PLANNING AND PROGRAMMING COMMITTEE

JUNE 18, 2003

SUBJECT:
METRO RED LINE VERMONT/SUNSET, VERMONT/

SANTA MONICA, AND VERMONT/BEVERLY STATIONS JOINT DEVELOPMENT GUIDELINES

ACTION:
ADOPT CONCEPTUAL DEVELOPMENT GUIDELINES

RECOMMENDATION

Adopt the attached Conceptual Development Guidelines for the MTA’s Metro Red Line’s Vermont/Sunset, Vermont/Santa Monica, and Vermont/Beverly Station joint development sites. (See Attachments A, B, and C) 

ISSUE

MTA staff has produced a set of development guidelines for the Vermont/Beverly, Vermont/Santa Monica, and Vermont/Sunset Metro Red Line Station areas pursuant to MTA Board direction.  These guidelines reflect community and stakeholders input and are consistent with current land use policies.  MTA staff will use these guidelines to provide guidance on future joint development projects and to evaluate future joint development proposals.

POLICY IMPLICATIONS

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

OPTIONS

The MTA could choose to not adopt the proposed Conceptual Development Guidelines or modify them.  Staff does not recommend these options because the proposed guidelines are based on input from stakeholders, market assessments, and the City of Los Angeles’ Station Neighborhood Area Plan (SNAP) prepared in 2000.  

FINANCIAL IMPACT

The recommended action will not impact the MTA’s FY 2002-03 budget.  Ultimately, the development of these MTA-owned properties will generate revenues that may be used to offset capital and operating expenses.

BACKGROUND

The MTA Board has directed staff to develop conceptual development guidelines for all MTA-owned sites that have the potential to support future development.  The Vermont/

Beverly, Vermont/Santa Monica, and the Vermont/Sunset Station sites are included in the City of Los Angeles’ Station Neighborhood Area Plan (SNAP).  The recommendations attached here have the concurrence of the 13th Council District Office and the City of Los Angeles Planning Department.

The SNAP covers a 2.2 square-mile area along Vermont Avenue, Hollywood Boulevard, and Sunset Boulevard within the City of Los Angeles.  The three station areas are included within this study.  The SNAP’s purpose is to improve the quality of life of the affected communities, and to improve the Metro Red Line Stations’ local economic development potential.  The SNAP designates the three station areas as “Sub Areas C”.  This designation allows for mixed-use, medium-density, and community-serving land uses.  The purpose of this designation is to create denser and more active pedestrian-oriented environments along major transit and commercial corridors.  The different allowable uses include multi-family residential, community-serving commercial, live/work low-impact industrial, and commercial offices.  The SNAP will allow the development of higher density mixed-use projects on both MTA-owned sites at the Metro Red Line stations and on adjacent sites.

Keyser-Marston, under the MTA’s direction, produced individual market studies for each of the three sites in 2000.  These studies produced valuation and use recommendations that have been incorporated into the development guidelines.

Portions of the MTA-owned property at the Vermont/Santa Monica Station are currently leased to an adjacent property owner and the Los Angeles Community College for parking as an interim use.  Both the adjacent property owner and the college have expressed interest in partnering with the MTA to develop a mixed-use project at this station.

NEXT STEPS

MTA staff will use the guidelines to review any development proposals for the Vermont/ Beverly, Vermont/Santa Monica, and Vermont/Sunset Station sites.

ATTACHMENTS

A. Vermont/Sunset Conceptual Development Guidelines

B. Vermont/Santa Monica Conceptual Development Guidelines  

C. Vermont/Beverly Conceptual Development Guidelines

Prepared by:
Robin Blair, Project Manager

Art Cueto, Project Manager 

Diego Cardoso, Director, Central Area Planning Team

__________________________________________

James L. de la Loza

Executive Officer

Countywide Planning and Development

__________________________________________
Roger Snoble

Chief Executive Officer

Attachment A

Los Angeles County Metropolitan Transportation Authority

Vermont/Sunset Station Area

Conceptual Development Guidelines
SITE CONDITIONS AND HISTORY

The Vermont/Sunset Station site is located at the northeast corner of Vermont Avenue and Sunset Boulevard and has frontage on both streets. The site contains approximately 0.71 acres or 20, 800 square feet of parcel located at the intersection, which constitutes all of the MTA’s land holdings on this block. The site is currently developed with a station plaza and a Metro Rail Station portal entry. The plaza and station entry occupies 10,300 square feet at the corner, leaving approximately 10, 500 square feet of developable area fronting on Vermont Avenue. 

Several development feasibility studies have been prepared for this station site along with a market study produced by Keyser-Marston in 2000. These studies generally recommend a mixed-use project that is integrated with the Red Line Station. The proposed land uses include residential, retail, and public uses. The Keyser-Marston study also notes that this station area does not have a strong demand for commercial office space. 

The plans also state that the MTA should pursue joint ventures with adjacent property owners in order to achieve the site’s greatest and best development potential. Vermont/Sunset Station has proven to be a valuable asset to the Hollywood and Wilshire communities.  The station serves, among other facilities and residences, Griffith Park, and Kaiser Permanente Los Angeles Medical Center.
The Vermont/Sunset Station site’s salient demographic characteristics are described below: 

· A dense population within the three market areas with populations of 69,204 (1-mile), 427,229 (3-mile), and 1.0 million (5-mile). 

· Per capita income levels for each of the three market areas are lower than the County’s per capita income level.  Additionally, 30 percent of each market areas’ households have income levels of less than $15,000.

· More than half of the residents within the three market areas are Hispanic.
AREA PLANS AND ZONING

The City of Los Angeles’ Station Neighborhood Area Plan (SNAP) designated this site as “Sub Area C” or Medium Density Use. This designation allows for a maximum allowable density for a mixed-use project of 2.5 – 1 Floor Area Ratio (FAR), with commercial activities within the mixed-use project limited to a maximum 1.5 FAR. The maximum allowable height of any building within a mixed-use project is 75 feet. 

COMMUNITY VISION 

The SNAP describes a walkable, transit-oriented urban community.  It calls for preserving existing residential neighborhoods while accommodating future residential and commercial growth along transit corridors, and offers density bonuses as an incentive to develop mixed-use projects within close proximity of transit.   

The most significant daytime population within this area is the employee base of the three major hospitals and local medical offices. In addition to the non-hospital related medical office and entertainment facilities of the greater Hollywood area, there is agglomeration of space owned or leased by three major area medical users such as Kaiser Permanente Los Angeles Medical Center, Children’s Hospital and Queen of Angels-Hollywood Presbyterian Medical Center. 

DEVELOPMENT GUIDELINES

This site’s development scenario consists of a mixed-use project that includes the MTA site in consolidation with adjacent property.  Although the MTA would prefer a mixed-use project for this site, the MTA would also consider a single-use project provided that it is consistent with the SNAP.  The following uses would be appropriate at this site.

Housing
Multi-family residential seems to be the most likely development type. The low vacancies and significant inventory of multi-family housing complexes within Hollywood indicates a substantial market for this type of development. Market rate residential exhibits some potential, but any project would have to meet the strict specifications of the city council office and city planning. If public subsidies were available, then affordable housing would likely be well received in the market. Potentially, demand may exist for both family and senior projects.

Retail 

Even as a number of large-scale retail projects are currently being developed throughout Hollywood, there is little retail activity in the Vermont/Sunset area. With the exception of the Barnsdell Square Shopping Center, which is one block northwest of Vermont and Sunset, there is very limited amount of current retail inventory near the Site. Though there has been no recent attraction of major convenience retail uses in the area, new convenience retail development may be possible based on the high population density in the area as well as the draw of substantial daytime population to the area. The larger Vermont/Sunset area will support a total of approximately 530,000 square feet of convenience retail and restaurant space. Additional demand for this type of retail comes form employees in the area of which 25, 000 are employed within a one-mile radius of the station. Considering that there are currently several major medical facilities and high pedestrian activity in the area, the development of a retail center would be appropriate at the station site but would require consolidation of MTA property with adjacent sites.

Office

The most significant potential for office development activity in the area is represented by medical-related support. Concentration of the health services sector in this area is substantial. There could be potential for growth in demand for medical office space in the mid- to long-term. The major hospitals in the area are currently planning substantial redevelopment of their own facilities. It is generally the assumption that the new construction by the hospitals will be used to backfill any off-site facilities. Considering these circumstances and the fact that MTA has limited developable land capability, it is possible to develop a consolidated site that has mixed-use comprising of medical related space with ground floor retail.
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Attachment B

Los Angeles County Metropolitan Transportation Authority

Vermont/Santa Monica Station Area

Conceptual Development Guidelines

SITE CONDITIONS AND HISTORY

The Vermont/Santa Monica Station site is located at the southwest corner of the Vermont Avenue/Santa Monica Boulevard intersection.  The site contains approximately 45,360 square feet of land area, which constitutes all of the MTA’s land holdings on this block.  The site is currently developed with a station plaza and a Metro Rail Station portal entry.  The plaza and station entry occupies 19,125 square feet at the corner of the site, leaving 26,235 square feet of developable area that is located mid-block and fronts Vermont Avenue.

Several development feasibility studies have been prepared for this station site along with a market study produced by Kaiser Martson in 2000.  These studies generally recommend a mixed-use project that is integrated with the Red Line Station.  The proposed land uses include residential, retail, and public uses.  The Kaiser Martson study also notes that this station area does not have a strong demand for commercial office space.  

The plans also state that the MTA should pursue joint ventures with adjacent property owners in order to achieve the site’s greatest and best development potential.  Portions of the MTA-owned property at this site are currently leased to an adjacent business owner and the Los Angeles City College, located one block south of the site, for parking on an interim basis.  The adjacent property owner (owner of “El Gran Burrito” restaurant) also owns two additional parcels on this block.  Both the property owner and the college have expressed interest in partnering with the MTA on a mixed-use project on this site.

The Vermont/Santa Monica Station site’s salient demographic characteristics are described below:

· A dense population within 1, 3, and 5-mile market areas with populations of 78,208, 490,207, and 1.0 million people respectively.

· Per capita income levels for each of the three market areas are lower than the County’s per capita income level.  Additionally, 30 percent of each market areas’ households have income levels of less than $15,000.

· More than half of the residents within the three market areas are Hispanic.

· The average household size within the one-mile market area is 3.03 persons, which exceeds the County’s average of 2.91 persons per household.

AREA PLANS AND ZONING

The City of Los Angeles’ Station Neighborhood Area Plan (SNAP) designates that site’s land use as medium density, mixed use.  This designation allows for a maximum allowable density for a mixed-use project of 3.0–1 Floor Area Ratio (FAR), with commercial activities within the mixed-use project limited to a maximum 1.5-1 FAR.  The maximum allowable height of any building within a mixed-use project is 75-feet.

COMMUNITY VISION

The SNAP describes a walkable, transit-oriented urban community.  It calls for preserving existing residential neighborhoods while accommodating future residential and commercial growth along transit corridors, and offers density bonuses as an incentive to develop mixed-use projects within close proximity of transit.   

The Los Angeles Community College is the largest trip generator and employer within the community.  The college estimates that 65 percent of its student body, facility, and staff commute by transit.  The college has begun a major capital expansion program in which new classroom buildings and facilities will be built within its campus.  These improvements include improved access to the Vermont/Santa Monica Red Line Station’s south portal and an improved streetscape along College’s Vermont Avenue frontage.   

DEVELOPMENT GUIDELINES

This site’s development scenario consists of a mixed-use project that would include either the MTA site in consolidation with adjacent property, or the MTA site alone.  Although the MTA would prefer a mixed-use project for this site, the MTA would also consider a single-use project provided that it is consistent with the SNAP.  The following uses would be appropriate at this site.

Housing

Current marketing studies performed for this site indicate that a high demand for multi-family housing exists within the project site’s market area.  This is due to the low vacancy rates and the large amount of multi-family housing within the site’s market area.  The project should include a combination of market rate and affordable housing given the area’s demographics, and the project should also include student housing given the college’s large international student population and its plan to recruit a higher number of international students in the following years.

Retail

The site has the potential to support community-serving retail uses of approximately 7,000 to 8,000 square feet.  The site has existing high levels of pedestrian activity and therefore retail activities should be oriented towards the street and accessible to the Red Line station.  Pedestrian-scale storefronts and public spaces that can accommodate a farmers market should be incorporated into the project’s design.  All retail activities should be limited to the project’s ground floor.

Public/Community Uses

The college is prepared to play an active role in the community’s revitalization.  It is working on expanding its influence on the community beyond its campus.  Its master plan included improved pedestrian access to the Red Line station and potential streetscape improvements along Vermont Avenue.  Additionally, it may relocate several of its community service and training programs from within its campus to sites within the community including a potential mixed-use project at the station site.
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Attachment C

LOS ANGELES COUNTY METROPOLITAN TRANSPORTATION AUTHORITY

Vermont/Beverly Red Line Station Area
Conceptual Development Guidelines

SITE CONDITIONS AND HISTORY

The Vermont/Beverly is located in an older part of the City, with many of the surrounding buildings dating from the early decades of this century. The site contains approximately 0.53 acres or 23,176 square feet of parcel, which constitutes all of the MTA’s land holdings on this block. The station currently occupies 10, 176 square feet at the northwest corner, leaving approximately 13,000 square feet of developable area. Currently, MTA is using a portion of the developable area as a cactus garden, while a remainder of the property is paved and forms the station plaza. 

Several development feasibility studies have been prepared for this station site along with a market study produced by Keyser-Marston in 2000. These studies generally recommend a mixed-use project that is integrated with the Red Line Station. The proposed land uses include residential, retail, and public uses. The Keyser-Marston study also notes that this station area does not have a strong demand for commercial office space. 

The plans also state that the MTA should pursue joint ventures with adjacent property owners in order to achieve the site’s greatest and best development potential. To the north of the site is an older building constructed in 1925 that has a ground floor cocktail lounge and hotel above. To the north of that parcel is a Comfort Inn Motel. To the west on Beverly is a small, non-franchise restaurant. Located to the northwest of the site is a collection of older apartments. 

The Vermont/Beverly Station site’s salient demographic characteristics are described below: 

· A dense population within the three market areas with populations of 103,000 (1-mile), 548,000 (3-mile), and 1.1 million (5-mile). 

· Per capita income levels for each of the three market areas are extremely low.  Nearly 50 percent of the households within one-mile of the site have income levels less than $50,000, compared to less than 30% countywide. 

· The Hispanic population in the area is significant, accounting for nearly 65% of the population within one-mile of the site.

AREA PLANS AND ZONING

The City of Los Angeles’ Station Neighborhood Area Plan (SNAP) designated that site as “Sub Area C” or Medium Density Use. The site is currently zoned C2-2 (commercial). Allowable uses for this site include retail, office and multi-family residential housing.

COMMUNITY VISION 

The SNAP describes a walkable, transit-oriented urban community.  It calls for preserving existing residential neighborhoods while accommodating future residential and commercial growth along transit corridors, and offers density bonuses as an incentive to develop mixed-use projects within close proximity of transit.   

DEVELOPMENT GUIDELINES

This site’s development scenario consists of a mixed-use project that includes the MTA site in consolidation with adjacent property.  Although the MTA would prefer a mixed-use project for this site, the MTA would also consider a single-use project provided that it is consistent with the SNAP.  The following uses would be appropriate at this site.

Housing
Multi-family residential seems to be the most likely development type. The low vacancies and significant inventory of multi-family housing complexes within Hollywood indicates a substantial market for this type of development. Market rate residential exhibits some potential, but any project would have to meet the strict specifications of the city council office and city planning. If public subsidies were available, then affordable housing would likely be well received in the market. Potentially, demand may exist for both family and senior projects.

Retail

There is significant demand for convenience retail in the region. The current retail inventory near the site is marginal; however, a couple of newer service station/convenience centers are located in the near vicinity. It is believed that existing establishments are currently meeting much of this demand. At this site, a developer would have to acquire some of the adjacent parcels in order to construct a meaningful project. It is possible that this area could be significantly revitalized in the long-term. If this were to occur, then the site may be suitable for a larger scale retail development. One possible development could be an open-air, local community-oriented shopping center that serves local residents. 
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