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CRITERIA FOR SUSCEPTIBILITY TO CHANGE

Most Susceptible

Susceptible

Not Susceptible

*Close proximity to Metro Rail
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*In poor condition
*Less than three stories in height

*Built hefore 1945

*In poor condition
*lLess than three stories in height

s Built before 1945

*Historically, architecturally, or
locally significant

e Over two stories in height

e Built after 1945
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A
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NORMANPIC _AVE — =
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NORMANDIE/WILSHIRE

Physical Conflicts

1.

5,

Tncreasing traffic congestion is expected on Wilshire
Blvd., Normandie Ave., and other arterials, which are
currently operating at adequate to near capacity levels
throughout the dav,

Pedestrian circulation is expected to increase around
the Metro portal and at the four corners of Wilshife

and Normandie intersection creating pedestrian-vehicular
conflicts at the crosswalks.

Housing located along Normandie Ave, and Mariposa Ave.,
south of Wilshire Blvd., will be affected by the noise
of increasing traffic and more intense develonment in
the vicinity of the station, :

Solar access problems mav arise due to future development
around the station area, esnmecially along the south side
of Wilshire Blvd,

Circulation conflicts are described in the Potential
Conflicts between Public Space and Circulation Map,

Market Conflicts'

1.

The development market in the ISIA is currentlv for small
or mid-sized retail complexes notth and south of Wilshire
Blvd. New office and residential construction remains
slow. Demand for office space is slack as large lease-
holders are migrating out and being replaced by smaller,
local business concerns. With the completion of Metro
Rajl, demand for new office space and larger leaseholds
should resurge in this area. This will result in rising
office smace rents and pressure to redevelop existing
retail uses to higher intensitv (office, mixed use).

Planning Department development nrojections for the ISIA
by 1995 are far below Specific Plan proposed potential
build-out. It is expected that full build-out potential
will not be achieved until after 1995, with the completion
of Metro Rail., New development can then fully utilize the
bonuses and incentives availabhle for provision of transit-
related facilities,
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3. Traffic congestion along Wilshire Blvd., is an increasingly
serious problem. With eventual build-out due to Metro Rail,
further worsening may be expected. The two ameliorating
factors will be the existence of Metro Rail Service itself
and the possible cutback of bus service along Wilshire Blvd,
However, Los Angeles Department of Transnortation currently
nrojects Level F service at hoth the Normandie and Western
intersections by the year 2000, even with Metro Rail.

Communityv Conflicts.

1. The lack of communitv, educational and recreational faci-
lities in relation to the increasing young ethnic comnunities
contributes to their departure from the area.

2, Eventual gentrification mav occur due to several direct
and indirect factors:

a. Low level of resident ownership.

b. A significant portjon of the housing was built prior to
1933 earthquake standards, especially south of Wilshire
Blvd., and mav he demnlished as the earthquake ordinances
is enforced, to be renlaced bv condominiums,

c. The low income ethnicallv diverse residents (including
many immigrants) are unable to afford the excessive
rents stimulated bhv the increased attraction of commu-
ters and others to locate along the Wilshire corridor.

d. Lower costs of residential units relative to nearby

unscale areas (narticularly north of Wilshire Blvd,)
encotirage new residents.
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information Source: LADO P 1980 Census.

MATE THE SPECIFIC PLAN SECTOR BOUNDARIES. THEIR
APPROXIMATED AREAS ARE ILLUSTRATED ON THE

DATA WAS COLLECTED FROM AREAS WHICH APPROXI-
FOLLOWING MAPS.

INCOME/EMPLOYMENT CHARACTERISTICS BY SECTOR
NOTE.
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Total 235,077 FAR 1.4:1 Total 830,260 FAR 4,7:1
Existing Additional Total t Existing Additional Total t
Retail 8,550 X 8,550 4 0ffice 793,800 - 793,800 6
Hotel 75,000 5 75,000 32 Retail 26,460 10,000 36,460 4
Resid, 151,527 - 151,527 64
_Total 106,780 FAR L6:1 Total 321,286 FAR 2:1
FExistine Additinnal Total 1 ERisting Additional fotal 4
Office 104 5RO g 104,580 03 Office 109,840 - 109,840 34
Retail 2,200 - 2,200 2 Retafl 56,000 - 56,000 17
Resid, 155,446 - 155,446 40
%
g <«
8 P s
3 5 § 1 !
I o - b4 5
o 5 g ;
B i K |
. L 3
e 2T _pLVD
oy LU 97
Total 721,302 FAR 2:1
Existine Additional Total
Nffice 622,495 - 622,405 & s,
Retail 44,307 5,000 49,307 ‘][’
Resid, 34,500 5,000 39,500 !
Total 550,182 FAR 4:1
Existing Additional Total H Total 636,729 FAR
Nffice 190,182 450,000 640,182 99 Existing Additional Total [}
Resid, 440,000 1n,0n0 10,000 1
Office 309,636 - 309 636 49
Retail 4,056 - §,506 1
Resid, 186,237 - 186,237 29
Hotel 136,800 = 135,800 21
Total 874,419 FAR 5:1 Total 164,200 FAR _ .9:1
Existine Additional Total $
Fxicting Additional Total 3 )
. Retail - 10,500 85, nnn 95,500 58
Office R61, 400 S A61,400 Resid, 18,000 - 18,000 11
Retail 13,0m19 e 13,019 liotel 50,700 - 50,700 31

NN

ANTICIPATED LOCATION
OF PROJELTED DLEVCLOPMENT

SOURCE -

cLADOP
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PLANNING DEPARTMENT/ERA COMPARISON:
WILSHIRE/NORMANDIE SUMMARY (1983-1995)

PLANNING DEPT, FINAL ERA ESTIMATES
ESTIMATES FOR ISIA FOR MID-WILSHIRE
OFFICE 450,000 SQ. FT. 1,020,000 S0, FT.
RETAIL 100,000 SQ. FT. 868,500 SN, FT,
HOTEL -0- 150 ROOMS
RESIDENTIAL . 15 UNITS 14,400 UNITS

PLANNING DEPARTMENT/ERA COMPARISON:
WILSHIRE/WESTERN SUMMARY (1983-1995)

PLANNING DEPT. FINAL ERA ESTIMATES
ESTIMATES FOR ISIA FOR MID-WILSHIRE
OFFICE 1,000,000 SO. FT. 1,020,000 SO. FT.
RETAIL 29,870 SQ. FT. 868,500 SQ. FT.
HOTEL 0- 150 ROOMS
RESIDENT IAL 60 UNITS 14,400 UNITS

Sl



WESTERN/WILSHIRE AND NORMANDIE/WILSHIRE
METHONOLOGY )

The methodology emploved to determine the market potential
in the Western and Normandie Immediate Station Impact Areas
(ISIA) involved:

1) disapgregating the Economics Research Associates (ERA)
Mid-Wilshire nrojections to extract projections for the
Western and Normandie ISIAs, and

2) supnlementing those with additional data and information
availahle to the City Planning Department,

According to the ERA report, Mid-Wilshire consists of four
station areas: Alvarado, Vermont, Normandie and Western,
(The ERA office and retail market area encompasses abhout
twice the land area of the Planning Department's four ISIAs).
ERA identified 1984 market conditions for Mid-Wilshire to
consist of a larpe concentration of office space with a
lower than average occunancy rate. The hotel market was
not stronpg, The trend for 1983-1989 was predicted to be
moderate growth in all uses excent hotel, which would not
grow, Substantial stimulus to office development was pre-
dicted to result from Metro Rail between 1990 and 1995,

OFFICE:

The Planning Department nrojects develonment interest in
Mid-Wilshire to remain steady, but that substantial new
prowth in office development will not occur until a few
years after comnletion of the Metro Rail system. The
current vacancv rate for office snace is about 14% and
expected to rise slightly, Foreign investment interest

in the Wilshire corridor is renortedlv keen and not exnected
to diminish, Illowever, the nronosed Wiltern Center, with
700,000 sa, ft, of office space, would probably ahsorb most
market demand for new office space within both ISIAs, prior
to comnletion of Metro Rail., Existinpg office space is under-
going a switch in tenancy from cornorate to professional
(average size of leases have declined from 30,000 to 9,500
square feet over the last few years).

ERA nrojected a total of 1,020,000 sq, ft, of new office
space in Mid-Wilshire between 1983 and 1995, with Metro Rail,
0f this, 320,000 sq. ft, was projected for the short term
(before 1989) and 700,000 sq. ft, was projected for the

long term (1990-1995),

52



The ERA data for Mid-Wilshire was initially disaggregated

to determine the amount of new office develonment at the
Vermont ISTA during the preparation of the Vermont Station
Area Development Plan, At that time it was estimated that

65% of ERA projected development would occur at the Vermont
station and 35% at the Western station, with no new office
develonment at Normandie. New knowledpe of imminent develop-
ment and market trends has led to a revision of this estimate.
While Vermont will retain its 65% share of ERA's Mid-Wilshire
devélonment projection, Western will probably experience about
1,000,000 sq. ft, of new development by 1995 (including the
nronosed 750,000 sq., ft, Wiltern Center). This is about
665,0N0 sq. ft, more than its original 35% allocation of
ERA's nrojection, Normandie will also experience 450,000

sq. ft. in new office development bv 1995, above and bevond
ERA's M1d Wilshire nrojection. This reflects the 450 000

sa, ft, office buildinpg currentlv under construction 1mme-
diately to the west of Normandie Avenue, on Wilshire.

RETAIL:

ERA nrojected a total of 868,500 sq, ft, of new retail space

in Mid-Wilshire between 1983 and 1995, O0f this, 343,000 sq. ft.
was anticinated for the short term (before 1980), and 525 ,000
sq., ft. was nrojected for the long term (1990-1995),

As with the nrojection for office space, the ERA data for
Mid-Wilshire was initially dlsapprepated to determine the
amount of retail develonment anticipated at the Vermont ISIA.
Apain it was estimated that 65% of the ERA projected retail
development would occur at the Vermont station and 35% at the
Western station, No new tetail develonment was projected for
Normandie, Since that time, new evidence of market trends
and knowledpe of imminent develonment indicate that more
retail development should occur at Normandie tham at Western
by 1995, New retail development should total 100,000 sq. ft,
at Normandie and 30,000 sa, ft. at Western. The total 130,000
sa, ft, doess fall below the 35% ceiling set by Vermont't 65‘
allocat1on However, these new estimates reflect proposed
Transit Corridor Gnec1f1c Plan zoninp and the assumntion that
Metro Rail will not be completed until well after 1990,

HOTEL:

ERA projects 150 new hotel rooms to be constructed in Mid-
Wilshire by 1995, The Planning Department, however, does
not foresee any new hotel development in e1ther the Western
or Normandie ISIA.
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RESIDENTIAL:

ERA projects 14 400 new dwelling units for Mid-Wilshire by
1995, The Mid-Wilshire market area for residential is
approximately twenty times the size of the Planning Depart-
ment's four ISIAs, Based on imminent develonment and market
trends, the Planning Department projects only 60 new dwelling
units for the Western ISIA (Wiltern Center) and 15 new dwel-
ling units for Normandie ISIA. After 1995, more dwelling
units mav be added to both areas as a result of mixed-use
development,
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WILSHIRE/NORMANDIE STATION
IMMINENT DEVELOPMENT

*1

82

2 STORY COMMERCIAL BUILDING (COMPLETED)
25,000 SQ. FT.

IMMEDIATE
> STATION IMPACT
AREA (ISIA)

DEVELOPMENT WITHIN
ISIA

18 STORY OFFICE/RETAIL BUILDING (BUILDING PERMIT ISSUED) CPC 30638 EIR 685-81-2C

10 CONDOMINIUMS (PERMIT PROCESS BEGUN)

6 STORY OFFICE BUILDING
73,700 SQ. FT.

40 APARTMENTS

23 APARTMENTS

1 STORY RETAIL BUILDING (BUILDING PERMIT ISSUED)

20 APARTMENTS

3 STORY APARTMENT BUILDING

2 STORY OFFICE BUILDING

85,000 SQ. FT. RETAIL CENTER (BUILDING PERMIT PROCESS BEGUN)
2 STORY RETAIL/COMMERCIAL BUILDING (PERMIT PROCESS BEGUHN)

MAJOR RENOVATION OF HOTEL (DEVELOPER IN DISCUSSION)
+ ADDITION OF OFFICE/RETAIL

11,000 SQ. FT. RETAIL BUILDING
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ILLUSTRATIVE MASSING AXONOMETRIC

WILSHIRE / NORMANDIE
IMMEBIATE STATION IMPACT AREA

ExisTING DEVELOPMENT NENW DEVEFOPHENT
FAR 5:l FAK. 31
17 SToRIES 3 s[orRIES

NEY DEVELOPHMENT
AL 3: 1
3 STORIES

=y

NEW PEVELOPHENT
FAR: 131}
13 sTores

—§ JHEW cpvELOPHENT
S Espr 15:]
= [BsTorES

i L —
_ /
Z NEW DEVELOPMENT
FAR. 13:}
1PeToR.I2S
Basting DENELOPMENT
FAR. 3:\ ‘
(D STORIES
J I L J L ] LE ;
| | I [ [ 1 | 1
NEW peVELOPHENT
FAL: 61
8 srores

THE DENSITY AND INTENSITY PropLA

ON THIS MAP 15 ILLUSTRATIVE 0LLYY&P
ANPD REPRESENTS THE MAXIMUM
PEVELOPHMENT AITAINABLE FOR. EVEERY
FOT, AS FERMITTED BY THE METRO EAIL-
TEANSIT CORRICOR =PECIFIC PLAN. M
1S UNLIKELY THAT ALL LOTS WILL
FEALIZE THIS FULL FOTENTIAL (SER

HARKET PRAJECTIONS N DaTa HAPSD @



AMBASSADOR HOTEL PROPERTY EXAMPLE

_ ALTERNATIVE 1: RETAIN EXISTING HOTEL_

SPECIFIC PLAN PHASE |

METRO RAIL STATION AREA DEVELOFMENT FLANS
EXAMPLE OF DEVELOFMENT POTENTIAL USING TRIFS, BONUSES % TDR

STEP 1

STEF 2

STEP 3

STEP 4

STEP 5

STEP &

IDENTIFY FARCEL % FHASE

ADDRESS:

BOOK-FAGE-FARCEL #:
SPECIFIC Fl.AN BECTOR:

BTATION:
SUBAREAS:

FPHASE 2

ALTERNATIVE 1

AMEBASSADOR HOTEL PROFERTY

S094-006-016, S094-009-006&
WILSHIRE CENTER

NORMANDIE
1,2,2a,4,4a

I

— RETAIN EXISTING AMBASSADOR HOTEL

CALCULATE RESIDENTIAL BUILDABLE AREA

SUBAREA

4,4a

ZONING

GROSS SETRACK RUILDABLE AVE. LOT
AREA AREA AREA AREA/D.U.
568572 44100 S24473 600

CALCULATE DEVELOFPMENT ON RESIDENTIALLY-ZONED FORTION

USE

COMMERCIAL SOFT.

SUERSET: HOTEL ROOMS
RESIDENTIAL SOFT.

D.U. ‘'S
TOTAL SQFT.

F.AR.
FERMITTED FROFOSED (FROFOSED+
BY FLAN EXISTING ADDITIONAL EXISTING)
O 68250 a 0,1%
O 250 (s}
874122 Q 874122 1.67
874 a 874

874122 68250 874122 i.80

CALCULATE COMMERCIAL RUILDABLE AREA

SUBAREA

1
2,2a
ToTAaL

ZONING

GROSS SETRACE, BUILDAKLE

AREA AREA AREA
42750 Q 42730
4135402 o 415402
458132 Q 458152

CALCULATE MAXIMUM TRIFS PERMITTED BY SFECIFIC FLAN

SUBAREA

1,2
i

TOTAL

TRIFS/1000 SOFT. TRIFS

ALLOCATION TYFE BUILDABLE AREA FERMITTED
INITIAL ALLOCATION 42 TRIPS 19242
BONUS/TDR ALLOCATION 42 TRIFS 19242
84 TRIFS 18485

CALCULATE DEVELOFMENT ON COMMERCIALLY-ZOMED FORTION USING INITIAL
ALLOCATION OF TRIFS FROM STEF S

use

OFFICE
RETAIL
MEDICAL
RESTAURANT
FAST FOOD
DRIVE-~THRU
ENTERTNMENT
HOTEL
RESIDENTIAL

TOTAL SQ.FT

TOTAL HOTEL ROOMS

TOTAL D.U. 'S

TOTAL TRIPS USED
MAX. TRIFS PERMITTED
REQUIRED FARKING

cosTs

BUILDING VALUATION

ESTIMATED
EXISTING  FROFOSED CONSTRUCT.
TRIFS SOFT.RODMS SOFT.ROOMS TRIPS COST/SOFT.
GENERATED OR D.U.'S OR D.U.'S USED (NOTE 1)
14/100C SOFT. 23000 7322 114
3571000 BOFT, 250000 8750 77
75/1000 SOFT, Q 127
45/1000 SQFT. 10000 450 135
154/1000 SOFT. O 5
553/1000 SOFT. 0 95
1471000 SQFT. 15000 210 123
10/RO0M T 250 2500 93
7.55/D.U. [ a8z
82
Q 728000
280 (%)
o
19232
19242

(CONSTRUCT 10N

+ FPARKING COSTSNa u v cras oo iole s'e o Sib EEGEGRE 5041

ESTIMATED
CONSTRUCT.
cosT

(NOTE 2}

H0HLBOO
172500¢
]

1 350000

Q

8]
1845000
(8]

O

(o]

8I113000
105452200

FARK ING
SFACES

10486
SO0
O

20

(%}

0
429
()

O

)

EST. COST
REQUIRED
FARE TNG
(NOTE )

11715200
SHOCOON
©
224000

)

4810¢

QETI200



STEP 7 CALCULATE BONUS TRIPS BENERATED BY DEVELOPMENT IN STEF &
(ALVARADD, WILSHIRE CENTER, MIRACLE MILE SECTORS ONLY)
BONUSABLE FEATURE PROPOSED SGFT. BONUS BONUS TRIPS
(SUBAREAS) 1" IF B.A.# FACTOR ALLOCATED
TRANSIT:
(1) DIRECT CONNECTION 14/1000 B.A. 0
(1) OFF-ST.BUS TERMINAL 1471000 B.A. o]
(1,2) FUNCTIONAL CONNECTION 1 5/1000 B.A. 2291
STREET ENVIRONMENT:
(1,2) BROUND FLOOR RETAIL 100000 7/100 SGFY. 7000
(1,2) BROUND FLOOR RESTURANT 5000 7/100 SOFT. 350
11,2) DUTDOOR CAFE 7/100 SOFT. o
CULTURAL 3
(1,2) CULTURAL/ENTERTAINMENT S000 8.6/100 SOFT. 280
}
i HISTORIC PRESERVATION:
t1,2) HISTORIC PROFERTY 5.6/100 SOFT. o
(1,2) HISTORIC FACADE $/1000 B.A. 0
COMMUNITY SERVICES:
(1,2) COMMUNITY USE FACILITY 5.6/100 SQFT. o
OFEN SPACE:
(§,2) AMENITY SPACE 150000 4.2/100 SOFT. 6300
(1,2) RECREATIONAL USE 4.2/100 SOFT, o
(1,2) ROOFTOP BARDEN 5000 4.2/100 S@FT. 210
= HOUS ING:
(1,2) HANDICAPPED 7/100 SEFT. o
(1,2) SENIOR CITIZEN 7/10¢ SQFT. e}
(1,2) LOW TO MODERATE 7/100 SOFT. o
€1,2) RENTAL S5.46/100 SOFT, o
(1,2) CONDOMINIUMS 2.8/100 S@FT. o
TOTALS 265000 16431
MAX. TRIPS PERMITTED 19242
STEP 8 INDICATE TDR TRIPS NEEDED TO REACH MAXIMUM F.A.R ALLOWED BY
BPECIFIC PLAN (ALVARADQ, WILSHIRE CENTER, MIRACLE MILE SECTORS
ONLY)
2812
BTEP & CALCULATE DEVELOFMENT ON COMMERCIALLY-ZONED PORTION USING BONUS &
TDR ALLOCATION OF TRIPS FROM STEFS 7 & 8
ESTIMATED
PROFOSED CONSTRUCT.
SEFT. ROOMS TRIPS COST/SQFT.
UsE TRIPS BENERATED OR D.U.'S USED  (NOTE 1)
OFF ICE 14/1000 SOFT, 1374400 19242 116
RETAIL 35/1000 SOFT. 0 77
MEDICAL 7571000 SEFT. 0 127
RESTAURANT 45/1000 SQFT. Q 133
FAST FOOD 164/1000 SOFT. o 95
DRIVE-THRU 553/1000 SEFT. 0 95
ENTERTNMENT 14/1000 SOFT. 0 123
HOTEL 10/RO0M 0 93
RESIDENTIAL 7.55/D.U. 0 az
TOTAL SGFT. 1374400
TOTAL HOTEL ROOMS o
TOTAL D.U.'S o
TOTAL TRIFS USED 19242
MAX. TRIPS FERMITTED 19242
REQUIRED PARKING
cosTs
TOTAL CONSTRUCTION + PARKING COST. . ouuuannansasannassssscnnonsosnnsnnnnsnnss

* B.A,

~ BUILDABLE AREA

ESTIMATED
CONSTRUCT.
cosT

(NOTE 2)

159430400
Q0
QO
O
O
[}
0
0
&)

1594320400
190216960

FARK ING
SFACES

2749
(4]
(¥
(%)
(8]
0

oo

EST. COST
REGUIRED
FARY ING
(NOTE 4)

F078&560
O
1}
(3]
()
[
O
[§]
O

30786560



STEP 10

STEP i1

APPENDI X

NOTES

SRFT. /DWELLING UNIT

INDICATE TOTAL DEVELOPMENT ON COMMERCIALLY-2ONED FORTION

(SUM OF DEVELOFMENT FROM STEPS &6 & 9
ESTIMATED
PROFOSED EXISTING CONSTRUCT .
SOFT. ROOMS SQFT.ROOMS TRIPS COST/SQFT.
USE OR D.U.'S OR D.U.°S USED (NOTE 1)
OFFICE 1897400 o] 26564 116
RETAIL
BROUND FLOOR 100000 o) 3500 77
OPTIONAL 150000 Q 250 77
MEDICAL (o] 0 (] 127
RESTAURANTS 10000 o] 450 135
FAST FOOD (] [¢] 0 95
DRIVE-THRU 0 (o] o] . 1
ENTERTAINMENT
CULTURAL 5000 o) 70 123
OPTIONAL 100600 o 140 123
HOTEL o 250 2500 93
RESIDENTIAL
HANDICAPFED o] o] o] 82
SENIOR CITIZEN o 0 0 82
LOW TO MODERATE [¢] (o] o] ez
RENTAL [¢] (o) Q 82
CONDOMINIUMS o o 0 82
OPTIONAL [e] [e] [o] ez
TOTAL. SOFT. 2172400 o
TOTAL HOTEL ROOMS . 250
TOTAL D.U. 'S (]
TATAL TRIFS USED 38474
MAX. TRIPS PERMITTED 384895

REQUIRED PARKING
CusTs
BUILDING VALUATION (CONSTRUCTION +

PARKING COSTS)..cvunvennvassnns

INDICATE TOTAL DEVELOPMENT ON ENTIRE SITE (SUMMARY OF STEPS 3%10)

COMMERCIALLY-
ZONED
PORTION

TOTAL SQFT. (NOTE 2) 2297400

SUBSET: HOTEL ROOMS 250
SUBSET: D.U. 'S o]
REQUIRED PARKING 4743
F.A.R. 5.01
HOTEL FARKING CALCULATION:
SQFT. /PARKING SPACE: (NOTE 3}
EST.COST/SQFT.FARKING: (NOTE 4)

PARKING SFACES/D.U.:

(NOTE 2)
SQfT./HOTEL ROOM (NOTE 2)

1. VALUATION ESTIMATE, CITY DOF L.A.
JAN. 1984; ASSUMED "EXCELLENT"
"TYFE 1&1I" FIRE RESISTANCE FOR

RESIDENTIALLY~
ZONED

PORTION TOTAL

942372 3239772

250 500

874 874

1311 6054

i.80 3.30
FALSE
0
TRUE
FALSE
[a]
FALSE
Q
o
400
28
1.5
1000
S00

DEFT OF BUILDING AND SAFETY,
QUALITY CONSTRUCTION AND
COMMERCIAL BUILDINGS AND

"MASONRY" CONSTRUCTION FOR RESIDENTIAL.

2. RESIDENTIAL: 1000 SQ.FT. PER DWELLING UNIT ESTIMATE.
HOTEL: SOC/SQ.FT. FER RODM ESTIMATE.

3. ESTIMATED SQ.FT. PER PARKING SPACE FOR CALCULATING FARKING LOT
SIZE. FROM KEVIN LYNCH, SITE PLANNING, 1942 (CAMBRIDGE: MIT
PRESS) .

4. VALUATION ESTIMATE, CITY GF L.A. DEPT. OF BUILDING AND SAFETY,

JAN.

1984;

"FARK ING GARAGE"™.

ESTIMATED
CONSTRUCT.
CosT

(NQTE 2)

220098400

7700000
11550000
Q
1350000
o]

Q

&15000
1230000

o

CQ0O00QCO0Q

242543400
295669160

PARK I NG
SPACES

3795

200
300
0
20
[s]

Q

1473
286

[w]
0
&
O
o]
Q

(5]

4742

EST. COST
REMIIRED
FARK ING
(NOTE 4)

42501760

2240000 -
ITHOOO0
o
228000
(]
Q

Z200000
0O

Q
(]
[¥]

[

O
O

S3125760



METRO RAIL STATION
EXAMFLE OF DEVELOFMENT

STEF 1

STEF 2

STEP 3

STEF 4

STEF 5

STEF 6

AMBASSADOR HOTEL PROPERTY EXAMPLE

ALTERNATIVE 1: RETAIN EXISTING HOTEL
SPECIFIC PLAN PHASE II -

AREA DEVELOFMENT FLANS
FOTENTIAL HSING TRIFS, BORMNISES & TDR

IDENTIFY FARCEL % FHASE

ADDRESS:

BOOK—-FAGE~FARKCEL #:

AMBASSHDUR HOTEL. PROFERTY
S094--006~-01 6, SO%F- 001G -0

SPFECIFIC FLAN SECTOR: WILSHIRE CENTER

STATION:
SUBAREAS:

PHASE ¢

NORMAND LE
1,2,%a,4,42

11

ALTERKNATIVE 1 - RETAIN EXISTING ANHASTADOR HOTEL

CALCULATE RESIDENTIAL RUILDARLE AREN

SUBAREA ZON MG

4,4a RA-2

GROUSS® SE THALS EUILDARLE AVE. LOT
AREA AREA AFEA  AREA/D.U.
568572 44100 524473 00

CALCULATE DEVELDFMENT O RESIDENTTALLY-ZONED FORTION

UseE

COMMERCIAL SOFT.

SUBSET: HOTEL fO0MS

RESIDENTIAL SOFT.
D.U. 'S
TOTAL SOFT.

F.A.R.
FERMITTED PROFOSED (FRUFOSED+
BY FLAN  TXISTING ADDITIONAL EXISTING)
s o Q.17

(8] (A
874122 0 874122 1.67

874 0 874 °

R74122 o) /74122 1.80

CALCULATE COMMERCIAL LUILDAERLE AREA

SUBAREA ZONTNG
1 ca-4
2,2a Ca-2
TOTAL

& SETRACE  BUILDAELE
ARERA AREA AREA

42750 (8] {42754
4315402 (=} 415402
45815% (8] 453152

CALCULATE MAXIMUM TRIFS FERMITTED BY SFELIFIC FPLAN

TRIFS/1000 SOFT. TRIFS
SUBAREA ALLOCATION YYFE BUTLDABLE AREM FERMITTED
1,2 INITIAL ALLOCATION 42 TRIPG 19242
1 BOMUS/TDR ALLOCATION 140 RIFS 57895
2 BONUS/TDR aLLOCATION 42 IRIrS 17447
TOTAL 132 TRIFS 42674

CALCULATE DEVELOFMENT ON COMHERCLALILY- ZONFD FORTION USING INITIAL

ALLOCATION OF TRIFS

USE

OFFICE
RETAIL
MEDICAL
RESTAURANT
FAST FOOD
DR1VE~-THRY
ENTERTMMENT
HOTEL
RESIDENTIAL

TOTAL SE.FT

TOTAL HOTEL ROOMS
TOTAL D.U.'S
TOTAL TRIFS USED

MAX. TRIFS PERMITTED

REQUIRED FPARKE ING
CosTs
BUILDING VALUATION

(CONSTRUCTION + P'ARE ING COSTS)

FROM STER & &

ESTIMATED
EXISTING FROFOSED CONSTRUCT.
TRIFD SOFT.ROOMS SF T, ROOMS TRIFS COST/80rT.
GEMNERATEDR Gk D.U. 'S OFR D.U. 'S USED (NOTE 1)
1471000 SOFT, S2TO00 x$2 116
I5/1000 SOF 7. 280000 87350 77
75/1000 SOrT. O 27
45/1000 SOFT. 1 QOO0 450 135
164/1000 SDFT. . o )
SS5Z/1000 SQFT, o 95
14,1000 SQF T, 13000 210 123
10/RO0OM 250 2500 =
7.8§5/D.U. ¢} 8z
82

(5] 738000

250 (5}

Q) (&)

ESTIHATED

CONSTRUCT.
cosr
(NOTE 2)

LE0EL68000
(%]
1350000
(o]

(s}
1845000
0O

(]

(W}

FAaREING
SFACES

1046
SO0
(8]

20

(2]

(3]
42#
[N}

(%)

(8]

Pt 16
(MOTE 4

1 S

SEOOOD0

(8]
prond: 15 T
()
[a]

O
[}

(5]




STEFP 7

(1)
(1
€1,2)

1,2)
1,2
u,2)

(1,2

,2
(1,2}

€1,2)

(1,2
t1,2)
(1,2)

(1,2)
(1,2)
(1,2)
(1,2
1.2)

STEP 8

ETEP 9

* B.A.

CALCULATE BOMUS TRIFS WENERATED By DEVELOPMENT 1IN STEF &
(ALVARADO, WILSHIRE CENTER, MIRACLE MILE SECTORS ONLY)

BONUSAELE FEATURE FROFOSED 5QF T . BONUS BONUS TRIFS
(SUBAREAS) OR “1" IF B.A.* FACTOR ALLOCATED
TRANSIT:

DIRECT CONNECTIDN 14/1000 B.A. (o]
OFF-ST.BUS TERMINAL 1471000 B.A. Q
FURCTIONAL CONNECTION 1 S/1000 B.A. 2291
STREET ENVIRONMENT:

GROUND FLOOR RETAIL 100000 7/100 SEFT. 7000
GROUND FLOOR RESTURANT SO00 7/100 SOFT. IS0
OUTDOOR CAFE 2000 77100 SQFT. 140
CULTURAL :

CULTURAL/ENTERTAINMENT SO00 S5.6/100 SOFT. 280
HISTORIC FRESERVATION:

HISTORIC PROFERTY 5.6/100 SOFT. [¢)
HISTORIC FACADE 3/71000 H.A. o]
COMMUNITY SERVICES:

COMMUNITY USE FACILITY SO00 5.6/100 SEFT. 280
OPEN SFACE:

AMENITY SPACE 130000 4.2/100 BRFT. 6300
RECREATIONAL USE 4.2/100 SRFT. Q
ROOFTOF GARDEN S000 4.2/7100 SOFT. 210
HOUS ING:

HAND 1CAFFED 7/100 SQFT, Q
SENIOR CITIZEN 7/100 SRFT. 0
LOW TO MODERATE 77100 SEFT. o
RENTAL S.6/100 SOFT. (o]
CONDOMINIUMS 2.8B/100 SOQFT, o]
TOTALS 272000 168351
MAX. TRIPS PERMITTED 23432

INDICATE TDR TRIFS NEEDED TO REACH MAXIMUM F.A.R ALLOWED BY
SPECIFIC PLAN (ALVARADO, WILSHIRE CENTER, MIRACLE MILE SECTORS
ONLY)

&581

CALCULATE DEVELOFPMENY ON COMMERCIALLY--ZOMED FORTION USING BONUS %
TOR ALLOCATION OF TRIFS FROM STEFS 7 & 8

ESTIMATED

PROFOSED CONSTRUCT.

SAFT.ROOMS TRIFS COST/SQFT.
USE TRIFS GENEFRATED OR D.U. 'S USED (NOTE 1)
OFF ICE 14/1000 SOFT. 1670000 23380 116
RETAIL IT/1000 SOFT. o] 77
MEDICAL T7T/1000 50F1 . Q 127
RESTAURANT 45/1000 SOFT., [e] 135
FAST FOOD 16471000 SRFT. (o] 9T
DRIVE-THRU SSI/1000 SFT. [¢] 95
ENTERTNMENT 1471000 SOHT. Q 123
HOTEL 10/R0O0M o 3
RESIDENTIAL 7.35/D.U. (o] 82
TOTAL SGQFT. 1670000
TOTAL HOTEL ROOMS Q
TOTAL D.U. 'S O
TOTAL TRIPS USED 23380
MAX. TRIPS FERMITTED 23432
REQUIRED FAREING
COsTS
TOTAL COMSTRUCTION + FPARKING COST.....cna. O

- BUILDABLE AREA

ESTIMATED
CONSTRUCT.
cosT

(NOTE 2)

193720000
O
O
O
O
. o
Q
(]
Q

193720000
224306560

FARK ING
SPACES

I340
8]
O
i}

2]
id
£
o

EST. COST
REQUIRED
FARK ING
(NOTE &)

J7808000
O
0
o]
I}
s}
0
(8]
)

374000



BTEP 10 INDICATE TOTAL DEVELLOFMENT ON COMMERCIALLY-ZONED FORTION
(SUM OF DEVELOPMENT FROM STEFS & &% 7)
ESTIMATED ESTIMATED ES1. COS3T
PROFOSED EXISTING CONSTRUCT. CONSTRUCT. REQUIRED
SQF 7. RODMS SUFT. ROOHS TRIFS COST/SQFT. CcosT FORE TNG FaRE THNG
USE Ok D.U.'S OR D.U.'S USED {NOTE 1) (NOTE 2) SFACES (MOTE a)
OFFICE 2193000 Q 30702 116 254388000 47834
RETAIL
GROUND FLOOR 100000 (&} ISO0 77 TTOCOO0 200 SAOONO
OPTIONAL 150000 O 5250 77 11550000 IO0D IITHENO0G0
MEDICAL Q (4 (o] 127 0 ) O
RESTAURANTS 10000 (o] 450 135 1 250000 EE 224000
FAST FOOD (o) o] [e] 9% 0 (2] W)
DRIVE-THRU O [¢) [d] S [a) (] O
ENTERTAINMENT
CULTURAL SO00 ] 70 123 & 15000 1472 1 600000
OFTIONAL 10000 (e} 140 23 1230000 266 F200000
HOTEL 0 250 2500 d o o o
RESIDENTIAL
HANDICAFFED o) [a) Q 82 ) ) )
SENIOK CITI1ZEN (o) (] Q 2 o) O )
LOW TO MODERATE ¢ Q (o) 82 ) 0 O
RENTAL o] O [a] 2 o O 0
CONDOMINTIIMS O [§] O [}l o 0O o
OPT IONAL 3] 0 4] a8z O O 0
TOTAL SQFT. 2468000 O
TOTAL HOTEL ROOMS O 250
TOTAL D.U.'S Q &)
TOTAL TRIPS USED 2612
- MAX. TRIFS FPERMITTED 82674
REDUIRED PARKING 57Ty
cosTs 276833000 S9747200
BUILDING VALUATION (CONSTRUCTION + PARKING COSTS) cnvnueoonencnonnn 329958760
STEP 11 INDICATE TOTAL DEVELOFMENT ON ENTIRE SITE (SUMMARY OF STEFS Fxi)
COMMERCIALLY- RESIDENTIALLY~
ZONED ZONED
PORTION FORTION TOTAL
TOTAL SQFT. (NOTE 2) 2593000 92272 3338372
SURSETs HOTEL ROOMS 250 250 SO0
SUBSETs: D.U. 'S [s] 874 874
REQUIRED PARKING 5338 1311 6646
F.A.R. S. b6 1.80 Z. 60
APPENDI X
ROTEL FARKING CALCULATION: FALSE
(o]
TRUE
- FALSE
(]
' FALSE
[a]
[¢]
SOFT. /PARKING SFACE: {NOTE 3) {00
i EST.COST/SOFT.PARKING: (NOTE 4) 8
PARKING SPACES/D.U.: i1 5
SQFT. /DWELLING UNIT (NDTE 2 1000
BEFT./HOTEL ROOM (NQTE 2) 300
NOTES

1. VALUATION ESTIMATE, CITY OF L.A. DEFT OF BUILDING AND SAFETY,
g JAN. 19843 ASSUMED "EXCELLENT® QUALITY CONSTRUCTION AND
i "TYPE IXII™ FIRE PESISTANCE FOR COMMERCIAL BUILDINGS AND
"MASONRY" CONSTRUCTION FOR RESIDENTIAL.
2, RESIDENTIAL: 1000 SQ.FT. PER DWELLING UNIT ESTIMATE.
HOTEL S00/SQ.FT., PER ROOM ESTIMATE. .
3. ESTIMATED SQ.FT. PER PARKING SFACE FOR CALCULATING FARKING LOT
SIZE. FROM KEVIN LYNCH, SITE.FLANNING, 1942 (CAMBRIDGE: MIT
PRESS) .
4. VALUATION ESTIMATE, CITY OF L.A. DEFT.
JAN. 1984; “PARKING GARAGE".

OF BUILDING AND SAFETY,



STUDY OF PARKING POLICIES AND PROGRAMS
FOR METRO RAIL STATION AREAS

The purpose of this report is to discuss relevant issues and recommendations
regarding the use of parking incentives and peripheral parking in the Metro
Rail Station Areas. The recommendations of the Mayor's Blue Ribbon
Committee on the Los Angeles CBD Transportation Study, the CRA's
experience in the CBD and the Planning Department's parking demand
forecasts have been utilized in this briefing. The policy and program
recommendations are intended for use in the Station Area Development Plans'
Economic Incentives Section.

Parking incentives in the City of Los Angeles allow a 40 percent reduction in
required on-site parking if the developer provides 1) an acceptable
Transportation Alternative, such as a ridesharing program, or 2) remote
off-site parking. Transportation Alternatives must have significant, achievable
participation levels (e.g., 20% of building employees). With remote off-site
parking, the developer must provide transportation between the remote site
and the main building. These conditions are treated as legal obligations on
the building owner. The purpose of the incentives is to reduce traffic
congestion and to facilitate development by lowering the cost of providing
parking.

Parking requirements in Centers are proposed to be changed, by ordinance, to
one space per 1,000 square feet of commercial floor area, while outside of
Centers required parking would be increased to three spaces per 1,000 square
feet. Most Metro Rail Station Areas are contiguous with Centers.

The market for reduced parking requirements (parking incentives) is limited,
based on the City's experience with its own program, in part because of

lending institutions’ loan criteria. In order to secure a loan, a developer is
often required to provide parking in excess of that required by City
ordinance. Thus, even if the City's parking requirement is decreased,

parking incentives aren't likely to help developers undercut the minimum
requirements established by private lending committees. This problem is
exacerbated by lenders’ unfamiliarity with transportation system management
(TSM) strategies, their success rate and their function in a broader
transportation/land use framework. In the scheme of real estate investment
decision-making, parking "incentives" aren't really meaningful in the context of
more important market conditions, such as location. Therefore, TSM strategies
should not be treated as incentives but simply as conditions of approval.

The need for peripheral parking is growing in the CBD and will undoubtedly
be felt in other areas of high-density development, such as Metro Rail Station
Areas. Peripheral, or off-site, parking is a TSM strategy to achieve a
reduction in traffic congestion that would otherwise be expected to accompany
projected development. Its purpose is to intercept commuter traffic from all
directions before it enters the Station Area/Center. Commuters park at the
peripheral parking facility and complete their journey into the Station
Area/Center by walking or on a short shuttle ride. Analyses indicate that to
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efficiently operate a shuttle service, each facility should contain at least 400
cars. Also, an area must have relatively high parking prices in order to
create sufficient market demand to support peripheral facilities.

The CRA's experience with peripheral parking in the CDB has led to a detailed
study to develop program policies, identify an optimal, long-term network of
peripheral sites, and develop an implementation program. Peripheral parking
requirements are included in CRA's development agreements for major CBD
projects. The agency estimates that 40 percent of Code-required parking for
such projects is now being located outside the CBD Traffic Impact Zone.

CRA - identified(1) factors for a successful peripheral program inciude the
provision of Proposition A subsidies for a shuttle service, the existence of
high market prices for parking within the CBD, user accessibility and
convenience of peripheral sites, and the location of sites near freeway
off-ramps to mitigate traffic into downtown. The CRA is also concerned with
the impact of peripheral facilities on host communities.

The Mayor's Blue Ribbon Committee recommends that at least 25 percent of
Code-required parking for new CBD development be located in peripheral
locations. The Committee is considering the use of peripheral parking to
replace spaces lost as a result of new development, when such spaces are
required to be replaced. Peripheral parking can also be used to support the
rehabilitation of existing buildings. In general, the Committee has set the
following objectives regarding peripheral parking:

e Emphasize commuter convenience and security at peripheral lots.

2. Utilize reasonable means to ailow preferential use of streets by shuttle
vehicles.

3. Test market issues and consumer acceptance through a City-sponsored

pilot project.

4. Create incentives for the free-market reallocation of existing parking
spaces within the Station Area.

3. Keep the shuttle running late enough to accommodate those on staggered
work hours. Late-hour operation could also accommodate Station Area
cultural and recreational activity schedules, enhancing the economic
opportunities of the Area.

The Mayor's Blue Ribbon Committee makes a number of recommendations
regarding TSM programs, inciuding peripheral parking:

1. TSM programs should be required and enforced on all new developments
in the CBD. Existing businesses should be encouraged to participate.

2. The City should design an annual monitoring/audit system which can
measure rideshaping levels. The City should enforce TSM programs if
goals are not reached. -

(1) Rich Willson, CRA, telephone conversation, February 1986
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3 Efforts should be made to encourage flexibility between peripheral
parking, transit and ridesharing use - both in new programs and in
enforcement efforts. Staggered work hours and flex time should be
encouraged in order to move trips out of peak congestion hours.

4. Developers should be given credit for establishing and maintaining
increased ridesharing and transit usage in existing nearby buildings for
which TSM programs are not required.

The Ad Hoc Transportation Committee for the CBD recommended that parking
demand and supply forecasts be made for the CBD to ascertain the precise
need for peripheral parking. As part of such a needs assessment, they
recommended inclusion of figures on existing parking, expected deficits, and
planned parking for on-going development.

A needs assessment for peripheral parking in Station Areas follows. Figures
for current estimated usage and supply of parking, 1995 projected total
demand for parking (constrained and unconstrained)(2) and 1995 projected
total supply of parking under three different scenarios are presented for eight
Station Areas in Table 1. The sources for these figures and projections are
the data maps for the eight Station Area Development Plans. Chart 1 is a
graphic illustration of projected supply and demand scenarios from Table 1.

Findings

1. In all of the eight Station Areas, current supply of parking exceeds
current usage of parking by anywhere from 22 to 55 percent.

2. In the Alvarado Station Area, projected demand exceeds projected supply
in every scenario. .

3 In the Vermont Station Area, projected supply substantially exceeds
projected demand in every scenario.

4. In the Normandie Station Area, projected supply exceeds projected
demand in all but one scenario (unconstrained demand and 1:1,000
parking requirement) and then only slightly.

w

In the Western Station Area, projected unconstrained demand exceeds
projected supply, while projected constrained demand consistently falls
short of projected supply.

6. In the La Brea, Wilshire/Fairfax, Beverly/Fairfax and Universal City
Station Area, projected supply exceeds projected demand in every

scenario.

(2) "Unconstrained Demand” - Number of parkers attached to a given trip
generator.
"Constrained Demand" - Number of parkers who need to be accommodated

in a given facility after the use of alternative facilities and TSM programs
are considered.

(Source: ULl & Nat'l Parking Assn. (1983) Dimensions of Parking 2nd Edition)
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7. In the Vermont, La Brea, Wilshire/Fairfax, Beverly/Fairfax and Universal
City station areas, existing supply will accommodate both constrained and
unconstrained demand.

Peripheral parking facilities will be most needed at the Alvarado Station Area,
according to the findings above. They may also be needed at the Western
Station Area. |If existing parking supplies in other Station Areas, particularly
Normandie, La Brea, and Wilshire/Fairfax, substantially diminish as a result of
their replacement by new development, peripheral parking may be needed, and
viable, at those stations as well. Supply of parking in the station areas must
be at about the same level of demand, or lower, in order for prices and
congestion to rise high enough for peripheral parking to be an acceptable
alternative.

Peripheral parking spaces needed using Table 1 projections:

Alvarado Station Area - 221 to 5,141 (depending on the level of constraint
on demand)

Western Station Area - 1,607 to 3,697 (but only if demand is largely
unconstrained; if demand is
constrained, 0 spaces will be needed)

Normandie Station Area - 244 (unlikely, uniess demand is completely
unconstrained)

These figures would increase in direct proportion to the number of parking
spaces removed from the market as the result of new development.

Number of parking spaces a Station Area must lose before peripheral parking
becomes viable:

Alvarado Station Area - 0

Vermont Station Area - 5,606 to 7,913
Normandie Station Area - 0 to 5,850
Western Station Area - 0 to 803
La Brea Station Area - 642 to 1,530
Wilshire/Fairfax Station Area - 1,589 to 6,007
Beverly/Fairfax Station Area - 2,904 to 6,846
Universal City Station Area - 1,326 to 2,568

Recommendations

1. Eliminate additional parking incentives in STARDs and substitute them
with peripheral parking policies and programs.

2. Plan for a peripheral parking facility to accommodate at ieast 500 cars,
with room for expansion, outside the Alvarado Station area.

3, Monitor subtraction and addition of parking spaces and market prices for
parking in other Station Areas over time to assess when peripheral
parking should be initiated.
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Require and enforce transportation system management programs on new
development in the Station Areas. These programs should reflect a
mixture of transit, ridesharing and peripheral parking. Staggered work
hours and flex time should be encouraged to move trips out of peak

congestion hours,

MSC150/hb



