the different scenarios had differing percentages of proposed uses in the project, the major development concepts and constraints remained very similar.

The recommended uses for this station include a mixture of residential, commercial and civic structures, designed as the center of the Westlake/MacArthur Park community.  The development is on axis with, and across Alvarado Street from MacArthur Park and is in the center of the community’s traditional center and commercial district.  

The Metro Station box at this location is very shallow, in some areas less than six feet below the surface.  The development over the Metro Station box is limited by the engineering constraints, available land and various vertical utility or safety intrusions in the site.

The unique engineering constraints at this site suggest that any development proposal submitted to the MTA beyond the conceptual stage and without in-depth engineering review may not realistically demonstrate a feasible development.

With respect to community input in developing these guidelines, staff primarily relied on recent meeting with the local city council office and the City of Los Angeles Community Redevelopment Agency (CRA).  In addition, MTA staff integrated previous plans and visions, which had previously gone through community input.

NEXT STEPS

After adoption of the Development Guidelines, MTA staff will review the unsolicited proposals for development for this site and, if appropriate, make a recommendation to the MTA Board.  

ATTACHMENTS

A.  Proposed Development Guidelines 
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ATTACHMENT A

LOS ANGELES COUNTY METROPOLITAN TRANSPORTATION AUTHORITY

Conceptual Development Guidelines for the

Westlake/Mac Arthur Park Metro Red Line

Station Area

CONCEPTUAL DEVELOPMENT GUIDELINES

SITE CONDITIONS AND HISTORY

The MTA owns approximately 3.65 acres of undeveloped land in the center of blocks bounded by, or adjacent to: Seventh Street and Wilshire Boulevard, and Alvardo and Bonnie Brae Streets in the City of Los Angeles (see attached map).  The area is generally identified as “Pico Union” or the Westlake-MacArthur Park Area.  The MTA property is generally at center block with some frontage along Alvarado and Seventh Streets.

The Westlake MacArthur Park Metro Red Line Station Area has been the focus of several development plans since 1989.  The general development plans have consistently focused on mixed-use developments that integrate with the high pedestrian activity surrounding the station.  Proposals for mixed residential, civic and commercial uses at a density commensurate with the surrounding community have been reviewed by the MTA and its predecessor agencies.  The unique development difficulties specific to this site have made the previous proposals more costly than is economically acceptable. The subway station box at this location is one of the shallowest station locations in the Metro Red Line System.  The station box comes within ten feet of grade in some places.  

Construction techniques that can “span” the box must be used in order to avoid any development supports directly resting on the station box.  Vertical intrusions, safety exiting, blast relief shafts and maintenance vaults are scattered throughout the station area.  The development guidelines listed here are a compilation: of the numerous development proposals presented for this site, of the redevelopment plans presented to the community, that reflects the physical constraints of the site and which includes historic and community sensitivities listed in previous work in the community.

AREA PLANS AND ZONING
The Westlake MacArthur Park Metro Red Line Station is part of the Westlake Recovery Redevelopment Project.  In the aftermath of the 1992 civil disturbance the Westlake Recovery Redevelopment Project was included as part of a later area targeted for recovery and revitalization.  The project contains approximately 633 acres, generally bounded by Olympic Boulevard on the south, Hoover Street and Benton Way on the west, 3rd Street and Beverly Boulevard on the north, and Witmer Street and Union Avenue on the east.  The MTA’s Conceptual Development guidelines for this station conform to the general intent and purposes as stated in the Westlake Recovery Redevelopment Plans.

The Westlake Community Plan Land Use designation is for Regional Center and Community Commercial uses.  The area is zoned C2-4 (commercial) which is consistent with the desired development concept.  The subject properties are located within Height District No. 2, which permits development with maximum floor area equal to six (6) times the buildable area of the property.  The C2-4 zoning does allow for housing in tandem with commercial uses with City approval.

COMMUNITY VISION

There is a long history of plans and development expectations on MTA owned land surrounding the station. The site constraints and the fluctuation on the local economy have been major factors in realizing past development proposals. Back in 1992 the MTA hired a consultant to facilitate the definition of a conceptual plan for development.  A vision was developed and is summarized below. This vision statement has continued to be part of every development proposal since 1992.  Development proposed for this site should consider the uses envisioned by the Community and described in the summary vision statement:

The community vision for this site is a village center that sits atop the Westlake/MacArthur Park Metro Red Line Station.  The village center at MacArthur Park is the energetic and vibrant “heart of the community.”  It hums with vendors, shops, and other commercial activity. It bustles with activity around-the-clock.  It’s a transportation hub and teems with a ceaseless stream of bus and subway riders.  The shops and services are arranged to offer neighborhood residents a community “living room” where friends meet to exchange news over coffee and residents come to attend school, work at other civic or commercial facilities and shop in surround commercial district.  

As a village center, any development plans should include:

· Goods and services that reflect the rich culture of the neighborhood;

· A center that offers activities and experiences, including education facilities, which appeal to a broad cross-section of the Los Angeles community;

· Civic and community improvements that recognize the medical and commercial activity already in place in the adjacent properties; 

· A place for residential living, with shopping and services right at hand or easily connected via the Metro Rail.

DEVELOPMENT GUIDELINES

The development scenario for this site includes a mixture of uses.  The current zoning allows for substantially higher densities than have been proposed in past development concepts.  These guidelines recognize that development proposals will most likely not build to the maximum densities allowed due to site constraints and community compatibility.  A mix of two or more of the following uses would be appropriate for this site.

Residential

The housing component of the program should be poised to take advantage of the increased regional mobility offered by the Metro Red Line.  Housing should be designed to meet the needs of local families, and be affordable.  Any housing projects at this location should consider a range between 200 to 650 housing units.  Any housing component should:

· Reflect the needs of the local community including a large percentage of multi-bedroom units that support families. 

· Reflect the high percentage of families in this area that are transit dependent by incorporating features such as reduced parking requirements, provision of shuttle services or other amenities.  Eighty-five percent of the residents in this community use transit and approximately fifty percent are transit exclusive.

· Include accessible and “pedestrian friendly” improvements to streets and design scale.  Avoid blank wall designs near residential areas. 

· Reflect the heights and scale appropriate for the different edges of the properties.  Taller structures nearer the Wilshire Boulevard, heights below five stories along Bonnie Brae, and appropriate scale and historic sensitivities along Seventh Street.  Residential along Alvarado should be stepped back to minimize over-whelming the park and current Alvarado activity. 

Office/Civic/Commercial

Office - Proposals containing new office development should demonstrate tenant availability, tenant demand or agreements that justify new office construction.  Staff review of current office vacancies demonstrate demands will be primarily for medical office uses and could, for the time being, be met by existing office space available in and around the study area.  Speculative office space may be considered for future phases.

For any office uses the following features should be included:

· Reflect the needs of the existing neighborhood population including services and employment opportunities. 

· Place taller structures nearer the Wilshire Boulevard part of the site.  Place lower scale development nearer Seventh Street.

Retail - This location is ideal for community serving retail stores.  This is already an area heavily activated by pedestrians.  Pedestrian scale retail frontages, open “Mercado” type pedestrian streets, frequent connections to transit services on Wilshire or Seventh Street should all be reflected in the design of retail uses to support and enhance the pedestrian environment.  For retail uses, the following features should be included:

· Reflect the needs, and buying habits of the existing neighborhood population in design and programming.

· Include accessible and “pedestrian friendly” retail edges, especially toward Seventh Street and facing internal pedestrian areas.

Civic - The current needs of the LAUSD for adult education facilities, training facilities or other civic structures that support the population in this area can provide a substantial anchor or secondary use for any proposed development.  Given the high-density population adjacent to this station and the need for additional civic facilities, any new civic, or educational uses should include the following features:

· Reflect the needs of the existing neighborhood population including services and employment opportunities. 

· Place taller structures nearer the Wilshire Boulevard part of the site.  Place lower scale development nearer Seventh Street.

Provide a Secure Environment

Very large numbers of transit users will cross this site between the Red Line, Seventh Street and Wilshire Boulevard bus activity, and north/south transit activity on Alvarado. Providing a safe and secure environment within the development will be important.  Fostering a neighborhood-wide atmosphere of security is desirable to enhance the viability of the station-area project and to insure the public perception of safety near transit connections.  As development principals, this site should be designed to:

· Maintain “eyes on the public realm” through shopkeepers, residents, and local law enforcement entities.

· Keep sight lines open from surrounding streets into the public areas of the development.

· Maintain a distinction between public areas and private residential areas.

· Encourage a visual connection between residential units and outdoor play area.

Accommodate Vehicular Circulation and Parking Needs

The needs of vehicular circulation to the project must be accommodated.

· Above ground structured parking should be integrated into the development, but hidden from obvious view.  Surface parking is discouraged in the long term.

· Bicycle and pedestrian supporting facilities must be included in any development of the site.

· Residential parking should be distinct from commercial/civic and office parking and should be separated spatially.

· “Kiss-and-Ride” opportunities should be provided by the project.

In general any development plan should be at a scale appropriately identified as “pedestrian” with frequent sidewalk fronting entrances and activity.  Keeping streets narrow or potentially converting the local street to a pedestrian or transit mall is appropriate for this location.

Parking Needs

Any development must consider the financial and physical feasibility of providing up to 500 park and ride parking spaces.  Development of parking should consider parking revenue bonds or grants that could serve to offset the cost of a structured parking garage.
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