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1.1 REPORT OVERVIEW

This report provides documentation for the assessment of land use and
development impacts summarized in Chapter 1[I, Section 2, of the Subseguent
Environmental Impact Report (SEIR) for the Southern California Rapid Transit
District’s proposed heavy-rail rapid transit project. It documents existing
conditions within proposed station areas, describes the methodology used to
evaluate 1mpacts, and provides detailed guantitative documentation of impacts
for the candidate alignments evaluated in the SEIR. This analysis faocuses
primarily on the thirteen stations not previously covered by the Final
Environmental Impact Statement (FEIS), 1983 and the SCRTD Technical Report on
Land Use and Developmental Impacts (1983) and refers to those reports when the
information remains unchanged.

The basic premise of this analysis is that the presence of a heavy-rail transit
station will promote development around proposed station areas and that such
development 1s generally desirable. Experience in other cities indicates that
induced development occurs, though to varving degrees. The city of Toronto has
experienced substantial development around heavy-rail stations which can be
attributed to their presence, while littie or no substantial development has
occurred to date in the areas surrounding Bay Area Rapid Transit (BART) stations
in the San Francisco Bay Area. Development around stations is considered
desirable, as documented in the SCRTD Milestone & Report: Land Use and
Development, for a number of reasons:

o It reduces dependence on a single transportation mode (i.e.,
the automobile) and permits a choice among modes;

o It reinforces the *"Centers Concept," basic to land use
pianning in the Los Angeles region, which calls for the
concentration of devel opment at a series of centers
interconnected by a rapid transit system:

o By attracting development to the existing urban core area, it
reduces the rate at which outlying areas are converted from
agricultural or other open-space use to urban use, and reduces
the cost of providing infrastructure (freeways, roads,
utilities, and sewerage) to serve the new development.

The extent to which development will occur around stations is influenced by a
variety of factors. The availability of currently underutilized land designated
for high-density residential and commercial use and the desirability of the area
from the perspective of the development community are fundamental wvariables.
The availability of land for development is determined by its zoning, community
plan designation, and by its current uses. The desirability of the area for
development is influenced by a more complex set of factors including current
development trends, the character of the surrounding community, accessibility by
automobile, cost of land, size of parcels, and ease of land assemblage.

This assessment of land use impacts evaluates the potential for development both
with a Year 2000 Base Conditicn as well as a Year 2000 Metrc Rail (Maximum
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Impact Condition). Development that occurs in conjunction with the Metro Rail
Progect may produce both positive and negative impacts. In general, the
stimulation of development in the Regioconal Core and around Metro Rail staticons
is considered a positive land use impact when the stations are located in
designated Centers and when the growth can be accommodated without adverse
impacts. In the case of the five candidate alignments studied, the project will
help 1mplement the Centers Concept by connecting Centers, by promeoting
development at designated growth centers, by aiding in the revitalization of
economically stagnant areas, and by providing access to commercial services and
employment near established population concentrations.

Five candidate alignments are discussed in this report. These alignments are
described in detail in the SEIR. Two levels of development with the Metro Rail
Project are identified and evaluated: first, the leve] of development that
would likely occur under the existing market conditions with no direct
intervention by SCRTD or governmental agencies to promote joint development, and
gecond, the level of development which could be apsorbed by the market given a
concerted effort on the part of the SCRTD and/or local government to promote
increased growth. The second level of deveicpment assumes that the SCRTD and/or
local governments will actively implement their goals of focusing development
around station locations. Throughout this report the first level of development
is termed "With Metro Rail" and the second is termed "With Incentives.*

Residential development progections for the planning areas and individual
station areas in the Regional Core were based on growth projections developed by
the Southern California Association of Governments (SCAG) 1982 adopted the SCAG-
82 CGrowth Forecast Policy. The projected “base conditions* for the year 2000
correspond to the adopted SCAG-82 Modified Forecast which is the currently
adopted projection used by SCAG for regional planning. The residential growth
projections under Metro Rail Maximum Impact Conditions correspond to an
alternative projection developed by SCAG in 1982 (SCAG-82B) which assumed a
higher concentration of new growth in the most densely developed areas of the
region, including the Regicnal Core. SCAG-82B is considered an appropriate
basis for projecting Metro Rail-induced growth and assessing the impacts of this
growth 1n the station areas.

Commerclal growth projections were developed by Peat Marwick Mitchell and Co.
and Sedway/Cooke for the FEIS, 1983. The methodology used was duplicated to
evaluate the thirteen additional stations being considered in the five candidate
alignments. The market study identified commercial projections for the base
condition, assuming the development of Metro Rail! and assuming the development
of Metro Rail with a conscious effort to promote joint development. Six
categories of commercial development were considered: major office, community
office, hotel, employee-serving retail, regional retail, and community retail.
The projections reflect projects under construction or completed between 1980
and 1985, and market absorption projections through the year 2000, based on
historic rates and recent developmental trends, Specifically, the "major
office" projection for the base condition reflects existing growth rates, and
the projection with Metro Rail Maximum Impacts reflects experiences in other
rail systems in the United States. The "major office" projections for the
planning areas were generated for the base condition and the Metro Rail Maximum
Impact condition and were allocated to station areas within the planning area
based on development activity trends. The “community office" projection is a
reflection of development activities 1n the station areas. Likewise, hotel
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activity 18 a reflection of ({rends in the station areas. "Employee-serving
retail" space is assumed to be five percent of the major office space in a
station area. "Regional retail" and "community retail" projections are derived
from poputation projections from the base and Metro Rail Maximum Impact
conditions, applying appropriate per capita retail spending figures for a
particuiar planning area. Based on prior studies, regicnal retail saies
constitute 44.33 percent of the retail spending and sales amount to $106.46 per
square foot, and community retail is 55.67 percent of the retail spending and
constitutes $88.97 per square foot (derived from “Technical Report: Land lige
and Development Impacts" (1983). HNon-taxable food sales are $227.07 per sqguare
foot. The "regional retail commercial®" proJection is based on the entire growth
for the Regional Core faor the base condition and Metro Rail Maximum Impact
condition and is distributed toc station areas based on development trends.
“Community retail commercial® projections are based on the population for the
base and Metro .Rail Maximum Impact conditions in each station area. When a
concerted joint development effort 15 assumed by SCRTD and other local agencies,
the net change between 1980 and 2000 for regional and community retail would be
adjusted upward.

The projected growth under each candidate alignment is assessed for its
consistency with iand use plans and policles and whether it can be accommodated
in a station area without adversely impacting the surrounding community.
Consistency of projected growth with land use plans and policies was evaluated
for station areas and alignments using five submeasures which correspond to the
objectives of the City and County’s general plans:

o To concentrate develiopment in designated growth centers
along the Metro Rail route.

o To concentrate development in other designated growth
centers in the Regional Core.

o] To aid 1n the revitalization of economically stagnant or
declining areas.

(o] To provide additional commercial services and employment
near established population concentrations.

o] To 1mp lement Community Plan, Specific Plan, and
redevelopment project objgectives.

The extent to which growth can be accommodated in station areas without adverse
impacts was evaluated on the basis of seven submeasures:

o] The accommodation of projected residential growth within
walking distance of the station.

o] The accommodation of projected commercial growth within
walking distance of the station.

o] The preservation of stable residential areas by avoiding

pressure to increase residential densities in stable single-
family areas.
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o The preservation of stable residential areas by avoiding
pressure to rezone residential areas for commercial use.

o] The maintenance of stable land values 1n Surrounding
ne jghborhoods.

o The preservation of historic and cultural resources.

o The compatibility with existing land uses and community
character.

1.2 METHODOLOGY

The methodology used to assess the impacts of Metro Rail construction and
operation on land use and development follows six steps: define market/planning
areas, define station area boundaries, collect land use data, define areas
susceptible to reinvestment, project commercial and residential growth, and
evaluate projected development’s consistency with land use policies and its
potential adverse impacts.

1.2.1 FPlanping Areas and Macket Aceas

The First Tier EIS/EIR established a 55-square mile sStudy area which was
referred to as the Regional Core. Within this area, to be directiy served by
the Metro Rail Project, two out of every ten Los Angeles residents live and four
out of every ten work. It is the financial, retail, cultural., and entertainment
center of Southern California.

The Regional Core defined in the First Tier EIS/EIR has been modified for this
study to include additional areas that may experience indirect impacts and to
exclude areas that are not likely to be affected. There are three major areas
of change. First, the potential circulation and access 1issues in North
Hollywood suggested including additional lands to the west toward Coldwater
Canycn Boulevara and to the east into Burbank. Second, lands south of the Santa
Monica Freeway have peen excluded because impacts beyond this physical barrier
are expected to be insignificant. Third, the Central City North Community
Planning Area has been added. The revised Regicnal Core covers 75 square miles.

For the purposes of assessing all categories of impacts, the Regiocnal Core has
been subdivided into "planning areas" which correspond as closely as possible to

community planning areas defined by the City of Los Angeles Department of
Planning (LADOP).

Community planning areas have been defined principally to consider some of the
more aggregated i1mpacts of the transit improvements. These impacts extend
beyond the staticn areas and may include community cohesion and changes in
accessibility to major community-serving facilities. With respect to land use
and development, the community planning areas define the 4dreas which will be
served by the Metro Rail Project and whose development patterns may,
consequently, be affected by the sSystem.

The City of Los Angeles is divided into 36 planning areas. The planning areas

lying fully or predominantly within the Regional Core include Central City
North, Central City, Westlake, Wilshire, Hollywood, Sherman 0Oaks/Studioc City,
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and North Hollywood. In adattion, portions of the county (West Hollywood and
Universal City) and Beverly Hills lie within the study area. Some census tracts
lying within the Regicnal Core are outside the defined community planning areas.
In this report, reference to a particular planning area wiil include the census
tracts comprising the planning area as well as the adjacent tracts that lie
within the Regional Core.

Market areas as perceived by the real estate and develcopment community in Los
Angeles do not correspond precisely with these pianning areas nor do they have
easily identifiable boundaries. In addition, market area boundaries vary with
the type of development being considered. market areas for major office
development in the Regional Core are the Central Business District (CBD), Mid
Wilshire, Miracle Mile, Hollywood, Universal City, the Olympic corridor south of
Wilshire Boulevard, and Beverly Hills west of Fairfax Avenue. Market absorption
projections for major office space have been reaggregated to correspond as
closely as possible to the community planning areas. The proposed thirteen
stations evaluated i1n this report are within the Westlake, Wilshire, and
Hol iywood Planning areas.

1.2.2 5Station Area Boundaries

Geographic "station area" boundaries have been estabiished to define the area
likely to be directly 1mpacted by the presence of a Metro Rail station. The
criterion for establishing station area boundaries is that they encompass an
area of one guarter mile radius from station entrances. This distance
corresponds to a waiking time of lesz than ten minutes to a station entrance--a
walk the majority of the people are willing to make for access to a fixed rail
transit station. Figures 1-1 through 1-13 1dentify one-quarter mile station
impact areas for the thirteen proposed station areas not reviewed in the FEIS,
1983.

1.2.3 Collection of Land Use Data

Existing conditions both in the immediate station area (four blocks immediately
surrounding a station) and the impact area (one gquarter mile radius from the
station) were determined. Detaiied parcei-by-parcel information was collected
for the four blocks surrounding a proposed station location. Block data was
collected and mapped for the station impact areas. Existing land use, =zoning.
building conditions, building heights and historic structures were all
identified ana mapped. The land use information was coilected by field surveys,
and the zoning designations were obtained from the Los Angeles Department of

Planning. Information on the assessed valuation of parcels and improvements
within the 1mpact areas was collected from the County Assessor‘s office.
1.2.4 Define Areas Susceptible to Reinvestment

The next step was to assess the susceptibility of parcels within the station
areas to reinvestment and determine the development capacity of those parcels

1-5



L

—

e

VERMONT/BEVERLY
CANDIDATE ALIGNMENTS1,2,3.4

1-8

Figure 1-1



<]
VER[IONT

A

= |

.

. SANTA MONICA

\ _— I

VERMONT/SANTA MONICA
CANDIDATE ALIGNMENTS 1,2,3.4

Figure 1-2

1-7



-;-

il Ml

1L

—

CANDIDATE ALIGNMENT 4

1-8

v \ N
/ )
l / l\% *
/
| N
SN
| | ‘
\
. L ( al
D / 0]
— = \R\ L
_/‘ 1+ 4 g
=
SUNSET/EDGEMONT

Figure 1-3



HOLLYWO

\ =

~
>/ 7 \

i._

3]

. L

=

N
=
/ R

SUNSET

SUNSET/WESTERN
CANDIDATE ALIGNMENT 4

Figure 1-4



CCCCCCCCCCCCCCCC
AAAAAAAAAAAAAAAAAAA



IIIIIIIIIIIIIII
AAAAAAAAAAAAAAAAAAA



VERLY - _

NHILSIM

WESTERN/BEVERLY
CANDIDATE ALIGNMENT 5

Figure 1-7

1-12



SANTA MONICA

WESTERN

\

WESTERN/SANTA MONICA

CANDIDATE ALIGNMENT 5

Figure 1-8
1-13



VINE

l
HOLLYWOOD —

|

! =

\ ' I |
~ /T[ > /
\ N
\ r /

SUNSET... -~ . _ -

|
N

‘jr] T T

SUNSET/VINE
CANDIDATE ALIGNMENTS 4 and 5

Figure 1-9



Ll |

HOLLYWOOD

EMONT

VERMONT
A

E

VERMONT/SUNSET
CANDIDATE ALIGNMENTS 1,2,3

Figure 1-10



/ i \
L \\
3\
HOLLYWOOD
S ~—
L ~
i z I
\ //' E AN
= |
LLt
\ : )
/ \

~ HOLLYWOOD/WESTERN
CANDIDATE ALIGNMENTS 1,2,3

Figure 1-11



HOLLYWOOD — =

Vi
"
/-

] AN
==
)

N
/ \

T SUNSET T~

\ ! /

A Y
=

B I | —

] B 1
HOLLYWOOD/VINE
CANDIDATE ALIGNMENTS 1,2,3
Figure 1-12

1-17






based on the data collected in step three. Development can take three forms:
1) removal of the structures that represent an underutilization of the site and
construction of a more intensive project, 2) renovation of historically or
architecturally significant structures which represent an intensity of use
consistent with the probable intensity of new development, or 3) a combination
of the above.

Assessed valuation data were used to evaluate the susceptibility of commercialiy
zoned parcelis to reinvestment. For a new commercial development project, the
value of the improvement is typically three to five times the value of the land.
In Los Angeies, where there is an abundance of underutilized iand, oclder
projects are not likely to be considered for reinvestment until the assessed
valuation of the improvement is less than the assessed valuation of the land. A
commercial parcel was considered to be susceptible to reinvestment if the ratio
of the assessed valuation of the existing improvement to that of the land--the
*land utilization rati10'--were less than one.

A commerciai parcel was considered susceptible to reinvestment if all the
following criteria were met:

0 The parcel was zoned for commercial use: and

0 The assessed value of the existing improvement was iess than
the assessed value of the land--typically a vacant parcel,
surface parking ieot, or an colder, poorly maintained low-rise
structure on a parcel! zoned for substant:i:ally more intensive
development.

A residential parcel was identified as susceptible to reinvestment if all of the
following criteria were met:

o The parcel was zoned for multi-family use--R3, R4, or R5; and

¢ The assessed value of the existing improvement was less than
the assessed value of the land--typically a vacant parcei,
surface parking lot, or an older, poorly maintained liow-rise
structure on a parcel zoned for substantially more intensive
deve lopment.

The capacity of each parcel to accommodate new development was calculated for
two levels of development: 1) the theoretical capacity permitted by zoning and
measured by the floor area ratioc (FAR) for commercial development, and sgquare
feet of parcel area per unit for residential development: and 2) the praobable
level of development given the mix of uses anticipated (see step five), required
parking, and the typical height and bulk of structures for those uses in each
specific station area.

1.2.5 Project Commerclial and Residential Growth

Next, commercial and residential development and population growth were
projected for planning areas and station areas. Commercial growth projections
were derived from a market study of six categories of development prepared by
Peat Marwick Mitchell & Co. and Sedway/Cooke for the FEIS., 1983. The categories
of development are discussed below.



1.2.5.1 Office Space

Major office space is defined as cffice space which would attract employees and
clients from throughout the Southern California region. In the Mid-Wilshire,
and Miracie Mile areas major cffice space will be housed in mid~rise (8 to 12
stories) to high-rise (over 12 stories) structures. In the other market areas,
it is expected to be accommodated in a mix of primarily mid-rise structures and
"garden ocffice" complexes (3 to 5 stories).

Community-serving office space 1S occupied by doctors, lawyers, real estate
agencleg, local branches of financial institutions and insurance companies and
other professional offices that serve a localized area. These activities are
typically located 1n garden offices.

Absorption rates for major office space and community serving office space were
estaplished for four market areas affected by this study--Westlake, Mid-
Wilshire, Miracle Mile, and Hollywood--based on historic trends, recent
development activity, and developers’ and brokers’ assessments of future
development patterns. These growth rates were used to determine the year 2000
base condition. Based on the experience of other cities in which fixed heavy
rail systems have been puilt and on input from developers and brokers,
apscrption rates for the year 2000 Metro Rail Maximum Impact condition were
established for the same market areas. Development was allocated to growth
centers within each market area using the same information sources.

The analysis on which market absorption projections for office space is based is
documented in Chapter 3 of this report. As indicated previously, only the
projections for the pase condition are derived from the market study prepared by
Peat Marwick Mitchell & Company (PMM & Co.). The year 2000 Metro Rail Maximum
Impact progjections are 1llustrative of the increase in development that could
occur with the operation of the Metro Rail Project. They are based on
experiences in other cities with fixed rail systems and take into consideration
the constraints imposed on development by anticipated local market conditions.

1.2.5.2 Retail Space

Employee-serving retail space added was estimated using a ratio of 50,000 square
feet of retail space per 1,000,000 feet of office sSpace. In high-rise or miag-
rise structures the ground floor is typically devoted to employee-serving retail
use,

Regional and community-serving retail space projections were derived from the
SCAG population growth projections which represent the base and Metro Rail
alternatives, respectively. Community-serving retail 1ncludes stores and
services that would be found in “neighborhocd centers" and “community centers"
as defined by the Urban Land Institute (ULI) publication "Dollars And Cents of
Shopping Centers" (1981). However, it 18 not assumed that the retail facilities
would be spatially organized only as “shopping centers' as defined by the ULI,
l.e., as establishments developed, owned, and managed as a unit. MNeighborhood
facilities would provide for the sale of convenience goods such as food, drugs
and sundries, and personal services, such ags laundry, dry cleaning, and shoe
repair, to meet the day-to-day living needs of the jmmediate neighborhood.
Community facilities would provide a wider range of establishments selling soft
lines (wearing appare!) and hard lines (hardware and appliances). Community



shopping facllities do not inciude full-line department stores but may inciude
strong speclalty stores.

Region-serving retail facilities provide for the sale of general merchandise,
apparel, furniture, and home furnishings in great variety as well as a range of
services and recreational facillities. In today‘s market, region-serving retail
establishments will most likely be organized as a shopping center arocund one or
two full-line department stores. However, because of the concentration of
development and the location of existing free-stand:ng full-line department
stores on Wilshire, some independent region-serving retail establishments can be
expected to locate in these areas along with single-unit regional shopping
centers. Such single-unit regional centers may range in size from 100,000
square feet to more than 1,000,000 sgquare feet of gross leasable area, Most
regional centers in the Los Angeles area include two or three major department
stores and up to six in some cases.

The following methodology was used to estimate retail floor area added on the
Regional Core:

o Population change for the periocod 1980 to 2000 for each
planning area and each station area was determined as
described subseguently in this chapter.

0 Assumptions regarding "service areas" of businesses within
station areas were established. It was assumed that new
community-serving retail space within a station area would
Serve only the population added within that same station area.
New population outside the station area was assumed to be
served by existing and new businesses within the shopping
areas outside the station area.

In contrast, it was assumed that new region-serving retail
space within station areas would sgerve a substantial
percentage of the new population in the entire Regional Core,
as well as some population added outside the Regional Core.
This is because new popuiation is supported by the Metro Rail
Project and because station areas correspond to multipurpose
centers that currently exist and are designated by the city
and county Centers Concept.

The Base Condition distribution of region-serving retail space
reflects currently planned projects and recent trends. The
change in distribution with Metro Rail reflects the
concentration of population and the projected distribution of
riders along the Metro Rail line. The change with incentives
assumes a concerted effort on the part of SCRTD and local
agencies to promote region-serving retail development. Table
1-1 lists the percentage of taxable expenditures at regional
retail facilities by new Regional Core residents that is
agsumed to be captured by each station area.



TABLE 1-1

PERCENT OF TAXABLE EXPENDITURES BY
NEW REGIONAL CORE RESIDENTS AT REGIONAL
RETAIL FACILITIES CAPTURED BY STATION AREAS

Metro Minimum Ovcerable Seament
Base Rail Metro Rail Max imum
Condi- Impact with Metro with
tlon Condition Incentives Eajl [ncentives
Expenditures by New
Regional Core
Residents in Station
Areas:
o CBD 45 30 35 30 35
o Westlake 0 0 0 0 0
o Wilshire 10 15 20 20 25
o Hollywood 10 15 20 3 3
© Universal City/
North Hollywood 5 10 10 2 2
Expenditures by New
Regional Core
Residents in Regional
Core Qutside Station
Areas 15 15 0 15 i
Expenditures by New
Regional Core
Residents Outside
Regional! Core 15 15 15 30 25
Total Expenditures by
New Regional Core
Residents 100 100 100 100 100
Note: Thig table is simplified to assume that in all cases except the Metro

Source:

Rai! Alternative With Incentives, only regional core residents will make
expenditures in the Regional Core. In fact, non-Regional Core reslidents
can be expected to make purchases in the Regional Core, especially in the
CBD {note, however, that expenditures by employees are partially
accounted for under "employee-serving retail®) just as Regional Core
residents can be expected to make purchases cutside the Regional Core.
For the Metro Rail Alternative With Incentives it Iis assumed that the
combination of the Metro Rail system’s concentration of development
around station areas in the CBD and the CRA‘s South Park development just
outside CBD station areas and including a major retail component would
result in about 17 percent more new regional-serving retail development
in the CBD than would be required to serve only new Regional Core
residents.

Seaway/Cooke and Peat Marwick Mitchell & Co.
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Total non-taxable retail sales were determined by calculating
per capita expenditures on food utilizing data from the U.S.
Department of Labor, "Handbook of Labor Statistics.®

Total taxable retail sales figures for the City of Los Angeles
for 1977 were divided by the city’s population in that year
fand adjusted for inflatedy to obtain an estimate o¢f per
capita taxable retail spending. Per capita spending by
planning area was as follows:

- Central City North 5,566
= Central City $3,417
- West lake 33,417
- Wilshire $5,623
- Hoilvwood $5,543
= Studio City/

Universal City $10, 439
= North Hollywood $6,783
= Total Regicnal Core 35,566

Per capita taxable retail! spending was multiplied by the
change in population for each planning area and each station
area to generate the added increment of taxable retail
spending for the year 2000.

Capture rates were estimated to account for spending by new
population at existing businesses. These capture rates were
based on an evaluation of the current effectiveness of
businesses in station areas in capturing their potential share
of the market and on the existing amount of retail space in
station areas. It was assumed that exi1sting businesses could
absorb sixty percent of the additional retail sales in the
2000 base condition Alternative, fifty percent with Metro
Rail, and forty percent with soint development. Conversely,
new businesses would absorb 40 percent of the additional sales
In  the 2000 base condition Alternative, 50 percent with Metro
Rail. and 60 percent with Joint development. These values
were multipiied by the added increment of taxable retarl
spending for the year 2000 to obtain the added increment
expended at new businesses,

Using the 1984 taxable retail sales figures, a percentage of
total retail sales for each Board of Equaiization retail
category was calculated. The percentage for each category was
then sSubdivided to reflect the distribution between regional
and community serving retail sales (Urban Land Institute,
“Doliars and Cents of Shopping Centers," 1981). The results
are shown in Table 1-2.

The added increment of taxable spending at new businesses 1n
the vyear 2000 was multiplied by the percent of spending in
each retail category to obtain retail sales in each category.
This caiculation was performed for each station area for
community-serving retatl and for station areas grouped by
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TABLE 1-2

PERCENTAGE DISTRIBUTION OF RETAIL SALES BY CATEGORY

Retail| Category Commuplty  Regjopal Total
Apparel 2.25 2.25 6.40
Specialty 5.99 4,91 2.40
Food/Eat/Drink 13.26 8.84 8.90
Services 3.54 2.36 16.20
General Merchandisge 6.75 8.25 12.00
Home Furnishings 2.76 1.84 4.60
Buiiding Supplies 4.03 2.07 5.00
Auto Dealer/Service 15.89 13.01 12.30
Other 1.20 .80 _15.80

TOTAL 55.67 44,33 100.00

Source: California State Board of Equalization, 1984.
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planning areas for regional-serving retail.

0 For each station area or group of station areas, retail sales
in each category were converted into sguare feet of retail
fioor area by dividing by the average sales per square foot
(Urban Land Institute).

For regional-serving shopping centers, square footage values for the groups of
station areas within each planning area were distributed among stations in the
form of regional shopping center units ranging from 200,000 square feet to
400,000 square feet.

1.2.5.3 Residential Develcpment

Residential development projections were based on growth projections developed
by the Southern California Association of Governments in the process of adopting
the SCAG-82 Growth Forecast Policy (1982). The projected Base Condition for the
year 2000 corresponds to SCAG-82M, which is the currently adopted projection
used by SCAG for regional planning. This projection assumes substantial growth
throughout the region and a moderate amount of infill and intensification within
existing urban subregions, sguch as the Regional Core, The residential growth
projection under the Maximum Impact Conditions corresponds to SCAG-82B, an
alternative projection developed by SCAG in 1982 which assumed a higher
concentration of new growth in the most densely deveioped areas of the region,
including the Regional Core. The SCAG-82B projection corresponds closely to the
assumptions outlined above and represents the maximum concentration of growth
which could be induced by construction of a rail transit system, such as Metro
Rail. Both the SCAG-82M and SCAG-82B projections used in this analysis use 1980
Census data as their base.



1.2.6 Evaluate Proiected Development’s Consigtency with Land Use Policjes
tential Adv act

The projected growth under each al:gnment was then assessed for its consistency
with land use pians and policies and its potential adverse impacts on the
surrounding community. Consistency with land use plans and policies was
assessed for the region as a whole, and for station areas., At the regional
scale consistency was evaluated using four measures which correspond to key
objectives of the city’s General Plan: to concentrate development at designated
growth centers in the Reglonal Core in accordance with the Centers Concept; to
revitalize economically stagnant or deciining areas; and to provide additional
commercial services and emp | oyment near established concentrations of
population. At the station area, consistency was evaluated by the above
measures as well as by the extent to which new development implements applicable
Community Plans, Spectfic Plans, and/or redevelopment plans. The assessment of
potential adverse impacts of development on the surrounding community focuses on
the station areas only. This 1mpact 1s evaluated by six measures which
correspond to basic planning objectives in these areas.



2. EXISTING CONDITIONS

This gection describes existing condltions relevant to the assessment of
impacts. Emphasizing conditions in gstation areas, it focuses on existing land
ugse, intensity of development and economic activity, relevant land use plans and
policlies including community plan and zoning designations, and the capacity for
new development in each station area. Further background information on land
uge, population growth and economic development trends, and property valuation
for the community plan areas is presented in the SCRTD Technical Report on
Existing Conditions--Regional and Community Setting ¢1982) and the SCRTD
Technical Report on Land Use and Development Impacts (1983).

2.1 LAND USE AND DEVELOPMENT
2.1.1 The Southern California Region and Regional Core

The majority of the Southern California region, which consists of Imperial, Los
Angeles, Orange, Riverside, San Bernardino, and Ventura Counties, ia
undeveloped. The U.S. Census-defined Los Angeles Urbanized Area--which includes
central and southern Los Angeles County, much of Orange County, the San Gabriel
Valley, and several other pockets of deveiopment--accounts for 1,827 square
miles, or less than five percent of the region‘s 38,500 square miles,
Approximately 11.6 million people resided in the region in 1980, of whom 9.5
million, or B2 percent, resided in the Los Angeles Urbanized Area.

The Regional Core encompasses about 75 square miles, equivalent to four percent
of the Urbanized Area and 0.2 percent of the Southern California region, and
contains 837,000 people, equivalent to nine percent of the Urbanized Area‘’s
population and seven percent of the Southern California reglon’s. Table 2-1
compares the intensities of residential development in the Southern California
region, the Los Angeles Urbanized Area, and the Regional! Core. Density in the
Regional Core is more than double that of the Urbanized Area., Population in the
region has increased consistently. In the Regional Core, however, population
declined by six percent between 1950 and 1970. 1In the 1970s the Regional Core
experienced a reversal of this trend with a seventeen percent increase in
population, greater than the rate experienced by the region as a whole.

Commercial development activity within the Urbanized Area and Regional Core can
be compared in terms of total high-rise space and high-rise space added (see
Table 2-2). The Regional Core contained 85 percent of all high-rise space in
the Los Angeles Urbanized Area in 1960, 6% percent in 1970, and 51 percent”in
1980. Of the 3.8 million square feet added in the Urbanized Area between 1960
and 1970, 2.1 million, or 56 percent, were added in the Regicnal Core. Of the
3.3 million sguare feet added between 1970 and 1980, 1.2 million, or 37 percent,
were in the Regional Core. Thus, although the Regional Core’s share of new
deveiopment 1isg declining, it still contains more than half of all the high-rise
gspace in the Urbanized Area and represents the greatest concentration of
development in the Southern California region.



TABLE 2-1

POPULATION AND POPULATION GROWTH IN SOUTHERN CALIFORNIA

1980 Pop.
Density
Land Area 1980 Pop. (personsa/ _Population Growth
[ £ nds) ) =197 970-1%
Southern California
Region 38,500 11,600 300 +101% +15%
Los Angeies Urbanized
Area 1,827 9,500 5,200 +13%
Regional Core 75 833 11,000 -6% +17%

Source: United States Census Bureau 1970 and 1980.
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TABLE 2-2

BIGH RISE COMMERCIAL SPACE IN THE REGIONAL CORE
{In Thousands of Square Feet)
Sqguare Footage

—Sayare Footage (1>  __ Added Apnuallv
1980 1970 1980 1960-1969 1970-1979
West lake 685 1,531 2,072 85 54
Percent of Regional Core 9.2% 5.3% 5.0% 4,0% 4,4%
Percent of Urbanized Area 7.8% 3.3% 2.6% 2.2% 1.6%
Wilshire 2,838 8,435 11,688 560 325
Percent of Regional Core 38.0% 29.4% 28.6% 26.4% 26.6%
Percent of Urbanized Area 32.2% 18.1% 14.7% 14.8% ?.9%
Hol 1 ywood 97 1,620 1,665 152 5
Percent of Regional Core 1.2% 5.7% 4.1% 7.2% 0.4%
Percent of Urbanized Area 1.1% 3.5% 2.1% 4.0% 0.2%
Regional Core 7,470 28,659 40,895 2,119 1,224
Percent of Urbanized Area 84.9% 61.4% 51.4% 56.0% 37.1%
Urbanized Area 8,801 46,648 79,604 3,785 3,296

(1) Sguare footage estimated as of January 1 for each year.
(2) Urbanized Area = Los Angeles/Orange County Region.
Source: Western Economic Research Inc., 1980 Edition, and The Russell Company.
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2.1.2 Planning Areas

Table 2-3 provides a profile of existing land use for the planning areas in the
Regional Core. The majority of land in all planning areas is devoted to
residential use. In all! areas, single family housing consumes more parcel area
than multifamily housing although there are more than twice as many multifamily
units as single family units in the Regional Core. In all planning areas
multifamily units outnumber single family units.

P R e e R L S L S S S L o e e EE=s e ERSSSES SEoSooTER
TABLE 2-3

PERCENT OF PARCEL AREA IN GENERALIZED LAND USE CATEGORIES: PLANNING AREAS

Total Single Multi- Commer- Public

Parcel Family family cial or Facili-
Planning Area Residen- Residen- Mixed Indus- ties/Open
Ereas tacres) tial tial Use trial Space  Parking
West | ake 1,331 15.6 40.0 22.8 3.1 11.8 6.7
Wilshire 8,148 41.7 35.3 14.4 1.2 5.5 1.9
Hol ] ywood 14,536 39.3 13.1 4.3 1.6 40 .8 0.9
Regicnal

Core 36,993 43.3 18.3 8.8 5.2 22.3 2.1

Source: City of Los Angeles Department of Planning and Sedway/Cooke.
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Table 2-2 compares high-rise development activity amomg planning areas and in
relation to the regional Core as a measure of relative commercial development
actlvity. The Witshire Planning Area, which combines the Mid-Wilshire and
Miracle Mile market areas, contained 38 percent of the Regional Core’s high-rise
space in 1960 and 29 percent in 1980. Its average annual growth dropped from
506,000 sguare feet in the 19603 to 325,000 square feet in the 1970s.
Hol lywood’s share of the Regional Core market has increased from one percent in
1960 to four percent in 1980 although its average annual growth dropped from
152,000 sguare feet in the 1960s to 51,000 square feet in the 1970s.

Two iand use maps were compiled for each station. One map included the
immediate four blocks which are adjacent to the station. The land use in this
area was mapped on a parcel by parcel basis. The categories were residential,
commercial, office, industrial, institutional, open space, vacant residential,
vacant commercial and wvacant property. Improvements having an historic
designation and historic districts were also indicated on the land use maps.
The condition of the improvements were listed on separate maps and categorized
as dilapidated, average, or good., The height of the buildings were listed on a
separate map using the following designations: low rise were one to two
stories, medium rise, three to five stories and high rise, six stories and over.



The land use, building conditions and height of structures were mapped on a
block by block basis for the 1/4 mile impact area.

2.1.3 Station Areas

The following discussion briefly characterizes land uses within each station
area. Station area characteristics are documented in greater detail later in
this chapter under Station Area Profiles. Table 2-4 shows the current
distribution of parcel area among general land use categories in each station
area. Table 2-5 describes the intensity of development in each station area in
relation to planning areas and the Regional Core, measured by sguare footage and
employees for commercial development and by dwelling units and population for
residential development. The M0OS-i stations, from Union Statlon to
Wilshire/Alvarade, as well as the Wilshire Boulevard Stations and the stations
in the San Fernando Valley, are addressed in the 1983 Technical Report on Land
Use and Development Impacts.

2.1.3.1 Vlilshire Station Areas

The four Wilshire Planning Area stations addressed in this report are located in
predominantly residential neighborhoods. These stations are Verment/Beverly,
Western/Beverly, Olympic/Crenshaw and Picos/San Vicente. Western, Vermont and
Beverly Avenues have low-intensity commercial uses along the street frontage
surrounded by residential use. The QOlympic/Crenshaw and Pico/San Vicente areas
are predominantly single-family uses.

2.1.3.2 Hollywood Station Areas

The stations located at Vermont/Santa Monica, Western/Santa Monica,
Sunset/Vermont, Sunset/Western, Sunset/Edgemont, Hellywood/Hightand,
Hol | ywood/Western, Hollywood/Vine and Sunset/Vine are all considered in the
Hollywoced Planning Area. Vermont/Santa Monica, Western/Santa Monica,
Sunset/Edgemont, and Hol lywood/Western are predominantly residential. These
areas have commercial uses along the main arteries surrounded by residential
use. Sunset/Vermont is developed with a Jlarge medical complex. The

Hol lywood/Highland and Sunset/Western areas host a mix of commercial and
residential use. The Sunset/vine and Hollywood/Vine areas are predominantly
commercial. Table 2-4 shows the current distribution of parcel area among
general! land use categories in each station area. The table also shows the land
ugse designated by community, district, or specific plans adopted for the area,
and by zoning.

The mix of predominantly-commercial, mixed and predominantly-residential station
areas does not vary significantly among the five candidate alignments. For each
of the alignments, the majority of stations are located in predominantly
regidential areas. In addition, each of the five alignments contains three
station areas which can-pe characterized as predominantly-commercial.

Table 2-5 shows the absolute levels of existing commercial floor area,
employment, dwelllng units and population in the station areas studied. The
table indicates that Alignment 4 would serve the greatest amount of commercial
floor area, the largest number of employers, and the highest numbers of dwelllng
units and popuiation of the four candidate alignments. Alignments i1 and 2 would

2-4



STATION AREA LAND USE PROFILES, YEAR 1986 (1)

TABLE 2-4

(PERCENT OF PARCEL AREA IN GENERALIZED LAND USE CATEGORIES)

Public
Faciii- Vacant
G 1 ¢2) ties and
Pesldential Community Regional In- and Surface
Single- Multi- (Low (High dus- Open Parking
L Fami I . I Ev) lal_§ (33
VERMONT/BEVERLY
o (Al lgnments 1.2.3.4)
o Land Use 51% 17% 6% 20% 6%
o Community Ptan - 20% 42% = 23% 15% -
o0 Zoning = 48% = 35% 15% = -
WESTERN/BEVERLY
O (Al ionment S
o Land Use 76% 18% - 1% 5%
o Community Plan 8% 51% 42% = = = -
0 Zoning - 60% = 24% - - -
VERMONT/SANTA
MONICA
o (Alignments {.2.3.4>
¢ Land Use 56% 18% 1% 20% 5%
o Community Plan - 63% 11% 12% - 13% -
o Zoning = 1% = 23% 6% - -
WESTERN/SANTA
MONICA
o (Alionment 5
© Land Use 67% 29% - 1% 3%
o Community Plan - 54% 14% 15% 9% 8% =
o Zoning - 65% - 35% - - -
SUNSET/VERMONT
o (Alignments 1.2.3.)
o Land Use 21% 21% - 46% 12%
0 Community
Plan 13% 61% 11% % 1% 5% -
o Zoning = 29% 71% - - - -
SUNSET/EDGEMONT
o (Alicnment 42
o Land Use 55% 14% - 26% 5%
o Community Plan - 34% 16% 10% - 7% -
o Zoning = 70% 0% = = = -
--cont inued
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STATION AREA LAND USE PROFILES, YEAR 1986 (1)

TABLE 2-4 (CONTINUED>

(PERCENT OF PARCEL AREA IN GENERALIZED LAND USE CATEGORIES)

Public
Facili- Vacant
Commercial (23 tles and
Resjdential Community Regional In- and Surface
Single- Multi- (Low (High dus- Open Parking
Statiop Area Family Famlly Intensityv) Intensity) trial Opace (3
HOLLYWOOD/WESTERN
o (Aljanments 1.2,3)
o Land Use 63% 28% - 3% 6%
o Communlty
Plan 26% 50% 10% 4% 4% 7% -
o Zoning - 67% 33% - - - -
SUNSET/WESTERN
o (Alianment 47
o Land Use 39% 41% - 3% 17%
o Community Plan 8% 63% 12% 5% 4% 7% -
o Zoning = 51% 33% - i6% - -
HOLLYWOOD/VINE
o fAllanments 1.2.3)
o Land Use 10% 55% - 2% 33%
o Community
Plan 19% 35% % 24% 9% It -
o Zoning - 15% S 85% = S S
SUNSET/VINE
o (Alicnments 4.5)
o Land Use 14% 47% - 2% 37%
¢ Communlity Plan 5% 36% 10% 24% 16% 8% -
o Zoning - 15% - 85% - - - -
HOLLYWOOD/HIGHLAND
o {Alignments 3,4)
o Land Use 33% 29% - 17% 21%
o Community Plan 1% 20% o 69% S 10% -
o Zening 1% 43% S 56% - - -
OLYMPIC/CRENSHAW
o (Alianment 3
¢ Land Use 80% 14% - 3% 3%
o Community
Plan 38% 23% 0% - - 8% -
o Zoning ot% 31% 18% - - - -
--cont inued
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TABLE 2-4 (CONTINUED)

STATION AREA LAND USE PROFILES, YEAR 1986 (1)
(PERCENT OF PARCEL AREA IN GENERALIZED LAND USE CATEGORIES)

Public
Faclli- Vacant
Commercial (23 ties and
Bes|dential Community Regional In- and Surface
Single- Multl- (Low (High dus- Open Parking
Station Area Family Family Intensity) Intensity) trial Sepace £3)
PICO/SAN VICENTE
o (Allgnment 37
o Land Use 67% 27% - = 6%
o Community Plan - 56% 42% - - = -
o Zoning - 57% 10% - 33% = -

(1>Each statlon area contains from 90 to 150 acres of parcel area (excluding

public rights-of-way).

(2)Includes on-site parking required by Code to serve the commercial facil|-
ties for stations covered in the FEIS. Includes on-site parking required

by Code to serve the commercial facilities when on a common parcel.

(3)Surface parking congists of facilities not afflliated with or required
by Code to serve a commercial facility or if the parcel is not occupied by

another use.



TABLE 2-5

DEVELOPMENT IN REGIONAL CORE, YEAR 1980

Commercia Residential
Floor Area (1) Dwelling
€1.000 sq.ft.) Emplovees(2) Unitsta) Population(2)
WILSHIRE PLANNING AREA 65,100 224,733 141,898 308,660
o Wilshire Vermont
o (All Alignments) 4,500¢3) 9,438 5,484 11,809
o Wilshire/Normandie
o (All Alignments) 3,800(3 5,993 3,605 7,595
O Wilshire/Western
o (All Alignments) 2,900¢(3) 7,039 4,434 8,909
o Verment/Bever|v*
o (Alignments 1,2,3,4) 800¢4> 7,414 4,953 10,660
Q Westerpn/Bever|y*
o (Alignment 5 400(4) 2,934 3,084 6,717
0 Wiishire/Crenshaw*
o (Alignments 1,2,4,5) 800¢3) 3,539 2,323 4,657
o WilshiresLa Brea
o (Alignments 1,2,4,5) 1,600(3) 4,508 2,563 4,040
O WilshiresFairfax
o (Alignments t,2,4,5) 3,000(3) 4,773 1,929 3,328
o _Qlympic/Crenshawk
o (Al ignment 3) 500¢4) 2,003 1,753 4,326
0 Picos/San Vicentes
o (Alignment 3) 700¢4) 3,213 2,226 5,099
o] i ) 1
© Alignment 1 17,400 42,704 25,291 51,008
0 Alignment 2 17,400 42,704 25,291 51,008
0 Alignment 3 13,200 35,100 22,455 48,398
o Alignment 4 17,400 42,704 25,291 51,008
© Alignment 5 17,000 38,224 23,422 47,0865
--cont inued
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TABLE 2-5 (CONTINUED)

DEVELOPMENT IN REGIONAL CORE, YEAR 1980

Commercial Residential
Floor Area (1) Dwelling
(1.000 sg.ft.) ) jts(2)

HOLLYWOQD PLANNING AREA 39,700 128,715 114,486 216,502
o Vermont/Santa

Monicax

o (Alignments 1,2,3,4) 500 6,449 3,322 7,952
o Western/Santa

Monicax

o (Alignment 5) 800 2,890 2,623 6,140
o sunset Vermont

o (Alignments {,2,3) 1,100 6,175 2,396 5,249
¢ Sunset/Edaemont

o (Alignment 4) 900 8,295 3,091 6,863
o Hollvwood/Wegternk

o (Alignments 1,2,3) 800 1,169 2,539 5,617
o Sunset/Western*

o (Alignment 4) 1,000 2,013 2,805 6,345
o Hellvwoog-Vine

o (Atignments 1,2,3) 2,400 7,590 3,083 5,249
o SunsetsVine

o (Alignments 4,5) 2,100 7,172 2,830 5,410
o Holl i

o (Alignments 3,4) 1,550 3,333 1,806 2,476
o Hollywood Bow!#

o (Alignments 1,2,4,5) 15 625 730 1,327

Summary of Hollvwood Planning Area by Alianment

o Alignment 1 4,815 22,008 12,170 25,394

o Alignment 2 4,815 22,008 12,170 25,394

o Alignment 3 6,350 24,716 12,5946 26,543

o Alignment 4 6,065 27,887 14,284 30,373

o Alignment 5 2,915 10,687 6,183 12,877

DESIGNATED CENTERS

o Alignment 1 61,000 166,424 40,738 76,389

o Alignment 2 61,100 166,424 40,738 76,389

o Alignment 3 58,035 180,476 37,752 71,497

o Alignment 4 62,150 171,459 42,686 80,640

o Alignment 5 59,700 161,921 38,089 71,301
--continued
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TABLE 2-5 (CONTINUED)

DEVELOPMENT IN REGIONAL CORE, YEAR 1980

Commercia Residential
Floor Area(l) Dwelling
£1.000 sq.ft.2 { jta(2 lont2)

ALL STATION AREAS

o Alignment 1 64,015 185,620 54,705 106,612

o Alignment 2 64,015 185,620 54,705 106,612

o Alignment 3 61,350 180,724 52,645 105,151

0 Alignment 4 65,265 191,499 56,819 111,591

o Alignment S 61,715 169,819 46,849 90,152
REGIONAL CORE 232,800 764,333 403,291 833,389

#Station areas not designated as centers in the city’s Concept Plan or in the
county’s General Plan (refer to Figure 2-6).

(1)Includes office, retail, and hotel space. Total estimates for the planning
areas were derived by Sedway/Cooke, assuming 250 sq. ft./employee for office
space and 500 sgq. ft./employee for retail space.

(3)City of Los Angeles Department of Planning survey.

(4)Assumes 0.75 FAR unless high-rise in area.



gserve the second highest levels of all four measures while Alignment 5 would
serve the lowest in three out of four measures. Combining the observation with
the similarity of the land use profiles for each of the five candidate jndicates
that development iS less concentrated along Alignment 5.

2.2 LAND USE PLANS AND POLICIES

The basic principle for the organization and planning of the Los Angeles area |s
the Centers Concept. Developed during the Jlate 1960s and early 1970s and
adopted by the City of Los Angeles in 1974, the Concept is described in a fifty-
yvear plan. The Concept Plan envisions a series of regional centers connected by
a regional rapid transit system, with low to medium building intensity between
centers. The city’s Centers Concept identifies sixteen growth centers within
the Regional Core. The County General Plan reflects this concept for the entire
county, both incorporated and unincorporated areas, and the Southern California
Associatlion of Governments (SCAG) Regional Development Guide applies the concept
to the entire Southern California region.

The Concept Plan is ref:ned and localized zn the twenty-year Citywide Plan and
short-term Communily Pl oo Seflans i by Pran o Tuother cefined
by Specific Plany LhaL deIHE both LhL plaunlug and Lhe zoning for an dgcd.
LADOP is developing a single Specific Plan for some ot Lhe ateas around the
proposed Metro Rail stations.

Zoning is the regulatory mechanism by which the Community Plans are implemented,
and California State law requires that zoning conform to land use plans. Zoning
in most station areas basically conforms to Community Plans use deslignations
(gee Table 2-4). In a few station areas where the Community Plan ltand use
designation has been revised to reflect ‘“regional center" commercial
development, the existing high density residential zoning has not been changed
correspondingly

The Los Angeles Community Redevelopment Agency (CRA), a state empowered body,
has designated some areas in the Regional Core as Redevelopment Projects. In
these areas, the CRA and LADOP jointly oversee the development process. The
Hol lywood Redevelopment Area includes the Sunset/Vine, Hollywood/Highland, and
Hol lywood/Vine statlions.

Figure 2-1 shows centers designated in the city’s Concept Plan, Community Plan
areas, the Park Mile Specific Plan area, and Redevelopment Projects within the
Regional Core and along the Metro Rail route. Flgure 2-2 shows the relative
development intensities established by the Community Pl:ns for the regional
Core. The regional commercial category in the Community Plans and in zoning
generally corresponds to Height District 4 (FAR 13),% and community commercial
general ly corresponds to Height District 1#% or 2 (FAR 3 or 6). The multifamily

¥ FAR 1is Floor Area Ratio, the ratio of building square footage, exclusive of
parking and mechanical equipment storage, to parcel area.

*#With the passage of "Proposition U" on November 4, 1986, commercial zones with
a Height District 1 will have the floor area ratio reduced from 3:1 to 1.5:1 in
the City of Los Angeles. This will affect all commercially zoned property in
the Wilshire/Crenshaw, Crenshaw/0Olympic, and Pico/San Vicente station areas and
the northwest quadrant of the Western/Beverly station area.
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residential category includes R3, R4, and RS zoning at thecretical maximum
densities of 54 units per net acre, 101 units per net acre, and 216 units per
net acre, respectively. The majority of the land 2zoned for multifamily
residential use along Hollywood Boulevard, Sunset Boulevard and Vermont Avenue
is zoned R4 and RS. The residential zoned land around Sunset and Fairfax is
zoned R3 and R1. The residential property along Western Avenue is zoned R3 and
R4. The Olympic/Crenshaw area and the Pico/San Vicente areas are a mixture of
Rl, RZ2, R3 and R4 residential zoning.

In the city and county lesser intensities of the zoned use as well as other less
intensive uses are permitted in any given zoning category. For example,
residential development, up to the intensity permitted by R5 zoning and the
Height District designated for a particular parcel, is permitted within
commercial zones as either single use structures or mixed use deveiopments with
retail and/or office space. Similarly, commercial deveiopment, up to the
intensity permitted Dby the designated Height District, is permitted on
industrially zoned land, However, residential development is not permitted on
industrially zoned land.

The planning and regulatory context for development within station areas and
planning areas in the regional Core is described in more detail in the First
Tier EIS/EIR, the Milestone 6 Report: Land Use and Development Policies, in the
SCRTD Technical Report: A Summary of Public Policies and an Impact Assessment
Methodology and Technical Report: Land Use and Development Impacts (1983).

2.3 A COMPARISON OF EXISTING AND PERMITTED LAND USE INTENSITIES

In general, the pattern of land use types designated in the Community Plans and
zoning |s consistent with existing land use. However, the intensity of
develcpment established by the plans and zoning is, in virtually all cases,
substantially higher than the current intensity of use. Only in the CBD has
recent development approached intensities permitted by zoning.

Atong the Wilshire Corridor where FARs of 13 are permitted, mid- to high-rise
buildings fronting Wilshire typically achieve FARsS of 4 to 6. Community-serving
commercial wuses, usually located in areas zoned Height District 2 (FAR 6), are
typically developed at FARs of 0.5 to 1. Recent residential development is
typified by a three-story, wood-framed structure over parking, usually on a 100-
foot-wide 1ot (two single family parcels). A maximum density of about 90 units
per net acre is achievable with this type of development compared with permitted
densities of 101 units per net acre for R4 and 216 units per net acre for RS
zoning.

Commerclial intensities of stable buildings in station areas are on the order of
FAR 0.5 to 1.5 along the alignment although permitted intensities are greater.
For example, in Hollywood FARs of 13 are permitted. In summary, development
rarely reaches the intensity permitted by zoning and by the Community Plan.

2.4 PARCELS SUSCEPTIBLE TO REINVESTMENT

As Chapter 1 indicated, a commercial parcel was considered susceptible to
reinvestment if ail the following criteria were met:

o The parcel was zoned for commercial use;
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o The assessed value of the existing improvement was less than
the asgessed value of the land--typically a vacant parcel,
surface parking lot, or an older, poorly maintained low-rise
structure on a parcel zoned for substantially more intensive
development; and

A residential parcel was considered to be susceptibie to reinvestment if it met
all the following criteria:

o The parcel was zoned for multifamily residential wuse, 1i.e.,
R3, R4 or RO.

o The assessed value of the existing improvement was less than
the assessed vaiue of the tland-typically a vacant parcel,
surface parking 1lot, or an older, poorly maintained low-rise
structure on a parcel zoned for substantially more intensive
deve lopment .

The selection of specific sites by developers will depend on a variety of
factors including parcel size and cost, regulatory constraints on development,
location relative to other developments and amenities, and proximity to proposed
Metro Rail stations.

Table 2-6 identifies the acres of residential and commercial parcel area
susceptible to reinvestment and the intensity of development that would be
permitted on it by zoning as well as the intensity that would be likely to occur
with anticipated development practices during the next twenty vyears. In
general, the intensity of development permitted by zoning is unlikely to be
achieved by current or expected development practices. The ‘probable*
development is what can be reasonably expected, and represents an intensity
gslightly higher than that of recent development projects in the area and
substantially higher than the average existing FAR in the station area.

The “parcels susceptible to reinvestment* measure is used in two ways in this
analysis. First, 1in evaluating existing conditions, it provides a measure of
the development opportunities in a station area and the amount of additlional
development needed to achieve the land use pattern estabiished by the Community

Plan or Specific Plan and by zoning. A substantial development capacity
indicates a need for revitalization. Second, in assessing impacts, the
development capacity establishes an impact *threshold." If the amount of

development projected with construction of the Metro Rail Project is less than
the development capacity of parcels susceptible to reinvestment, that
development will not, in general, produce adverse impacts because it is
consistent with land use planning designations. " Furthermore, if the Metro Rail
Project stimuiates development in an area designated as a growth center and with
a substantial development capacity, the impact is beneficial.

The thirteen station areas studied varied widely in the amount of commercial and
residential property susceptible to redevelcpment. Hollywood/Vine  and
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VERMONT/BEVERLY
Beverly
o (Alignments
1,2,3,4)
WESTERN/BEVERLY
o (Alignment
5
VERMONT /SANTA
MONICA
o (Alignments
1,2,3,4)
WESTERN/SANTA
MONICA
o (Alignment
=1¢)
SUNSET/VERMONT
(Alignments
1,2,3
SUNSET/
EDGEMONT
(Alignment
4)
HOLLYWOOD/
WESTERN
(Alignments
1,2,3
SUNSET/
WESTERN
(Al ignment
4)

1o Commercial Reinvegtment to Residential Reinvestment
y 5 (1>
As Per- As Per- Development
cent of Maxi- Max Imum cent of Intensijty
all Par- mum Desig- all Par- (Net
cel Area Per- nated cel Area Dwelling
in mitted Appro- in Units (3
Station by priate (2 Station Permitted
n Pl Probable Acres Ar by Zonin
6 9% 5 3 2 21 33% 1,950
10 14% 6 3 2 56 81% 1,920
15 21% 5 3 2 53 3% 4,880
12 18% 5 3 2 29 45% 2,330
23 32% 10 3 3 11 15% 1,020
15 22% 10 3 3 23 33% 2,110
26 33% 6 6 3 22 28% 2,020
18 28% 1) 1) 3 20 31% 1,890
--¢continued

TABLE 2-6

PARCEL AREA SUSCEPTIBLE TO REINVESTMENT

Parcel Area Susceptible
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TABLE 2-6 (CONTINUED)

PARCEL AREA SUSCEPTIBLE TO REINVESTMENT

Parcel| Area Susceptible Parcel Area Susceptible
to Commercial Reinvestment to Residential Relnvestment
v 1L £
As Per- As Per- Development
cent of Maxi- Maximum cent of Intensity
all Par- mum Desig- all Par- (Net
ce] Area Per- nated cel Area Dwelling
in mitted Appro- in Units (3))
Station by priate (2) Station Permitted
2 e 1 i
HOLLYWOOD/VINE
o (Alignments
1,2,3) 43 61% 13 6 6 7 10% 1,390
SUNSET/VINE .
o (Alignments
4,5) 39 51% 13 6 6 9 12% B70
HOLLYWOOD/
HIGHLAND
o (Alignments
3,4 46 39% 13 6 20 7 17% 2,100
OLYMPIC/CRENSHAW
o (Al ignment
3 11 14% 3 3 1.5 48 61% 800
PICO/SAN
VICENTE
0 (Allgnment
P 2 3% 3 3 1.5 22 32% 700

(1)Expressed as Floor Area Ratio (FAR), which is the ratio of floor area,
excluding parking and mechanical equipment storage, to parcel area.

(2)Likely development intensities based on current land use patterns, trends,
and projected land uses in each station area.

(3)Net dwelling units take into account units that would be displaced.

(4)Maximum permitted by Redevelopment Plans which supersede zoning.

(5)Maximum permitted by the Park Mile Specific Plan which constitutes zoning.

Source: SCRTD/General Planning Consultant.



Sunset/Vine both had approximately forty acres of commercial land susceptible to
redeve]opment. Picos’San Vicente had the least amount of commercially zoned
land, however, there is industriatly zZoned iand at the intersection which allows
commercial uses. Hollywood/Vine and Sunset/Vine have the Jleast amount of
residentially zoned land available for redevelcopment and Western/Beverly and
Vermont/Santa Monica had the most.

2.5 STATION AREA PROFILES

This section describes existing conditions in the thirteen additional Metro Rall
Project station areas including: existing land uses and |evels of development, a
review of applicable land use plans and policies, a general description of
existing zoning, and an evaluation of areas susceptibie to reinvestment. The
generalized tand use designations used to summarize the Community Plans,
Specific Plan, and zoning designations in this section are:

o Housing--low-density: 0-7 wunits/gross acre (R1); medium-
density: 7-14 units/gross acre (R2 and R3); and high-density:
40+ units/gross acre (R4 and R5).

¢ Regional Commercial--land which gserves as a regional center
for commercial activity (C4 and C2).

o Community/Highway Commercial--commercial uses which may be
oriented for highway access and use or which may sServe a
surrounding community (C2, Ci, and CR).

o Each community plan provides for 0.6 acres per 1,000 residents
for neighborhood or convenience shopping areas and 0.2 acres
per 1,000 residents for community shopping and business
districts.

o Mixed Use--lands containing a mix of uses such as commercial
and residential.

o Industry--commercial manufacturing, limited commercial, and
light commercial land use (CM, Mi, and M2).

o Public/Quasi-Public--government offices and similar land uses
which provide services of a non-commercial nature.

o Parking--Parking structures (PB) or surface parking lots (P).

The second numerical wvalue in the zoning designation corresponds to the
permitted Floor Area Ratio (FAR) and is referred to as a "Height District" in
the City Zoning Code. Height District 4 permits an FAR of 13, Height District
3, an FAR of 10, Height District 2, an FAR of 6, and Height District 1, an FAR
of 3.

The criteria used to designate parcels as ‘"susceptibie to reinvestment® were
described in Chapter 1. The development capacity of parcels susceptible to
reinvestment is characterized in two ways. First, the maximum amount of
development permitted by zoning is given. For example, zZoning on a one-acre C4-
4 parcel (FAR 13) susceptible to reinvestment would permit fioor area of 13
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times 43,465 square feet or 566,000 square feet. Second, development at
“probable development intensities* <(as defined in Chapter 1) is given. For
example, development patterns, parcel configuration, and expected use might
limit the probable development intensity of the one-acre parcel zoned C4-4 to an
FAR of 6. In that case, maximum new development on the parcel at probable
development intensities would be six times 43,560 square feet or 261,000 square
feet. Residential development is similarly characterized both as development
permitted by zZoning and development at probable development intensities, All
regsidential development values represent net development from which existing
units, that would have to be removed to accommodate new development, have been
deducted.

2.5.1 Vermont/Beverly (Alignments 1. 2. 3. 4)
2.5.1.1 Land Use Profile

Existing land use fronting along Vermont Avenue and Beverly Boulevard is low
intensity retail, service commercial, and office use surrounded by multi-family
residential use (Figures 2-3 to 2-8). A major hotel was recently built one
block north of this intersection. The area east of Vermont Avenue ls
predominately commerclal and industrial in character while the area west of
Vermont Avenue is predominately residential. A junior high school 1s located on
the east slde of Vermont Avenue south of Council Street. The building condition
is predominately average with the exception of the new construction near the
Hol lywood Freeway. The building heights are low rise with sSome medium rise
buildings scattered throughout the area.

2.5.1.2 Land Use Plans and Policies

This site is located within the area of the Wilshire District Plan which
designates a neighborhood/office strip along Vermont Avenue, and hlghway
criented commercial uses along Beverly Boulevard. Limited industrial use is
designated for the area east of Vermont Avenue and medium-density residential
use (24 to 40 dwelling units per acre) for the area west of Vermont Avenue.

2.5.1.3 Zoning

The property fronting on Vermont Avenue and Beverly Boulevard is zoned for C2
commercial and the area on the west side of Vermeont Avenue is zoned R4 multi-
family residential (Figure 2-9). The area east of Vermont Avenue is zoned Mi
industrial .

2.5.1.4 Areas Susceptible to Reinvestment

The station impact area has six acres, or nine percent of the station area, of
underutilized parcels zoned for commerclal use. There are 21 acres of
residentially zoned land susceptible to redevelopment. Taking into
consideration the units that would be displaced, 1950 net dwelling units could
be deveioped on the property.
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2.5.2 Vermont/Santa Monica Station CAllonments 1. 2, 3. 4)
2.5.2.1 Land Use Profile

Retail and service commercial uses are located along Vermont Avenue and Santa
Monica Boulevard (Figures 2-10 to 2-15). A neighborhood shopping center is
located on the northeast corner of the intersectlon. Log Angeles City Coilege
is located on biock south of the station on Vermont Avenue. Single and multi-
family residential uses surround the commercial area. The building condition is
average and the pbuilding height is low rise.

2.5.2.2 Land Use Plans and Policies

The station area is located within the Hollywood Community Plan which designates
Vermont Avenue and Santa Monica Boulevard, within the station area, for
neighborhood and office commercial use. Medium-density residential use (24 to
40 dwelling units per acre) is shown in three quadrants surrounding the
intersection. High medium residential use (40 to €0 dweilling units an acre) is
shown on the east side of Vermont Avenue south of the commercial area.

2.5.2.3 Zoning

The frontage of Santa Monica Boulevard and Vermont Avenue is zoned C2 (see
Figure 2-i6). The surrounding area is zoned R4,

2.5.2.4 Areas Sugceptible to Reinvestment

The station area contains fifteen acres of underutilized parcel area zoned for
commercial use which represents 21 percent of the total area. Fifty-three acres
zoned for residential use are underutilized. This is equal to 73 percent of the
station area. On the underutilized residential area, it is possible to have
deve!opment of 4,880 net dwelling units.

2.5.3 Sunset/Edaemont (Allanment 42
2.5.3.1 Land Use Profile

A medical complex and related uses are located on Sunset Boulevard in this area
(Figures 2~17 to 2-22). A large religious institution is located on the south

side of Sunset Boulevard. Single- and multi~family residential uses are
located aiong Edgemont Boulevard north and south of the hospital/commercial
area. Barnsdall Park is located in the northeast section of the impact area.

The building condition for the medical buildings in the area is goed, the
buildings in the remainder of the area are in average conditlon. The
residential area is developed with low rise buildings, the medical pbuildings are
medium and high rise.

2.95.3.2 Land Use Plans and Policies

This station is located in the Hollywood Community Plan Area which designates
Sunset Boulevard east of Kenmore Avenue for community commercial use. Sunset
Boulevard west of Kenmore Avenue is designated for neighborhood and office
commercial use. High density residential use (60 to 80 dwelling units per acre)
surrounds the commercial designation. Barnsdall Park is recognized on the

2-27
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Community Plan.
2.5.3.3 Zoning

The frontage along Sunset Boulevard is zoned C2, commercial (Figure 2-23). The
remaining station area is zoned R4, residential.

2.5.3.4 Areas Susceptible to Reinvestment

There are fifteen acres sSusceptible to reinvestment which are zoned for
commercial use in the station impact area. This constitutes 22 percent of the
station area. There are 23 acres, 33 percent of the station area, zoned for
residential use which are underutilized, 33 percent of the station area. Taking
into consideration the units which would be displaced, 2,110 net dwelling. units
could be built on this property.

2.5.4 Sunset/Western (A|ignment 49
2.5.4.1 Land Use Profile

A community shopping center is located on the socuthwest corner of Sunset
Boulevard and Western Avenue, a vacant discount department store on the
southeast corner, two moteis, retail and service and retail commercial uses are
located in the northeast quadrant, and a retail hardware and building supply
store 18 located in the northwest gquadrant (Figures 2-24 to 2-29). The
surrounding area to the north is predominately residential, the area to the
south i3 a mix of commercial, institutional, office and residential uses. The
area js developed with low rise buildings in average to good condition.

2.5.4.2 Land Use Plans and Policies

The Hollywood Community Plan shows highway oriented commercial wuse appropriate
for the intersection surrounded by high-density (60 to 80 dwelling units per
acre; for residential wuse. The area is located in the CRA Hollywood
Redevelcpment Area, the plan which designates the north side of Sunset for
community commercial use and the south side for commercial manufacturing.
Commercial manufacturing includes the motion picture production uses.

2.5.4.3 Zoning

The property on the southeast and scuthwest guadrants of Sunset Boulevard and
Western Avenue |s zoned Ml industrial (Figure 2-30,. The remainder of the area
is zoned C2 commercial and R4 residential.

2.5.4.4 Areas Susceptible to Reinvestment

The station impact area has eighteen acres of commercially zoned land
susceptible to reinvestment. This represents 28 percent of the station area.
There are 20 acres of residentially zoned land which are underutilized on which
1,890 dwelling units could be developed taking into consideration units which
would be displaced.

2-41
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2.5.5 QOlvmpic/Crenshaw (Allignment 3J
2.5.5.1 Land Use Profile

The land use in this station area includes small scaie commercial, retail and
professional offices along Olympic Boulevard (Figures 2-31 to 2-36). The strip
along Crenshaw Boulevard consists of low-rise, mixed commercial, office and

residential structures. Single-family residential structures are being
converted to professional offices along Crenshaw Boulevard, north and south of
Dlympic Boulevard. The remainder of the area is developed with single-family

residential dwellings. The area has predominately low-rise buildings in average
to good condition.

2.5.5.2 Land Use Plans and Policiea

The station area 18 1ncluded in the Wiishire District Plan which designates
office and neighborhood use for this intersection. Limited commerclial use is
shown along Crenshaw Boulevard north of Qlympic Boulevard. Low Il residential
use (5 to 7 dwelling units per acre) surrounds the commercial use with the
exception of the southeast guadrant where medium density (24 to 40 dwelling
unjts per acre) residential use is shown as appropriate.

2.5.5.3 Zoning

The intersection of Qlympic Bouievard and Crenshaw Avenue is zoned C2 commercial
(Figure 2-37). The remainder of the area is predominately Rl residential with
some parcels zoned R2, R3 and R4 residential.

2.5.5.4 Areas Susceptible to Reinvestment

There are 11 acres of commercially 2zoned land susceptible to redevelopment,
which comprise fourteen percent of of the total station area. There are 48
acres of residentially 2Zoned land susceptible to reinvestment, or 61 percent of
the station area. An additional 800 dwelling units could be accommodated on the
residentially Zoned ]land.

2.5.6 PicosSan Vicente (Aliopment 3)
2.5.6.1 Land Use Profile

Pico and San Vicente Boulevards are deveioped with strip commercial uses
(Figures 2-38 to 2-43). A& community shopping center is located in the southwest
guadrant of Pico and San Vicente Boulevards. The shopping center contains a
vacant discount department store, a sSupermarket, bowling center, and a number of
small retail shops and restaurants. A building supply store is located on the
east side between Pico and San Vincente Boulevards. The area north of Pico
Boulevard and south of Venice Boulevard is developed with single family
residential use with the exception of the blo¢ks fronting along San Vicente
which are occupied with low-rise apartment buildings. The building heights are
low-rise and the condition is good to average for the residential uses north of
San Vicente, average for the uses fronting along Pico and San Vicente Boulevards
and for residential uses south of Venice Boulevard.
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2.5.6.2 Land Use Plans and Policies

The Wilshire District Plan designates the area between Pico and Venice
Boulevards on either side of San Vicente Boulevard for community commercial use.
Limited industrial use is shown on the west side petween Pico and San Vicente
Boulevards, low- to medium-density residential use (7 to 12 awelling units per
acre) on the north side of Pico and San Vicente Boulevards and medium-density
residential use (24 to 40 dwelling units per acre) along the north side of San
Vicente Boulevard. The Los Angeles Planning Department has indicated that this
intersection is being considered for designation as a "Center* and inclusion in
the Concept Plan.

2.5.6.3 Zoning

The intersection of Pico and San Vicente Boulevards is zoned Ml and M2
Industrial surrounded by R2 and R3 residential (Figure 2-44),

2.5.6.4 Areas Susceptible to Redevelopment

There are two acres of commercially zoned land, or three percent of the land

area, susceptible to redevelopment. The Midtown Shopping Center, which |is
susceptible to redevelopment, 1is zoned industrially. Commerciail uses are
allowed in industrial zones. There are 22 acres of residentially zoned land
susceptible to redevelopment. An additional 700 units could be built on this
land.

2.5,7 Western/Beverly (Al jgnment 53

2.5.7.1 Land Use Profile

Western Avenue in this area is developed with a commercial strip of low-rise
retail and service commercial uses (Figures 2-45 to 2-50). Beverly Boulevard in
the vicinity of Western Avenue |s developed with some office and commercial
uses. Commercial development includes retail shops, sSome restaurants and
hotels, and a supermarket. Residential development surrounds the commercial
use. The buildings are of average condition and are low-rise.

2.5.7.2 Land Use Plans and Policies

The Wilshire District Plan shows highway oriented commercial along Beverly
Boulevard and on Western Avenue south of Beverly in this area. Neighborhood
commercial and office use is shown to be appropriate along Western Avenue north
of Beverly. Medium-density residential uses (24 to 40 dwelling units) surrounds
the commercial uses at the intersection.

2.5.7.3 Zoning
The frontage along Western Avenue and the frontage of Beverly Boulevard east of

Manhattan Avenue is zoned C2 (Figure 2-51J. The remainder of the area is
predominateiy R3 residential with some property zoned Rl and R4, residential.
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2.5.7.4 Areas Susceptible to Rejnvestment

Ten acres of property on fourteen percent of the station area zoned for

commercial use are susceptible to reinvestment, Fifty-six acres, or 81 percent
of the total land area, is zoned for residential use and s susceptible to
redeve |(opment. Taking displaced units into account, 1,920 units could be built

on this property.
2.5.8 Western/Santa Monica ¢(Alignment 5)
2.5.8.1 Land Use Profile

Santa Monica Boulevard and Western Avenue are developed with low and medium
rise- commercial structures (Figures 2-52 to 2-57). Fast-food restaurants,
retail shops, movie theaters, and amall businesses are located in these
commercial strips. A Sears department store is located on Santa Monica
Boulevard one block west of Western Avenue. A commercial building is under
construction on Santa Monica Boulevard near the Hollywood Freeway. Multi-family
residential uses surround the commercial area. The buildings 1n the area are
aged and in average condition.

2.5.8.2 Land Use Plans and Policies

The Hollywood Community Plan designates the area for neighborhood and office
use. The area surrounding the commercial designation north of Santa Monica
Boulevard s shown as appropriate for high medium residentials use (40 to 60
adwelling units per acre). The area south of Santa Monica Boulevard has medium-
density residential uses (24 to 40 dwelling units per acre}.

2.5.8.3 Zoning

The frontages of Western Avenue and 3Santa Monica Boulevard are zoned C2
commerclal (Figure 2-58). The surrounding area is zoned R4 residential with
some R3 residential properties.

2.5.8.4 Areas Susceptible to Reinvestment

There are twelve acres of commercially zoned land susceptible to reinvestment or
eighteen percent of the total land area. There are 29 acres of residentially
zoned land, 45 percent of station area, which are underutilized. An additional
2,330 dawelling units could be developed on this property.

2.5.9 Sunset/Vine (Alicnments 4. 52

2.5.9.1 Land Use Profile

Predominant land uge in the area is offlce and commercial (Figures 2-59 to 2-
64>. A number of banks are concentrated along Sunset Boulevard. A newly
constructed shopping center occupies the northwest corner of Sunset and Vine.
There are some high-rise office buildings on Sunset and the Hellywood Video
Center Station in located on the west side of Vine north of Sunset. There area
is predominately commercial with & small amount of residential uses on the east
side of Vine south of Delongpre Avenue.
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2.5.9.2 Land Use Plans and Policies

This i1ntersection 1s designated as part of a regional center on both the
Hollywood Community Plan and on the CRA Hollywood Redeveicpment Plan. A porticn
of the southeast quadrant of the intersection is designated for high-density
residential uses (60 to B0 aweiling units per acre).

2.5.9.3 Zoning

The area i3S zoned C2 and C4 commercial use with R4 residential use in the
southeast quadrant (Figure 2-65).

2.5.9.4 Areas Susceptible to Reinvestment
There are 39 acres or 51 percent of the station area, zoned for commercial use
and susceptible fo reinvestment. Nine acres or twelve percent of the

residentially zoned land is susceptible to reinvestment. An additional 870
awelling units could be developed in this area.

2.5.10 Sunget Vermont (Al ignment 42
2.5.10.1 Land Use Profile

The station area 1s developed with hospttals and large medical facilities
(Figures 2-66 to 2-71). The other uses in the area are complementary to these
uses--parking garages. medical cffices and pharmacies. An office building is
being constructed on the scuthwest corner of Vermont and Sunset. Barnsdall Park
is located on the northern end of the impact area. A community shopping center
1s located on Vermont Avenue north of Sunset Boulevard. The buiiding condition
13 average to good and the building heights vary. There are low- medium- and
high~-rise structures 1n the area.

2.5.10.2 Land Use Plans and Policies

Tne station :s located within the Holiywood Community Plan which designates this
tntersection for community commercial use. The Concept Plan of Los Angles
designates thi1s area as a "Center." Barnsaal!l Park is recognized on the Plan.

2.5.10.3 Zoning

The area is predominately zoned C2 commercial with some R4 residential zoning in
the northwest and scuthwest quadrants of the 1mpact area (Figure 2-72).

2.5.10.4 Areas Susceptible to Reinvestment

There are 23 acres of commercially zoned land susceptible to reinvestment, which
is equal to 32 percent of the impact area. There are eleven acres of
underutilized residentially 2zoned land, 15 percent of the area. Taking
displacement into consideration, 1,020 additional units could be built on this
property.
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2.5.11 Hollvywood/Western (Allanments 1. 2, 3)

2.5.11.1 Land Use Profile

Commercial facilities, including retail stores, super markets, motels, adult
shops, bars and arcades occupy the strips along Hol lywood and Western (Figures
2-73 to 2-78). Residential sStructures consisting of two and three story
apartment buildings surround the commercial area. The area is densely
developed, however some of the housing is obsolete and in poor condition.

2.95.11.2 Land Use Plans and Policies

The Hollywood Community Plan shows highway-oriented commercial use appropriate
for the intersection surrounded by high-density residential use (60 to 380
gwelling units per acre). The area is located in the CRA Hollywood
Redevelopment Plan which designates the northwest and southwest guadrants for
high density residential use and community commercial use in the northeast and
southeast guadrants.

2.5.11.3 Zoning

The property fronting on Hollywood and Western is zoned C2 commercial surrounded
by R4 residential (Figure 2-79).

2.5.11.4 Areas Susceptible to Reinvestment

There are 26 acres of commercially zoned land, or 33 percent of the impact area,
and 22 acres of residentially zoned land, or 28 percent of the lmpact area,
susceptible to reinvestment. An additional 2,020 units could be built on the
residential property.

2.5.12 Hollvywood/Vine (Alignments 1. 2. 3)

2.5.12.1 Land Use Profile

Office and commercial uses predominate the intersection (Figures 2-80 to 2-85).
With the exception of the northwestern corner of Hollywood and Vine, the corners
of this section are developed with high-rise office buildings with retai! shops
on the ground level. Other commercial facilities in the area include a large
number of movie theaters and restaurants, the Capital Records Tower, recording
studios and two high-rise hotels. The area has a combination of low- and high-
rise structures in good to average condition.

2.9.12.2 Land Use Plans and Policies

This area i3 designated as a regicnal center on both the Hollywood Community
Plan and the CRA Ho!l!lywood Redevelopment Plan.

2.5.12.3 Zoning

The impact area is zoned C4 commercial (Figure 2-86).
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2.5.12.4 Areas Susceptible to Reinvestment

There are 43 acres zoned for commercial use, or 61 percent of the impact area,
and seven acres of residentially zoned tand, aor ten percent of the impact area,
susceptible to reinvestment. An additional 1,390 dwelling units could be
developed on the residentially zoned property.

2.5.13 HollvwoodsHighlang (Al ignments 3, 42
2.5.13.1 Land Use Profiie

Office, commercial uses, and parking lots predominate the intersection (Figures
2-87 to 2-92). Commercial facilities in the area i1nclude movie theaters,
hotels, retail shops. and office buildings. With the exception of the northwest
and northeast corners, most of the buildings in the immediate vicinity of this
Intersection are low- to mid-rise. The area has a combination of structures in
good to average condition.

2.5.13.2 Land Use Plans and Policies

This area 1s designated as a regional center on both the Hollywood Community
Plan and the CRA Hol 1 ywood Redeveiopment Plan.

2.5.13.3 Zoning

The 1mpact area 1S zoned C4 commercial (Figure 2-93).

2.5.13.4 Areas Susceptible to Reinvestment

There are 46 acres zoned for commercial use or 39 percent of the impact area,
and seven acres of residentially zoned land, or gseventeen percent of the impact

area, susceptible to reinvestment. An additional 2,100 awelling units couid be
deveioped on the resident:ally-zoned property.
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3. COMMERCIAL DEVELOPMENT PROJECTIONS

This chapter describes the results of the analysis of future office and retail
real estate development within the Regicnal Core.

3.1 BACKGROUND ANALYSIS

3.1.1 Major and Communitv Office Space Develgpment

Table 3-1 presents an analysis of historical office space development in each
planning area within the Regional Core,. Institutional, governmental, special
purpose, and low rise ocffice buildings are not included in this analysis.

An analysis of historical major cffice space absorption for market areas within
the Regional Core is presented in Tables 3-2 through 3-4. Annual averages for
the years 1971-1980 and 1976-1980 are included in these tables. These
historical trends were used to help estimate future office space development
within each planning area.

Table 3-5, Market Area Characteristics, presents projections of office space
development for the planning areas. Projections are based on historical
absorption trends and current leasing and building development information.
Base condition and Metro Rail Project projections are included in Table 3-6.

Table 3-6 identifies planned, proposed, and potentlal office, retail, and hotel

projects. The projects are identified at either station area or planning area
levels.
3.1.2 Regjonal and Community Retail Development

Table 3-7 shows the projected adistribution of regional retail development among
the planning areas. This distribution is based on historic trends, employment
as well as population growth projections {derived from major office space
projections and SCAG population projections), and known development plans. The
exercise of distributing development among individual station areas relied
largely on the location of proposed retail development projects. Regional
shopping facilities were assumed to locate in station areas and at specific
sites where such development has been proposed.

3.2 DEVELOPMENT PROJECTIONS

Table 3-8 summarizes commercial development projections for six categories of
development for each planning area and each station area.



Miracle Mile
Sq. fr. added
Total Sq.ft.

Mid-Wilshire
5q.ft. added
Total Sq.ft.

Central City
S5q.ft. added
Total Sqg.ft.

Westlake
Sq.ft. added
Total Sqg.ft.

Ho! 1ywood
Sq.ft. added
Total Sqg.ft.

North Hollywood/

Studio City/

Universal City
Sq.ft. added
Total Sq.ft.

Regional Core
Total
Sq.ft. added
Tatal Sq.ft.

TABLE 3-1

HISTORICAL SUPPLY OF MAJOR OFFICE SPACE tN REGIONAL CORE

1950-1954  1955-1959  1960-1964  1965-1969 1970-1974  1975-1979  1980-1982
645,000 110,000 385,000 469,000 1,394,000 - -
645,000 755,000 1,140,000 1,609,000 3,003,000 3,003,000 3,003,000
507,000 1,136,000 1,569,000 2,415,000 2,913,000 - 250,000
507,000 1,643,000 3,212,000 5,627,000 8,540,000 8,540,000 8,790,000

1,014,000 592,000 969,000 4,072,000 7,085,000 700,000 4,746,000

),014,000 1,606,000 2,575,000 6,647,000 13,732,000 14,432,000 19,178,000

- 123,000 100,000 255,000 225,000 - -
- 123,000 223,000 478,000 703,000 703,000 703,000

- 197,000 320,000 498 000 415,000 - -
- 197,000 517.000 1,015,000 1,430,000 1,430,000 1,430,000

- 12,000 150,000 - 117,000 - -
516,000 528,000 678,000 678,000 795,000 855,000 865,000
2,166,000 2,170,000 3,493,000 7,709,000 12,149,000 700,000 4,996,000
2,682,000 4,852,000 8,345,000 16,054,000 28,203,000 28,903,000 33,899,000

Source:

Pealt Marwick Mitchell & Co.



TABLE 3-2

HISTORICAL ABSORPTION OF MAJOR OFFICE SPACE

MIRACLE MILE MARKET AREA

Cumulative Estimated Estimated
Square Square Square Annual

Year Feet Feet Feet Dccupancy Absorption
Completed Bujlt fvailable Oecup | ed Rate {Square Feet?
1971 593,000 2,454,300 1,939,000 79% 413,000
1972 0 2,454,300 2,013,000 82% 74,000
1973 0 2,454,300 2,083,000 85% 70,000
1974 0 2,454,300 2,157,000 88% 74,000
1975 0 2,454,300 2,206,000 90% 49,000
1976 0 2,454,300 2,231,000 91% 25,000
1977 0 2,454,300 2,281,000 93% 50,000
1978 0 2,454,300 2,331,000 95% 50,000
1979 0 2,454,300 2,380,000 97% 49,000
1980 0 2,454,300 2,405,000 98% 25,000
Annual average absorption 1971-1980: 88,000 square feet

1976-1980: 40,000 square feet

Source: Peat Marwick Mitchell & Co.



TABLE 3-3

HISTORICAL ABSORPTION OF MAJOR OFFICE SPACE
MID-WILSHIRE MARKET AREA

Cumulative Estimated Estimated
Square Square Square Annual
Year Feet Feet Feet Occupancy Absorption
Completed Built Available OQccupled Rate (Sayare Feet)
1971 1,463,600 6,244,470 4,870,700 78% 1,046,000
1972 149,000 6,393,470 5,242,700 82% 372,000
1973 1,041,554 7,435,024 5,576,700 75% 334,000
1974 0 7,435,024 6,320,700 85% 744,000
1975 0 7,435,024 6,394,700 86% 74,000
1976 0 7,435,024 6,474,700 87% 80,000
1977 0 7,435,024 6,623,700 89% 149,000
1978 0 7,435,024 6,920,700 93% 297,000
1979 0 7,435,024 7,211,700 7% 291,000
1980 0 7,435,024 7,286,700 98% 75,000
Annual average abscrption 1971-1980: 345,000 square feet
1976-1980: 180,000 square feet

Source: Peat Marwick Mitchell & Co.



TABLE 3-4

HISTORICAL ABSORPTION OF MAJOR OFFICE SPACE

HOLLYWOOD MARKET AREA

Cumulative Estimated Estimated
Sguare Square Square Annual
Year Feet Feet Feet Occupancy Absorption
Completed Built Available Qecupled Rate (Sguare Feet)
1971 270,500 2,015,500 1,618,000 80% 222,000
1972 270,000 2,285,500 1,747,000 76% 129,000
1973 0 2,285,500 1,843,000 81% 96,000
1974 0 2,285,500 1,891,000 83% 48,000
1975 0 2,285,500 1,897,000 83% 6,000
1976 0 2,285,500 1,904,000 83% 7,000
1977 0 2,285,500 1,%35,000 85% 31,000
1978 0 2,285,500 2,055,000 90% 110,000
1979 30,000 2,315,500 2,233,000 96% 178,000
1980 0 2,315,000 2,273,000 98% 40,000
Annual average absorption 1971-1980: 87,000 sguare feet
1976-1980: 73,000 square feet

Source: Peat Marwick Mitchell & Co.



TABLE 3-5
MARKET AREA CHARACTER!ISTICS AND PROJECTED ABSORPTION OF MAJOR OFFICE SPACE

Proj. Ann. Absorption
1981-2000
Under With
Construc- Joint
Existing Quoted Lease Rates Historical Average tion Devel-

Majar ($)/SF/YR) Occupancy  Annual Absorption 1/1981- Base_ ) Metro op
Market Areas Oféice Space Office Retajlé Rate 1970-1980 1975-1980 1/1983 Condition Rail ment

Trends

Westlake 740,000 9.00-15.00 12.00-24.00 90-95% %3 *3 0 50,000 75,000 125,000

Mid-Wilshire 8,800,000 9.00-25.00 18.00-24.00 95% 345,000 180,000 450,000 225,000 350,000 400,000

Miracle Mile 3,000,000 15.00-26.00 10.00-28.00 BS-SD%h 88,000 40,000 550,000 175,000 300,000 350,000

Hol lywood 1,400,000 12.00-21.00 9.00-18.00 90-95% 87,000 73,000 0 75,000 100,000 150,000

Retail
space
along
Alvarado
generate
5200 to
$600/sqg.

Influx c
Korean=
orientec
busines:
and ser-
vices; ¢
sarptior
of vacar
space b
current
tenant ¢
pansion:
no new

tenants

Very ac
real es
market r
museum;
nationa
retail

chains

looking
locate

aleng M
acle Mi

Occupan

In offi
buitdin
has fal
2% to 3
Nationa
retail
chains
laoking
Hol | ywe
area;
Broadwa
Departm
store r
cently
closed.

Tource: Peat Marwick Mitchell & Co. and Sedway/Cooke ] ' ) . o
1 Generally, does not include low-rise (less than eight stories) institutional or government buildings.
2 Retail leases quoted on triple-net basis.

Included in Mid-Wilshire and CBD Pla-ning Areas

Renavation of Museum Square a-counts for low occupancy rate. o
5 Includes some buildings less than eight stories because of height restriction.



PLANNED AND PROPOSED DEVELOPMENT

TABLE 3-6

Completed
or Square
Proposed Feet/
Station Areas 1980~ 1985 Units
Yermont-Beverl|y
o 400 N. Vermont Midtown Hilton 480,000
o 3761 Beverly Blvd. Medical Office 1,400
Vermont/Santa i
o 1183-93 N. Vermont Retail 7,700
o 4855 Santa Monica Office/Retail 9,400
Su t e t
0 Sunset/Vermont Medical Medical Offices/
Arts Building Retail 115,000
o 5000 Sunset Boulevard Medical/Dffice 58,000
Westerpn/Beverly
© 300 N. Hobart Boulevard Commercial and Office 4,200
Western/Santa Monics
0 5400 Lexington Ave. Multifamily 11 units
Sunget/Vine
0 6301 Sunset Blvd. Retail/Cffice 38,200
o 1544-68 Cahuenga Blvd. Retail 10,000
0 1635 N. Cahuenga Blvd. Office 37,000
Hollywood Highland
o Hollywood Center Office 400,000
Entertainment 82,825
Restaurant 34,550
Museum 150,000
Retail 150,500
Vermont/Sunget
0 Sunset/Vermont Medical Medical Cffices/
Arts Building Retail 115,000
Hol lvwood-Vine
0 6301 Sunset Blvd. Retail/Office 38,200
o 1544-64 Cahuenga Bivd. Retail 10,000
0 1635 N. Cahuenga Blvd. Office 37,000
0 3575 W. Cahuenga Blvd. Office 134,450



TABLE 3-7

PERCENT OF TAXABLE EXPENDITURES BY NEW REGIONAL CORE RESIDENTS
AT REGIONAL RETAIL FACILITIES CAPTURED BY STATION AREAS

Metro Rail Svstem Alternatives
Metro
Rail
Base Maximum Metro Rzail Minimum Operable Segment
Condi- Impact with Metra with
tlon Cond|tion Incentives Rail Incentives

Expenditures by New
Regional Core Residents
in Station Areas:

c CBD 45 30 35 30 35

o Westlake 0 0 0 0 o]

o Hollywood 10 15 20 20 25

o Universal City/

North Hallyweood 5] 10 10 2 2

Expenditures by New
Regicnal Core Residents
Qutside Station Areas 15 15 0 15 10
Expenditures by New
Regional Core Residents
Outsice Regional Core 15 15 15 30 25
Tota]l Expenditures by
New Regional Core
Residents 100 100 100 100 100
Note: This table 1s simplified to assume that in all cases except the Locally

Source:

Preferred Alternative With Incentives, only regional core residents will
make expenditures in the Regicnal Core. In fact, Non-Regional Core
residents can be expected to make purchases 1n the Regional Core,
especially 1n the CBD (note, however, that expenditures by employees are
partially accounted for under ‘employee-serving retajl') just as Regiocnal
Core residents can be expected to make purchases outside the Regional
Core. For the Locally Preferred Alternative With Incentives it is
assumed that the combination of the Metro Rail system’s concentration of
development around station areas in the CBD and the CRA‘S South Park
development Just outside CBD station areas and including a major retail
component would result in about seventeen percent more new regional-
serving retail development in the CBD than would be required to serve
only new Regional Core residents.

Seadway/Cooke and Peat Marwick Mitchell & Co.
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This chapter compares the five candidate alignments with respect to commercial
and residential growth. Projected growth is compared first for the Regional
Core as a whole, then for the planning areas, and finally for the station areas.

4.1 REGIONAL CORE

Table 4-1 summarizes commercial and residential growth projections for the Metro
Rail candidate alignments and compares them with the total development and
population for 1980 in the Regionai Core area. Commercial projections are
expressed in gross square footage (including office, retail and hotel
development). With the construction of any of the five alignments, the
commercial develcpment added within the Regional Core would be expected #to
increase by a range of 23 to 26 percent over the year 1980. The number of
gdweiling units added is expected to increase by approximately 34 percent over
the 1980 figure within the Regional Core. Population would increase by
approximately 22 percent over the 1980 figures.

As a quide, the magnitude of development is expected to fall between the Base
condition and Metro Rail Maximum Impact condition for the portion of the route
constructed. The baiance of the unconstructed route would reflect the Base
condition. A temporary terminal station is not expected to experience a
temporary increase over the Metro Rail projecticn because the portion of the
route that is open would not achieve the fuil development projected for the
compieted route, and developers are not likely to target new construction for
the temporary levels of transit patronage at a station,

4.2 PLANNING AREAS

Table 4-2 compares total 1980 population and population densities in the
planning areas and the Regiconal Core with those projected under the Base
condition for the vyear 2000, and the Maximum Impact condition for any of the
five Metro Rail candidate alignments for the vear 2000. Population density in
the Regional Core is expected to increase from 10,868 persons per sguare mile in
1980 to 12,408 persons per square mile in the year 2000 under Base conditions
and 16,508 persons per square mile under Metro Rail Maximum Impact conditions.

With respect to major office space development, the following absorption rates
were utllized in the FEIS:

o For the Wwestlake Planning Area, 50,000 square feet per vear
for the yvear 2000 Base condition and 75,000 to 125,000 per
year under Metro Rail Maximum Impact conditions.

o For the Wilshire Planning Area, 400,000 square feet annually
to the year 2000 under Base conditionsg and 650,000 to 750,000
square feet per year under Metro Rail Maximum Impact
conditions,

4-1



TABLE 4-1

PROJECTED REGIONAL CORE GROWTH FOR
SYSTEMWIDE ALTERNATIVES, YEARS 1980 TO 2000

Commercial Residential ~

Development Develocpment Regional Growth

(1000 sg.ft.) tehvelling units) (Population)
1980 Total: 232,800 Total: 404,840 Total: 831,240

Increment % Change lncrement % Change Increment % Chanage

2000 Base

Conditions 40,300 17 50,330 12 115,639 14
2000 Metro Rail 54,200~ 23- 136,260 %% 34 181,333 22
Maximum Impact 60,700% 26

Conditions

* Range reflects amount of development of both without and with a concerted
effort by SCRTD and others to promote joint development.

## Although this level of residential development is identified by SCAG-82B
for the entire Regional Core, it is more likely to occur at this intensity
only within station areas and to be less for the Regional Core as a whole,

Source: SCAG-82M and SCAG-82B Growth Projections; SCRTD, General Planning
Consultant.
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TABLE 4-2

POPULATION AND DENSITY IN PLANNING AREAS AND
REGIONAL CORE, YEAR 1980 AND 2000

2000 Metro Rail

Maximum
1980 2000 Ba=e Conditions Impact

Conditions

Planning Sq. Population Persons Population Persons Population Persocons
Breas Mi. Sg. Mi. Sq. Mi. Sg., Mi,
Westlake 3.53 92,414 26,180 104,025 29,469 159,410 45,159
Wilshire 20.05 308,660 15,395 354,706 17,691 489,530 24,415
Hollywoed 21.21 216,502 10,208 257,194 12,126 324,870 15,317

o For the Hollyweocod Planning Area, 75,000 sgquare feet per vyear
for the vyear 2000 under the Base conditions and 100,000 to
150,000 square feet per year under Metro Rail Maximum Impact
conditions.

(Note: The recent report for the Los Angeles Community Redevelopment Agency by
Economic Research Associates, entitled Eeal FEstate Development Potential in  the
Metrp Raj! Corrligor, forecasts an increase of 125,000 sguare feet per year in
Wilshire and of 59,000 sguare feet per year in Hollywood for the station areas
for five years beginning the year 1990.)

4.3 STATION AREAS

Table 4-3 indicates that, under year 2000 Base conditions, the total commercial
development 1n the station areas of the five alignments studied will increase 26
to 28 million sguare feet over the total for 1980. Under year 2000 Maximum
Impact conditions, commercial development is projected to increase by 35 to S0
million square feet for the five alignments. The largest amount of commercial
growth is projected to occur in the station areas of Alignment 4 and the least
in the station areas of Ailignment 5.

Table 4-4 indicates that, under year 2000 Base conditions, the total residential
development in the station areas of the five alignments studied will increase by
approximately 7,700 to 10,000 units over the total for 1980. Under vyear 2000
Maximum Impact conditions, residential development is projected to increase by
approximately 25,000 to 31,700 units for the five alignments. The largest
amount of growth is projected to occur in the station areas of Alignment 4 and
the least i1n the station areas of Alignment 5.
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TABLE 4-3

NET CHANGE IN COMMERCIAL DEVELOPMENT, 1980 - 2000

Commercial Floor Acea €(1.,000 Sg. Ft.»

2000
2000 ) Max imum
Base Impact
Congitions Congitions
1,000 1,000
L o sq.ft. Percent sq.f£ft. Percent
WILSHIRE PLANNING AREA 11,100 17 17,700 - 19,900 27-31

o WilshiresVermont

o {(Al! Alignments) Q00 19 1,700 - 2,600 38-59
o Wilshire/Normand;e

o (All Alignments) 1,800 47 3,200 - 3,400 83-90
0 Wilshire/Western

o (All Alignments) 2,000 68 2,400 - 2,700 83-91
0 Vermont/Bever|yx*

o (Aii1gnments 1,2,3,4) 20 2 80 - 730 10-94
0 Weatern/Bever|y#

o (Allgnment 5) 20 =) 20 - 700 5-166
o Wilshire/Crenshaws

o (Alignments 1,2,4,9) 400 50 500 - 700 63-88
0 WilshiresLa Brea

o (Alignments 1,2,4,5) 200 13 1,300 - 1,500 81-94
o0 Wilshice/Fairfax

o (Alignments 1,2,4,5 1,800 63 3,300 - 3,800 110-128
o Dlympic/Crenshaw#

o (Alignment 3» 10 2 15 - 25 3-5
o PlocosSan Vicentex

o (Alignment 3 10 2 75 - 112 11-16
Summary of Wilshire PlﬂnnLng"_:tﬂ_ﬂi_ﬂllgﬂmiﬂi

o Alignment 1 7,120 12,480 -15,450 72-89
o Alignment 2 7,120 41 12,489 -15,450 - 72-89
o Alignment 3 4,740 37 7,420 - 9,547 58-75
o Alignment 4 7,120 41 12,480 -15,450 72-89
o Alignment S 7,120 42 12,420 -15,400 73-91

--continued



TABLE 4-3 (CONTINUED>

NET CHANGE IN COMMERCIAL DEVELOPMENT, 1980 - 2000

i | Area ¢ F
2000
2000 Max imum
Base Impact
Conditions — Conditjons
1,000 1,000
sg. ft. Percent sg.ft, Percent
HOLLYWOOD PLANNING
AREA 2,500 6 4,000 - 4,800 10-12
o Ver mqut/ﬁangﬂ Monica
o (Alignments 1,2,3,4) 30 6 250 - 300 50-60
o Western/ n
o (Alignment 5> 30 3 250 - 300 31-38
o Sunsget/Vermont
o (Alignments 1,2,3) 175 16 300 - 550 27-50
0 SunsetsEdaemont
o (Alignment 4> : 225 26 300 - 550 33-58
o Hol lywoo Stern#
o (Alignments 1,2,3 30 3 20 - 80 3-10
0 Sunset /Western#
o (Alignment 4) 30 3 30 -7 3-8
0 Hellvwopgd/Vine
o (Alignments 1,27 550 23 1,000 - 1,600 42-67
o Hollywood /Vine (3 onlv) 200 8 450 - 750 19-31
0 Sunset/Vine
o (Alignment 4 only) 350 17 650 - 975 31-46
¢ Sunset/Vine
o (Alignment 5 cniy»> 550 26 1,100 - 1,800 54-84
o Hollvwoog Hichlang
o (Alignments 3,4) 925 58 1,400 - 1,900 8B-119
o Hollyweod Bowi*
o (Alignments 1,2,4,5> 5] 40 3-6 20-40
Summary of Hollvwood Planning Area by ﬁngumgn;
o Alignment 1 790 1,573 - 2,536 33-53
o Alignment 2 790 16 1,573 - 2,536 33-53
o Alignment 3 1,360 21 2,420 - 3,580 38-56
o Alignment 4 1,565 26 2,633 - 3,806 43-63
o Alignment 5 580 20 1,353 - 2,106 46-72
--cont inued



TABLE 4-3 (CONTINUED)

NET CHANGE IN COMMERCIAL DEVELOPMENT, 1980 - 2000

Commercial Floor Area (1,000 Sg. Ft.)

2000
2000 Max imum
Base Impact
Conditions Condikions
1,000 1,000
sq.ft. Percent gsa.ft. Percent
DESIGNATED CENTERS
o Alignment 1 27,085 44 38,550 - 47,150 63-77
o Alignment 2 27,085 44 38,550 - 47,150 63-77
o Alignment 3 25,660 44 34,150 - 42,860 59-74
o Alignment 4 27,860 45 39,000 - 48,425 63-78
o Alignment 5 26,905 45 37,750 - 46,800 63-78
ALL STATICN AREAS
o Alignment 1 27,570 43 38,803 - 48,985 61-77
o Alignment 2 27,570 43 38,803 - 48,986 62-77
c Alignment 3 25,760 42 34,590 - 44,127 56-72
o Alignment 4 28,345 43 39,863 - 50,256 61-77
o Alignment 5 27,360 44 38,523 - 48,5086 62-79
REGIONAL CORE 40,300 17 54,200 - 60,700 23-26

#Station areas not designated as Centers in the City‘s Concept Plan or the
County”’s General Plan.

(l)Range reflects amount of development with and without a concerted

effort by SCRTD and others to promote Station area development.

Source: FEIS:; SCRTD/General Planning Consultant.
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TABLE 4-4

NET CHANGE IN RESIDENTIAL DEVELOPMENT, 1980 - 2000

Residential Units
2000
2000 Max imum
Base Impact
Condition Condition
Dwelling Dweiling
Units Percent Units Percent
WILSHIRE PLANNING
AREA 18,180 13 58, 310 41
Wilshire/Vermont
(All Alignments) 770 14 3,130 57
Wilshire/Normandie
CAll Al ignments> 760 21 1,640 45
Wilshire/Western
(A1l Aiignments) 1,020 23 740 17
Vermont/Beverly*
(Alignments 1,2,3,4) 510 10 3,510 71
Western/Bever|y#*
(Al ignment 5) 540 18 800 26
Wilshire/Crenshaw#
(Alignmenits 1,2,4,5) 350 15 330 14
Wilshire/La Brea
(Alignments 1,2,4,5) 310 14 1,150 54
Wilshire/Fairfax
(Alignments 1,2,4,5) 270 14 1,020 53
Olympic/Crenshaw#
(Al ignment 33 250 14 630 36
Picc/San Vicentex
(Al ignment 3> 280 12 1,080 49
3 i 1 Pl . Ar ] ]
Al ignment 1 3,990 16 11,520 45
Alignment 2 3,990 16 11,520 45
Al ignment 3 3,590 16 10,730 48
Ali1gnment 4 3,990 16 11,520 45
Alignment S 4,020 17 8,810 38
--cont inued
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TABLE 4-4 (CONTINUED)

NET CHANGE IN RESIDENTTAL DEVELOPMENT, 1980 - 2000

tial Unj
2000
2000 Maximum
Base Impact
Condition Condition
Dwelling Dwelling
Units Percent Units Percent
HOLLYWOOD PLANNING
AREA 17,640 15 35,640 3
Vermont/Santa
Monica*
(Alignment 1,2,3,4) 250 7 1,110 33
Western/Santa
Monicax
(Alignment 5) 140 6 690 31
Sunset/Vermont
(Alignments 1,2,3) 240 10 480 20
Sunset/Edgemont
(Al ignment 4) 310 10 550 i8
Hol | ywood/Western#
(Alignments 1,2,3) 170 6 360 13
Sunset/Western*
(Al ignment 4) 180 7 570 20
Hol lywood/Vine
(Alignments 1,2,3) 480 16 2,430 79
Sunset/Vine
(Al ignments 4,5) 375 13 1,860 66
Hol lywood/Highland
(Alignments 3,4) 1,700 13 2,390 59
Ho!llywood Bowlx
(Alignments 1,2,4,5) 180 25 100 13
SI'IEII. acy of Hollvwood Planning Area by Al lgnment
Alignment 1 1,140 9 4,480 37
Al ignment 2 1,140 g 4,480 37
Alignment 3 2,840 22 6,770 52
Al ignment 4 2,995 21 6,580 46
Al ignment 5 695 11 2,650 42
--cont inued



TABLE 4-4 (CONTINUED)

NET CHANGE IN RESIDENTIAL DEVELOPMENT, 1980 - 2000
nit
2000
2000 Max imum
Base Impact
— Condjtion Conditions
Dwelling Dwelling
Units Percent Units Percepnt
DESIGNATED CENTERS
Alignment 1 6,865 17 24,150 59
Alignment 2 6,865 17 24,150 59
Alignment 3 7,985 i5 24,370 46
Al ignment 4 8,530 15 26,040 46
Alignment 5 6,520 14 23,100 49
ALL STATION AREAS
Al ignment 1 8,145 i5 30,030 55
Alignment 2 8,145 15 30,030 55
Alignment 3 9,445 18 31,060 59
Al ignment 4 10,000 18 31,660 56
Alignment 5 7,730 16 25,020 53
REGIONAL CORE 50,330 12 136,260 34

#Station areas not designated as centers in the city’s Concept Plan or the

County’s General Plan.

Source: SCRTD/General Planning Consultant/SCAG-82B/SCAG-82M Growth Projections.
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5. IMPACTS QOF PROJECTED GROWTH

5.1 ASSESSMENT OF LAND USE AND DEVELOPMENT IMPACTS

Two measures were used to assess the impacts of projected growth near the five
alignments: (1) consistency with local land use plans and poiicies and (2>
ability to accommodate projected growth. Within these two measures, several
sub-measures were identified for wuse in this evaluation. These sub-measures

were applied at both the station area and alignment levels. To determine the
impacts of projected growth, the current conditions in the statjon areas and
alignments were compared to year 2000 Maximum Impact and Base conditions. The

potential impacts identified by these analyses are contained in Table 9-1. If
an adverse impact occurs for either or both the 2000 Maximum Impact and Base
conditiong, an adverse impact is recorded. If a beneficial impact occurs for
either or both conditicns, a beneficial impact is shown. If a beneficial impact
and adverse impact occurs for the same station under different conditicons, an
adverse impact i3 shown in the table.

Impacts are identified as potentially beneficial impacts, potentially adverse
impacts which can be mitigated, and potentially adverse impacts which cannot be
mitigated. Mitigation- measures for potentially adverse impacts identified in
this analysis are discussed in the next =section. The fecllowing paragraphs
address each of the impact measures jdentified in Table 5-1.

$.1.1 Consistency with Local Land Use Plans and Policies

To cdetermine the extent to which the stations and alignments are consistent with
adopted local land use plans, five sub-measures are used:

1. The -extent to which growth would be concentrated at City
Centers along the Metro Rail route.

2. The extent to which growth would be concentrated at other
Centers (non-station) in the Regional Core.

3. The extent to which economically stagnant or declining areas
would be revitalized.

4. The extent to which commercial services and employment would
be increased at or near population centers.

5. The extent to which the Iimplementation of Community Pian,
Specific Plan or Redeveiopment Plan objectives would be
supported.

The effects or Iimpacts associated with each candidate alignment are discussed
for each of these measures first relative to station areas and then relative to
the system as a whole.



TABLE 5-1

W Potentially adverse impact that can be mitigated by SCRTD andior oihar respansible aganciea.
@ Polentially adverse impact that cannot ba miligaled.

Blank represents a nautral Situation,

Applicable to 2000 Base Conation only

5.2
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FOR S o 218 188/ 0
CANDIDATE . RN i f‘; L7 o
ALIGNMENTS STl aded [35/8538 $
§ é‘c@fg NN
S/ EENE
3| & | s [ ALIGNMENT
It , »é&s?%i &é& ."m‘f?“’ki
aonentt  fallo [e|o oo violv|v|e|v|vw
" ALIGNMENT 2 Eggsé ole|pg|lo|o vy o|Y|Y|®e |¥Y V¥
ALIGNMENT 3 [% o L o0 |o vi0O v ) v | e v, v
ALIGNMENT 4 %3 o|e| 0|0 |O vig|v|v|e|vlY
ALIGNMENT § Wo|e|o|o|O vig|v|v|® | v|vV
Union Staton m m] (w} m] v (] L \ 4 1.7 All
Civic Center E% o o o v | O * 1 All
FiftnvHil %{@l a o o v | v L) v é:?' ()
Seventn/Flower % g o|jloj0O v | v L v ‘5-‘;, Al
WilshireiAlvarado E@ o o| 0o v | O b 1.2 All
Wilshwre/Varmanit '@% a o|o v | O L ! All
WistiraiNormancie  [ig] O ol|o vy | 0O bt ! All
Wishire/Western % lal o| o v|O * ! All
VermonyBeverty LB o I v e v |25 1234
Westarm/Baverly e, a % g | o °
varmont/Santa Morica ﬁ] %%13531 O| o 1,2,3.4
Wastam/Santa Monica [&ﬁ% o o (¥ o 5
Sunsetvermont {191 O oclolfSq{olo 1,2,3
SunseyEdgemont ;;;, a gln a‘”@fi;}ﬁ m} 2
Hollywood/Wesiem s 0 a ’a{&% 1,2,3,
SunsatWestern %a a o 33’%“%‘{ o 4
HolywoodVine  [3H O o o fg#] v | O s | Vv 3,7.8] 1.2,3,
SunsetVine %’ o a nEkd v|o hd v g.7.8] 4.5,
—— N o|lo|o @ v|a o | v 1,7,8( 3.4
Hallywood Bowt 8 viga v v | v v e 3.5 | 1,2.4,5,
Urwarsal City el O O |0 fed viv |V v |e ;S'ESI Sl
Norh Holywood  [#] O o |o|o [EF 0 All
wisnwaiCrenshaw ALY 0 v v v | 5.9] 1.2,4,5
wishwella Brea [ @ o olvw v | v it nzas
Wishice/Fairiax 95 o a vlv|w M IIERE
QlympiciCranshaw 3
Pico/San Vicenis v v *® v [2,3.5 3
Legend: O Petentally beneficial impact.
Notes: a1 lor Agnmant 1




5.1.1.1 Concentration of Growth at Centers along the Metro Rail Route
o Station Area Impacts

The City Centers Concept calis for growth to be concentrated in designated
Centers located throughout the City. A number of these Centers are located in
the Regional Core. Stations located in designated Centers support this concept
by stimulating growth within the Center. For this reason, stations located
within designated Centers of the City of Los Angeles General Plan were assessed
to have potentially beneficial impacts under this sub-measure. Table 5-2
contains the proporticon of the commercial and residential growth projected for
each of the alignments which is expected to be located in designated City
Centers. This table shows that the vast majority of projected growth under both
the Base and Maximum Impact Conditions for all alignments is expected to occur
in Centers 1n support of the Centers Concept.

TABLE 5-2

CONCENTRATICON OF YEAR 2000 PROJECTED GROWTH
IN DESIGNATED CITY CENTERS

Projected Commercial Projected Residential
Development Occurring Development Occurring
1n City Centers inp Citv Centers

Base Max. Impact Base Max. Impact

Condition Condition Condition Condltlon
Alignment 1 98% 96-59% B4% 80%
Alignment 2 8% 96-99% B4% 80%
Al ignment 3 99% 97-99% 85% 78%
Al ignment 4 98% 96-98% 85% 82%
Alignment 5 8% 96-98% B4% 92%

Because the Centers Concept dcoes not preclude the location of transit stations
outside of Centers nor does it perceive growth outside of Centers to be in
conflict with the Concept, the impacts of growth at stations outside the Centers
were asgssessed to be neutral under this measure,

o System Impacts

A1l of the Metro Rail alignments would benefit the region by implementing the
Centers Concept within the Regional Core. However, Alignment 4 has cne more
station in designated Centers than any other alignment (15 stations total in
Centers?. Alignments 1 and 2 have fourteen stations located in Centers, and
Alignments 3 and 5 each have thirteen stations located in Centers, All
alignments had five stations falling outside Centers except Alignment 5 which
had four.
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Another measure of the effectiveness of alignments in concentrating growth in
Centers is the number of Centers served by the aljgnment. Alignments i, 2, and
4 would serve eight Centers (CBD, Westlake, Mid-Wilshire, Miracle Mile, East
Hollywood, Heollywood, Universal City, and North Hollywoed) in the study area,
Alignments 3 and 5 would serve seven Centers each.

5.1.1.2 Concentration of Growth at Non-station Centers in the Regidnal Core
o Station Area Impacts

No stations were specifically isolated which could potentially cause growth to
concentrate in other Centers or which could potentially attract growth from
other Centers.

o System Impacts

It is possible that construction of any of the five alignments could cause sSome
growth to shift from Centers not located along the Metro Rail route to Centers
that are on the route,. However, the probability and extent of this outcome
could not be isclated. Similarly, the extent to which Metro Rail may attract
additional growth to the Regional Core which could then concentrate in non-
station Centers could not be isclated. These Centers, which include Sunset
Strip, Beverly Hills and Century City, are expected to continue to attract
substantial amounts of new development regardless of the Metro Rail alignment
chosen.

5.1.1.3 Revitalization of Economically Stagnant or Declining Areas
o Station Area Impacts

Construction of transit stations in economically stagnant or declining areas may
stimulate potentially beneficial development interest in those areas. Stations
located in designated Redevelopment Project areas and along Western Avenue were
asgessed to have potentially beneficial impacts under this sub-measure. In
addition, the Wilshire/Crenshaw station was assessed to have the potentiai to
stimulate revitalization of the Park Mile Specific Plan area.

0 System Impacts

All “five alignments were assessed to have potentially beneficial impacts under
this sub-measure. All five alignments would serve the CBD, North Hollywood, and
Hol lywood Redevelopment Projects. Alignments 3 and 4 would have eight stations
(including four CBD stations in M0S-1) located in Project areas; Alignments i,
2, and 5 would have stations (including four CBD stations in M0S-1) in
Redevelopment areas. Alignments i, 2, 3, and 5 would serve the Park Mjile area.
Alignment % is the only alignment which would directly serve both the Park Mile
area and Western Avenue area. Alignment 3 serves neither the Park Mile area nor
the Western Avenue area.
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5.1.1.4 Increase in Commercial Services/Employment At or Near Population
Centers

o Station Area Impacts

Construction of transit gstations may stimulate potentially beneficial
develcpment interest near population centers. Stations with projections of high
commercial growth which are also located in areas of high populaticn
concentration were assessed to have potentially beneficial impacts under this
sub-measure. Accordingly, stations located in Centers had potentially
beneficial 1mpacts.

o System Impacts

In general, for all alignments, retail development would be attracted to the
Regional Core and station areas in proporticn to the redistribution of
population growth. Community-serving retail development, which tends to be

located in small centers in predominantiy residential areas, would increase for
the Regional Core over base conditions. Regional retail development likely
would concentrate 1n station areas, reducing the spillover intc surrounding
communities. All alignments are expected to have similar impacts under this
measure since redistribution of popuiation growth is not expected to vary widely
between alignments.

5.1.1.5 Implementation of Community Plan, Specific Plan or Redevelopment Plan
Objectives

o Station Area Impacts

Projections of growth in station areas were assessed for their consistency with
estaplished land use plans for the station areas. The concentration of growth
in Centers or redevelopment areas which may result from station construction was
assessed to be a potentiaily beneficial impact. For this reason, stations
located in Centers and in the Redevelopment Project Areas were assessed to have
potenttially beneficial 1mpacts under this sub-measure.

The concentration of growth in areas where conflicts with adopted plans may
occur were assessed to have potentially adverse impacts. The Hollywood Bowl
station area does not contain sufficient residentially-zoned land to accommodate
growth. This potentially adverse impact is believed to be mitigatible. At the
WilshiresCrenshaw station, the aerial alignment along Wilshire Boulevard could
pe 1ncompatible with the Park Mile specific plan due to the height of the aerial
structure relative to surrounding development. In addition, this station
{whether above or below ground) could stimulate development interest which might
exceed the density specified in the Park Mile Specific Plan. Although the
effect of stimulated develiopment could be mitigated on Alignments 1, 2, 4 and 5,
the potentially adverse impacts of the aerial guideway and staticn in this area
on Alignments 2, 4, and S probably could not be mitigated.

o System Impacts
Alignments 1, 2 and 4 would serve the most Centers (six), but Alignments 2 and 4

would also have the unmitigatible aerial impact at the WilshiresCrenshaw
station. However, Alignment 4 would have one more station in a Center than



Alignments 1 and 2. All five alignments serve the three designated
Redevelopment Projects (CBD, North Hollywood and Hollywood); however, Alignments
3 and 4 have more station in an urban renewal area than the other alignments.
Alignments 3 and 4 would best serve the Hollywcod Redevelopment area with three
stations each. UQOverall, Alignment 4 has the most stations in Centers and
Redevelopment Projects.

5.1.2 Accommodation of Projected Station Area Growth Without Adverge
Impacts

To determine the extent to which the stations and alignments were able to
accommodate projected growth without adverse impacts, sSeven sSub-measures were
used:

1. The extent to which projected residential growth could be
accommodated in station areas.

2. The extent to which projected commercial growth could be
accommodated in station areas.

3. The extent to which residential development pressure could
lead to increasing residential density in stable single family
areas,

4. The extent to which commercial development pressure could lead
to rezoning residential areas for commercial use.

5. The extent to which stable land values in surrounding
neighborhoods can be maintained.

6. The extent to which historic and/or cultural resources will be
preserved.

-]

The extent to which projected growth is compatible with
existing land uses and community character.

By comparing projected commercial and residential growth between 1980 and 2000
to the parcel area as described in previous chapters, to the parcel susceptible
to reinvestment in each station area (as described in Chapter 2), the ability to
accommodate growth may be measured. Table 5-3 identifies the percentage of
avallable parcel area which wouid be needed to accommodate growth projected
for each station area. The resulting percentages provide an indication of the
relative projected development pressure in the vicinity of each station. The
findings from this analysis were then used tc assess the potential impacts in
station areas and related to the system as a whole of projected growth.

5.1.2.1 Accommodation of Projected Residential Growth on Residentially-Zoned
Land Susceptible to Reinvestment in Station Areas

o Station Area Impacts

Residential growth i1n conjunction with Metro Rail is potentially beneficial when
it can be accommodateg within the station areas on residentially-zoned land
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TABLE 5-3

ACRES OF PARCEL AREA REQUIRED TO ACCOMMODATE GROWTH

Net Commercial Deve|opment®* — Het B tial Dev ng*
Maximum Impact Maximum Impact

Base Condition _Condition  Bage Condition __Condition

Acres Percent Acres Percent Acres Percent Acres Percent
Union Station 1 1 3-9 20-40 4 *H% 0 %
Civic Center 7 63 7-10 63-86 3 % 53 HH*
Fifth/dill 3 81 28-32 73-84 6 HHH 29 ¥ 4%
Seventh/Flower 25 78 22-28 67-85 9 *AR 31 E T
WilshiresAlvarado 1 5 2-5 10-22 8 63 26 210
Wilshire/Vermont 5 16 6-10 21-34 8 59 31 240
Wilishire/

Normandie 8 26 10-13 32-42 11 100 25 210
Wiishire/Western 9 33 9-12 33-43 15 76 11 54
Vermont/Beverly 1 17 3-7 50-117 8 36 53 250
Western/Beverly H 10 1-4 10-40 19 33 27 48
Vermont/Santa

Monica 1 7 2-2 13-13 4 7 17 32
Western/Santa

Monica 1 8 1-1 8-8 2 7 10 36
Sunset/Vermont 2 9 2-3 9-13 4 36 7 64
Sunset/Edgemont 2 13 2-3 13-23 5 21 8 36
Hol l ywood/

Western 1 4 1-1 4-4 3 11 5 24
Sunset/Western i 6 1-1 6-6 %] 14 9 43
Hol lywood/Vine 3 7 8-13 19-30 5 73 24 370

(Alignments 1,2’

Hol lywood/Vine

(Alignment 3 2 5 6-9 14-21 5 73 24 370
Sunset/Vine

(Al ignment 4) 3 8 6-9 15-23 4 42 19 200
Sunset/Vine

(Al lgnment 5’ 4 10 9-13 23-33 4 42 19 200
Hol | ywood/

Highland 4 9 7-16 15-22 16 81 23 114
Hol l ywood Bowl 0 0 0-1 *4 i1 200 6 100
Wilshire/Crenshaw 4 74 5-7 89-130 10 75 9 70
WilshiresLa Brea 3 17 9-10 46-51 B 51 23 195

--continued
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TABLE 5-3 (CONTINUED)

ACRES OF PARCEL AREA REGUIRED TO ACCOMMODATE GROWTH

Net Commercial Development Net Residential Development#*
Maximum Impact Maximum Impact
Bage Condition _Condition Base Copdition Condition
Aocres Percent Acres Percent Acres Percent  Acres  Percent
Wilshire/Fairfax 7 92 14-18 180-230 6 23 21 86
Olympic/Crenshaw 1 9 1-1 9-9 7 14 25 52
PicosSan Vicente 1 50 2-3 100-150 7 32 29 130
Universal City 13 131 10-12 100-121 4 120 0 0
North Hollywood 5 14 &-7 17-20 1 3 1 3

*#Net growth is projected new development minus floor area or dwelling units
displaced. An average of one single-family or dupiex unit would be dispiaced
for every thirteen muiti-family units added in areas ocutside the CBD. 1.2
times awelling unit demand used (or 85% efficiency).

¥xCommercial development could be located on the county-owned Hollywood Bowl
site.

#¥¥There i1s little or no residentialliy-zoned land in the CBD station areas. The
CRA has authority to designate commercially-zoned land for residential
development in these areas.

Source: SCRTD/General Planning Consultant.
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susceptible to development. Under the vyear 2000 Maximum Impact Condition,
station areas can be divided into three categories based on the projected
increase in residential units: High (greater than 50% increase in residential
units farecast), Moderate (20 to S0% increase forecast) and Low (less than 20%
increase forecast). Stations where projected residential growth was High or
Moderate were then examined to determine whether adequate parcel area existed to
accommodate the forecasted growth. For station areas where the projected growth
would regquire 75 percent or less of the available parcel area (see Table 5-3),
the impact of the growth was assessed tc be potentially beneficial. This
condition occurred at the Westerns/Santa Monica, Vermont/Sunset, Vermont/Santa
Monica, Sunset/Western, Western/Beverly and QOlympic/Crenshaw station areas.

The 1mpacts of residential growth can be potentially adverse when levels of
residential growth are forecast which exceed the available supply of land
available for residential development. For station areas where projected growth
would require 75 percent or more of the available parcel area (see Table 5-3),
the impact of growth was assessed to be potentially aaverse. These potentially
adverse jmpacts occur as a resuit of the concentration of agrowth in Center areas
under the assumptions of the maximum impact condition. These conditions could

cccur 1n the following station areas: CBD Cepnter - Civic Center, Fifth/Hill,
Seventh/Flower, Westlake Center - WilshiresAlvarade, Wilshire Center -

Wilshire/Vermont, Wilshire/Normandie, Vermont/Beverly, Hiracle Mile Cepter -
WilshiresLa Brea, WilshiresFairfax, PicosSan Vicente and Hollvwood Center -
Hol lywood/Highland, Sunset/Vine, Hollywood/Vine. It is anticipated that these
potentially adverse impacts could be mitigated in all cases.

The same analysis was conducted using the vear 2000 Base conditions. Station
areas were divided into three categories based on the projected increase in
residential units: High <(greater than 20% increase in residential wunits
forecast), Moderate (12% to 20% increase forecast) and Low (less than 12%
increase forecast). Stations where projected residential growth was High or
Mcderate were then examined to determine whether adedquate parcel area existed to
accommodate the forecasted growth. For station areas where the projected growth
would require 75 percent or less of the of the available parcel area (see Table
5-3), the 1mpact of projected growth was assessed to be potentially beneficial.
This condition occurred at the Wilshires/Vermont, Wilshire/Crenshaw, Wilshire/La
Brea, WilshiresFairfax, Sunset/Vine, Western/Beveriy, Hollywood/Vine,
Olympics/Crenshaw, and Picos/San Vicente station areas. The 1mpact of projected
growth was assessed to be potentially adverse at the following station areas:
Uniom Station, Civic Center, Fifth/Hill, Seventh/Flower, WilshiresNormandie,
Wilshire/Western,, Hollywoods/Highland, Universai City and Hollywood Bowl.

The 2000 Maximum Impact condition results in a residential redistribution at the
Union Station, Wilshire/Western, Hollywood Bowl and Universal City stations that
is favoraple over the 2000 Base condition. For the remaining station areas in
which residential growth is forecast to be low, the impact was assessed to be
neutral.

0 System Impacts
The potential impacts for each of the alignments were assessed using vyear 2000
Maximum and Base conditions. Under the year 2000 Maximum Impact Condition, the

impacts for each of the alignments are roughly similar. For each aiignment, the
concentration of growth in Centers could cause the potentially adverse impacts
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of residentia} growth to exceed the potentially beneficial impacts. Alignment 5
inciudes nine station areas 1n which the impacts of residential growth are
assessed to be potentially adverse. Alignments 1, 2 and 3 include ten adversely
impacted station areas, and Alignment 4 includes 11 such station areas, It is
anticipated that the potentially adverse impacts could be mitigated in all
cases.

Under year 2000 Base Condition, the impacts for each of the alignments are also

gimilar. Because the projected growth would be more evenly dispersed under the
Base Condition, the impacts of the alignments are less than the Maximum Impact
Condition. However, even under the Base Condition, the potentially adverse
impacts of residential growth are agareater than the potentialiy beneficial
impacts. Alignments { and 2 each have eight stations where impacts of
residential growth are potentialiy adverse and five stations where impacts are
potentiaily beneficial. Al ignment 3 has eight adversely and four beneficially
impacted stations. Alignment 4 has nine adversely Iimpacted, and five
beneficialily 1mpacted stations. Alignment 5 has eight adversely and six

beneficialiy 1mpacted stations. Potentially adverse impacts could be mitigated
in all cases.

5.1.2.2 Accommodation of Projected Commercial Growth on Commercially-Zoned
Land Susceptible to Reinvestment in Station Areas

0 Station Area Impacts

Commercial growth projected to occur in station areas is potentially beneficial

if 1t could be accommodated on commercially-zoned land susceptible to
investment. Station areas were divided into three categories based on the
projected 1ncrease in square footage of commercial development: High (greater
than 90% increase in commercial development forecast), Maoderate (51 to 90%
increase forecast) and Low (less than 50% increase forecast). Stations where
projected commercial growth was High or Moderate were then examined to determine
whether adeguate parcel area existed to accommodate the forecasted growth. For
station areas where the projected growth would require 75 percent or less of the
available parcel area (see Taple 5-3), the impact of the growth was assessed to
be potentially beneficial. This condition occurred at Union Station,
WiishiresAivarado, Wiishire/Vermont, Wil!shire/Normandie, Wilshire/Western,
Western-/Beveriy, Wilshire/La Brea, Vermont/Santa Monica, Sunset/Edgemont,
Hol lywood/Vine, Sunsets/Vine, Hollywood/Highland and North Hollywood.

Commercial growth projected to occur in station areas 1S potentially adverse if
the 1land available to accommodate development s potentially inadequate, For
station areas where projected growth could reguire 75 percent or more of the
avallable parcel (see Table 5-3), the impact of commercial growth was assessed
to be potentially adverse, For the year 2000 Maximum Impact Condition, this
occurred at the Fifth/Hill, Seventh/Flower, Wilshire/Fairfax, Wilshire/Crenshaw,
Vermont/Beverly and Universal City Stations. An additional station area in
which the impacts of growth are potentiaily adverse is Pico/San Vicente.
Although the commercial growth forecast in this station area s low, there is
very little iand available so that even a low level of development could
conceivably not be easily accommodated, However, it 18 expected that these
impacts can be mitigated in all station areas.

Uncer the year 2000 Base Condition, station areas were divided into three



categories based on the projected increase in sguare footage of commercial
development: High <(greater than 40% increase in commercial deve lopment
forecast), Moderate (10 to 40% increase forecast) and Low (less than 10%
increase forecast). For station areas where the projected growth would require
75 percent or less of the available parceil area (see Table 5-3), the impact of

the growth was assessed to be potentially beneficial. This condition occurred
at Civic Center, WilshiresAlvaradeo, Wilshire/Vermont, Wilshire/Normandie,
Wilshire/Western, Wilshire/Crenshaw, WilshiresLa Brea, Sunset/Vermont,

Sunset/Edgemont, Hollywocd/Vine, Sunset/Vine, Hollywood/Highland and North
Hollywood stations.

Under the assumptions of the base condition, the impact of growth in the
following station areas was assessed to be potentially adverse: Fifth/Hill,
Seventh/Flower. WiishiresFairfax, Hollywood Bowl and Universal City. It is
anticipated that the potentially adverse impacts can be mitigated in all cases.

For the remaining station areas in which commercial growth is forecast to be
low, the impact was agsessed to be neutral.

o System Impacts

The potential impacts for each of the five alignments vary. In ail cases, the
potentially beneficial 1mpacts of commercial growth are assegssed to exceed the
potentially adverse impacts of growth, especially since the potentially adverse
impacts can be mitigated in all cases. Under both Base and Maximum Impact
Conditions, all! alignments would have three station areas Fifth/Hill,
Seventh/Flower, Universal City? in which the supply of land could potentially be
inadequate to support projected growth. Under the Maximum Impact Condition,
Alignments 1, 2, 4, would have three additional stations (Wilshire/Crenshaw,
Vermont/Beverly, and WiishiresFairfax) which could have difficulty accommodating
growth. At the same time, Alignment 4 would contain the highest total number of
stations (11) in which high to moderate growth forecasts can be accommodated
without adverse impacts as a result of 1its alignment along the Wilshire
Boulevard and Vermont Avenue high-growth corridors; whereas, Alignments ! and 2
would have beneficial effects in nine station areas. Alignments 3 and S5 would
alsoc serve nine station areas which can accommodate commercial growth and two
additional which potentially cannot <(Vermont/Beverly and Pico/Vicente on
Alignment 3, and Wilshire/Crenshaw and Wilshire/Fairfax on Alignment 5).

Under 2000 Base Conditions, the Civic Center Station impact becomes beneficial
on atl alignments; the Vermont/Sunset Station impact beneficial for Alignments,
1, 2, and 3; and Hollywood Bowl Station adverse for all Alignments except
Alignment 3. In summary, under 2000 Base Conditions, Alignments, 1, 2, and 4
have ten beneficial and five adverse mpacts; Alignment 5 has nine beneficial
and five adverse impacts; and Alignment 3 has nine beneficial and three adverse
impacts.

5.1.2.3 Avoidance of Pressure to Increase Residential Density in Stable
Single-Family Areas

0 Station Area Impacts

If an insufficient supply of land exists to accommodate residential growth,
there may be an adverse 1mpact{ on surrounding residential areas. Pressure will

5-11



pe present to re-zone single-family or low-density residential neighborhoods for
a higher density residential use assuming that residential growth attracted by
Metro Rail will be multi-family in nature. These impacts could conceivably
occur at stations: (1) where projected residential growth has been assessed to
have a potentially adverse impact and (2) which are also located in areas where
the predominant land use Community Plan designation and zoning is single-family
residential. As a result. potentially adverse impacts could occur at the
WilshiresLa Brea, WiishiresFairfax, Universal City and Hollywood Bowl stations.
It 15 anticipated that the potentially adverse effects could be mitigated in all
cases.

For the remaining station areas where projected residential growth can be
accommodated without adverse impact or where projected residential growth may
spill over into multi-family residential or commercial areas (Civic Center,
Fifth/Hitl, Seventh/Flower, Vermont/Beverly, PicosSan Vicente), the impact was
assessed to be neutral.

o System Impacts

All alignments have one or more station areas which are assessed to have
potentially adverse impacts resulting from residential development pressure
which could lead to rezoning or digplacement of sgingle-family neighborhoods.
Alignment 3 has one station area (Universal City) which has potentially adverse
impacts under this measure. Alignments 1, 2, 4, and 5 have four such stations
(Wilshire/La Brea, Wilshire/Fairfax, Hollywood Bowl, and lUniversal City}.

5.1.2.4 Avoidance of Pressure to Re-zone Residential Areas for Commercial
Use

© Station Area Impacts

If an insufficient supply of land exists to accommodate commercial growth, there
may pe an adverse 1mpact on surrounding regsidential areas if pressure to rezone
residential areas for commercial use exists and the development sSubsequently
“spills over" 1nto the residential area. These potentially adverse impacts
could conceivably occur at stations: (1) where projected commercial growth has
been assessed to have a potentially adverse impact and (2) which are also
located in areas where the predominant land use is8 residential. Potentially
adverse impacts could occur at the WilshiresFairfax, Wilshire/Crenshaw,
Vermont/Beverly, Picos/San Vicente, Hollywood Bowl and Universal City stations.
It 18 anticipated that the potentially adverse effects could be mitigated in all
cases,

For the remaining station areas where projected commercial growth can pe
accommodated without adverse impact or where proijected commercial growth may
splll over into commercial areas, the impact was assessed to be neutral.

o System Impacts

The potential Iimpacts for each of the alignments do vary to Some degree,
Alignments 1, 2, and 4 would have five station areas (WilshiresFairfax,
Wilshire/Crenshaw, Vermont/Beverly, Hollywood Bowl and Universal City} in which
the supply of land could potentialiy be inadegquate to support prolected
cormercial growth and which are Jlocated in predominantiy reSidential areas,
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Alignment 5 would have four station areas (Wilshire/Fairfax, Wilshire/Crenshaw,
Hollywood Bowl and Universal City) in which this "spill-over' may occur.
Alignment 3 would serve three stations (PicosSan Vicente, Vermonts/Beverly and
Universal City) i1n which the impacts are potentially adverse under this measure.

5.1.2.5 Maintenance of Stable Land Values in Surrounding Neighborhoods
o Station Area Impacts
In general, it is expected that land values would increase tc some extent at all

stations where development occurs. Potentially adverse impacts could occur in
station areas where inadequate land supply exists to accommodate projected

commercial and/or residential development. This condition exists at the
following stations: all five MOS-1 stations, Wilshire/Vermont,
Wilshire/Normandie, Wilshire/Western, Wilshires/La Brea, Hollywood/Highland,
Hol lywood/Vine, Sunset/Vine, WilshiresFairfax, Wilshire/Crenshaw,

Vermont/Beverly, Hollywood Bowl, Universal City and Picos/San Vicente. The
greatest pressure is expected to occur where land sSusceptible to reinvestment
(regardiess of commercial or residential cilassification) is exceeded by the

combination of commercial and residential growth -- Civic Center, Fifth/Hill,
Seventh/Flower, Vermont/Beverly, Hol 1 ywood Bowli, WilshiresLa Brea,
Wilshires/Fairfax, PicosSan Vicente and Universal City. The greatest impact
would be at stations with single-family areas -- Hollywood Bowl, Wilshire/La

Brea, Wilshire/Fairfax and Universal City. Because land values are determined
by market forces which are beyond the control of public agencies, these impacts
are expected to be unmitigatible.

For the remaining station areas where land supply 1s adegquate to accommodate
projected commercial and residential growth, the impacts on land values are
assessed to be neutral.

o System Impacts

Nine stations are common to all alignments under this measure (five M0OS-1
stations pilus WilshiresVermont, Wilshire/Normandie, Wilshire/Western, and
Universal City). All alignments would have at least four additional station
areas in which potentially adverse impacts on land values in surrounding
neighborhoods could occur. Alignment 4 has the highest total number of stations
meeting this criterion (16) largely because of the Wilshire Boulevard stations
which are assessed toc have potentially adverse impacts for accommodation of
growth (Wilshire/Vermont, Wilshire/Normandie, Wilshire/Western and Wilshire/La
Brea may have difficulty accommodating projected residential growth;
Wilshire/Crenshaw may have difficulty accommodating commercial growth; and
Wilshire/Fairfax may have difficulty accommodating both). Alignments | and 2
contain sSix additionai station areas in which potentially adverse impacts on
land values could occur. Alignment 5 has five additional such station areas,
and Alignment 3 has four additional stations. Coupled with the assessment that
the concentration of development in the Regional Core which could result from
the Metro Rail project could cause land values to rise in general, it is
assessed that potentially adverse impacts that cannot be mitigated could result
from construction of any of the allgnments under this measure.
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5.1.2.6 Preservation of Historic and Cultural Resources
o Station Area Impacts

Historic and cultural resources within station areas could be affected either
positively or negatively by growth induced by the Metro Rail progect. If the
floor area ratio of the zoning is significantly higher than the present floor
area ratio of the structure and proJected development pressure is assessed to be
high, an adverse impact may cccur 1f a structure is replaced by a development
containing higher intensity uses. These potentially adverse impacts could occur
in station areas containing historic or cultural resources where inadeguate land

supply exists to accommodate projected commercial or residential growth. These
conditions exist in the Union Station, FifthsHil1, Seventh/Flaower,
Hol lywood/Highland, HollywoodsVine, Sunsets/Vine, and Wilshires/La Brea station
areas. In these station areas, mitigation measures will be regquired to ensure

the historic structures are renovated rather than displaced under the pressure
of commercial or residential development.

o System [mpacts
Because of the station areas 1nvolved, all alignments are assessed to have
potentilaily aaverse impacts on cultural and historic resources resulting from

development pressure jn the station areas.

5.1.2.7 Maintenance of Compatibility with Existing Land Uses and Community
Character

0 Station Area Impacts

Projected growth in station areas may or may not be compatible with surrounding

land uses or with the desired character of the station area. Potentially
adverse 1mpacts could occur if the projected growth was inconsistent with
surround:ng uses. This is primarily true for station areas where the

predominant land use is residentiai (i.e., station areas categorized as
primarily residential) and where high levels of commercial growth (50% or
greater) are forecast. These conditions exist in the following station areas:
Vermont/Beverty, Wilshire/Crenshaw, Wilshire/La Brea, Wilshire/Fairfax and
Picos/San Vicente. In these areas, projected commercial develcopment may be
potentially ocut of scale with surrounding residential areas. Mitigation
measures could be emploved in each of these areas, however.

o System Impacts

Alignments 1, 2, and 4 have four station areas (Vermont/Beverly,
Wilshire/Crenshaw, Wilshires/La Brea and WilshiresFairfax) in which projected
commercial development could possibly be incompatible with existing residential
uses. Alignment 5 has three such stations (Wilshire/Crenshaw, WilshiresLa Brea,
and WilshiresFairfax); whereas, Alignment 3 has two stations (Vermont/Beverly
and Picos/San Vicente).

5.2 SUMMARY OF LAND USE IMPACTS BY ALIGNMENT

The Jand use and development impacts of the five alternative alignments were
assessed by comparing projected residential and commercial growth for the vyear
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2000 Base Condition and the year 2000 Maximum Impact Condit:ion in station areas
to:

o Adopted land use plans and policies to determine consistency;
and

o Amount of land in station areas susceptible to reinvestment
to determine the extent of growth accommodation.

If growth impacts were cons!stent with adopted pians and policies and could be
accommodated 1n the station area, the impact was considered beneficial.

©.2.1 Candigate A|ianment 1
5.2.1.1 Consistency with Local Land Use Plans and Policies

Alignment 1 serves ei1ght designated City Centers (CBD, Westlake, Mid-Wilshire,
Miracle Miie, East Hollywood. Hollywood, Universal City and Horth Hollywood).
0f the nineteen stations on the aiignment, fourteen stations (nine being common
to ali alignments) serve these designated Centers. Seven stations (five being
common to all alignments) also serve designated Redevelopment Project areas
(CBD, Hollywood and North Hollywood): however, except for the Hollywood/Western
station, these stations alsc serve Centers. Considering Park Mile and Western
as ceciining or stagnant areas alsc needing stimutation, this alignment supports
the former with the Wilshire/Crenshaw station. AS sixteen stations (nine being
common to all alignments) support the Centers Concept of the Los Angeles and
County General Plans and support revitaljzation of declining areas, oniy three
stations (Vermont./Beverly, Vermont/Santa Monica and Hollywood Bowl) would not
enhance fulfillment of community objectives although local plans do not preclude
transit sStations being iocated in non-Centers or redevelopment areas. The
concentration of development at non-station centers in the Regiocnal Core is
considered a potent:ally adverse i1mpact that cannot be mitigated by any of the
alignments. All alignments will contribute to increased commercial services and
employment opportunities at or near popuiation centers. Likewise, alt
alignments help 1mptement local land use and redevelopment plans. Alignment 1
may induce development at the Hollywood Bow! sStation that would have a
mitigatible adverse 1mpact and may 1nduce excess commercial development in the
Park Miie at Wiishire/Crenshaw station that would have a mitigatible adverse
impact, both contrary to local plans.

5.2.1.2 Accommodation of Growth in Station Areas

The number of sStations wunable to accommodate significant residentiai growth
exceeds the number of stations that can do so for all alignments for both the
vear 2000 Base Condition and the year 2000 Maximum Impact Condition. Allgnment
1 had five stations (one being common to all alignments) with beneficial impacts
and eight stations (seven being common to all alignments) with adverse impacts
for the 2000 Base Condition, and had two stations (none being common to all
alignments) with beneficial impacts and ten stations (six being common toc all
alignments) with adverse impacts for the 2000 Maximum Impact Condition. In the
station areas unable to accommodate residential growth on Alignment |, pressure
to rezone single-family areas to higher residential densities would occur only
at four stations - Wilshire/La Brea, Wilshire/Fairfax, Hoillywood Bowl and
Universal City.
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In contrast, the number of stations able to accommodate significant commercial
growth exceeds the number of stations that cannot for both the year 2000 Base
Condition and the year 2000 Maximum Impact Condition. Alignment 1 had ten
stations (six being common to all alignments) with beneficial impacts anad five
stations (three being common to all alignments) with adverse impacts for the
2000 Base Condition, and had nine stations (six being common to ail alignments)
with beneficial Impact{s and six stations (three being common to all alignments}
with adverse impacts for the 2000 Maximum Impact Condition. In station areas
unable to accommodate commercial growth on Alignment 1, pressure to rezone
resicdential parcels to commercial would  occur at five stations -
Wilshire/Fairfax, Wilshire/Crenshaw, Vermont/Beverly, Hollywood Bowl and
Universai City.

Pressure on land values would occur 1n any station area unable to accommodate
residential or commercial development. The greatest pressure on Alignment 1 is
expected to occur where jand susceptible to reinvestment 13 exceeded by the

combi1ned commerclal and residential growth projection -- Civic Center,
Fifth/Hill, Seventh/Flower, Wilshire/Fairfax, Wilshires/La Brea, Vermont/Beverly,
Hol lywood Bowl and Universal City. The greatest impact would occur at stations
with singie-family areas -- Wilshire/Fajirfax, Wilshires/La Brea, Hollywood Bowl

and Universal City.

Pressure on historic andg cultural resources would occur where lnadeguate |and
exists to accommodate residential or commercial growth. For Alignment 1, this
wouid occur at five stations (three being common to all alignments -- Union
Station, Fifth/H1it and Seventh/Flower -- plus Hollywood/Vine ana Wilshires/La
Breay.

Incompatibility with existing use may occur in predominantly residential station
areas that may experience major commercial growth. For Alignment L, this would
occur at four station areas & Wilshire/Fairfax, Wilshires/La Brea,
Wilshire/Crenshaw and Vermont/Beverly.

In summary, the adverse impacts of greatest concern in stations areas unigue to
Alignment 1 would occur at Wilshire/Fairfax, Wilshire/La Brea and Hollywood Bowl
where inadequate land exists to accommodate combined commercial and residential
growth and single-family areas may be adversely affected.

5.2.2 Candidate Alignment 2

Because the route of Alignment 2 is 1dentical to that of Ali:gnment 1, the land
use and development impacts are identical with one exception. Alignment 2 has
an aerial alignment through the Park Mile area. In contrast to Alignment 1
which is a subway, the aerial element of Alignment 2 may be in conflict with the
Park Mile Specific Plan. This conflict is viewed as an unmitigatible adverse
impact.

$.2.3 Candidate Alignment 3
5.2.3.1 Consistency with Locai Land Use Plans and Policies
Alignment 3 serves seven designated City Centers (CBD, Westlake, Mid-Wilshire,

East Hollywood, Hollywood, Universal City and North Hollywood) -- the one less
than Alignments 1, 2, and 4 peing Miracle Mile. 0Of the eighteen stations on the



alignment, thirteen stations (nine being common to all alignments) serve these
designated Centers. Eight stations (five being common to ail alignments) also
serve designated Redevelopment Project areas (CBD, Hollywood and North
Hollywood):; however, except for the Hollywood/Western station, these stations
alsoc serve Centers. Considering Park Mile and Western as declining or stagnant
areas aiso needing stimulation, this alignment supports neither while the other
alignments support one or both. As fourteen stations (nine being common to all
allgnments, vyet two or three less than other alignments) support the Centers
Concept of the Los Angeles and County General Plans and support revitaiization
of cdeclining areas, only four stations (Vermont/Beverly, Vermont/Santa Monica,
Crenshaw/0lympic, and PicosSan Vicente) would not enhance fulfillment of
community objectives although local plans do not preclude transit stations being
located in non-Centers or redevelopment areas. Unlike the other four
alignments, Alignment 3 would not induce deveicpment at the Hollywood Bowl
station that would be a mitigatible adverse impact, and would not induce excess
commercial development in the Park Mile at Wilshire/Crenshaw station that would
be a mitigable adverse impact. Further, Alignment 3 does not place an aerial
alignment through the Park Mile in potential conflict with the Park Mile
Specific Plan.

5.2.3.2 Accommodation of Growth in Station Areas

The number of stations unable to accommodate sSignificant residential growth
exceeds the number of stations that can for all alignments for both the vyear
2000 Base Condition and the year 2000 Maximum Impact Condition. Alignment 3
would have four stations (cne being common to all alignments) with beneficial
impacts and elght stations (seven being common to ail alignments) with adverse
impacts for the 2000 Base Condition, and three stations (none being common to
all alignments) with beneficial impacts and ten stations (sSix being common to
ali alignments) with adverse i1mpacts for the 2000 Maximum Impact Conditions. In
the station areas unable to accommodate residential growth on Alignment 3,
pressure to rezone single-family areas to higher residential densities would
occur only at one station —— Universal City being common to all alignments --
while the other alignments had four staticn areas.

In contrast, the number of stations able to accommodate significant commercial
growth exceeds the number of stations that cannot for all alignments for both
the year 2000 Base Condition and the year 2000 Maximum Impact Condition.
Alignment 3 had nine stations (sSix being common to all alignments) with
beneficlai (mpacts and three stations (three being common to all alignments)
with adverse impacts -- the least of all the alignments -- for the 2000 Base
Condition, and had nine stations (sgix being common to all alignments) with
beneficial impacts and five stations (three being common to all alignments) with
adverse impacts for the 2000 Maximum Impact Condition. In station areas unable
ta accommodate cormmercial growth on Alignment 3, pressure to rezone residential
parcels to commercial would occur at three stations -- Pico/San Vicente,
Vermont/Beverly and Universal City -- the least of the alignments.

Pressure on land values would occur in any station area unable to accommodate
residential or commercial development. The greatest pressure on Alignment 3 is
expected to occur where land susceptible to reinvestment is exceeded by the
combined commercial and residential growth projection -- Civic Center,
Fi1fth/Hill, GSeventh/Flower, Pico/S5an Vicente, Vermont/Beverly and Universal
City. The greatest impact would occur at one station (the least of all the



alignments) with singie-family areas -- Universai City being common to all
allignments.

Pressure on historic and cultural resources would occur where inadequate Jang
exists to accommodate residential or commercial growth. For Alignment 3, this
would occur at four stations (three being common tec all aiignments -- Union
Station, Fifth/Hill and Seventh/Fiower -- plus Hollywoods/Vine).

Incompatibility with existing use may occur in predominantiy residential station
areas that may experience major commercial growth. For Alignment 3, this would
occur at two station areas -- Vermont/Beverly and Picor/San Vicente.

In summary, the adverse impacts of greatest{ concern in sStations areas unigue to
Alignment 3 would occur at no stations where inadequate land exists to
accommodate combined commercial and residential growth and single-family areas
may be adversely affected; however, there is inadequate land to accommodate
caombined commercial and residential growth at the PicosS5an Vicente and
Vermont/Beveriy stations which are multi-famiiy in character. Overalil,
Alignment 3 has the fewest adverse i1mpaci{s 1n accommodating growth, but it also
has the fewest beneficial impacts.

5.2.4 Candidate Alignment 4

5.2.4.1 Consistency with Local Land Use Plans and Policies

Alignment 4 serves eight designated City Centers (CBD, Westiake, Mid-Wilshire,
Miracle Mile, East Hollywood, Hollywood, Universal City and North Hollywood).
Of the twenty stations on the alignment, fifteen stations (nine being common to
all alignments) serve these designated Centers. Eight stations (five being
commen to all alignments) also serve designated Redevelopment Project areas
(CBD, Hollywood and North Ho!lywood); however, except for the Sunset/Western
station, these stations also serve Centers. Considering Park Mile and Western
as declining or stagnant areas also needing stimulation, this alignment supports
the former with the Wiishire/Crenshaw station. As seventeen stations <(nine
being common to all alignments, yet one more than any other alignment) support
the Centers Concept of the Los Angeles and County General Plans and support
revitatization of decltining areas, only three stations (Vermont/Beverly,
Vermont/Santa Monica and Hollywood Bowl!) would not enhance fulfillment of
comnunity objectives although local plans do not preclude transit stations being
located in non-Centers or development areas. Alignment 4 may induce development
at the Hollywood Bowl station that 1s a mitigatible adverse impact and may
induce excess commercial cevelopment 1n the Park Mile at Wilshire/Crenshaw
statton that i8 a mitigatible adverse impact, both contrary to local pians.
Further, the aerial alignment through Park Mile may be in conflict with the Park
Mile Specific Plan and, therefore, 1S a potentially unmitigatible adverse
impact.

5.2.4.2 Accommodation of Growth in Station Areas

The numper of stations unable to accomnodate significant residential growth
exceeds the number of stations that can for all alignments for both the vyear
2000 Base Condition and the year 2000 Maximum Impact Condition. Alignment 4 had
five stations <(one being common to all alignments) with beneficial impacts and
nine stations (seven being common to all alignments) with adverse impacts (one
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more than the other alignments) for the 2000 Base Condition, and had two

stations {(none being common to all alignments) with beneficial impacts and
eleven stations (six being common to all alignments) with adverse impacts {one
more than the other alignments) for the 2000 Maximum Impact Condition. In the

station areas unable to accommodate residential growth on Alignment 4, pressure
to rezone single-family areas to higher residential densities would. occur only
at four stations -- WilshiresLa Brea, Wilshire/Fairfax, Hollywood Bowl and
Universal City.

In contrast., the numper of stations able to accommodate significant commercial
growth exceeds the number of stations that cannot for all alignments for both
the yvear 2000 Base Condition and the year 2000 Maximum Impact Condition.
Alignment 4 had ten stations (sSix being comnon to all alignments) with
beneficial impacts and five stations (three being common to all alignments) with
adverse impacts for the 2000 Base Condition -- the same numbers as Alignments 1
and 2, and had eleven stations (six being common to all alignments) with
beneficial impacts ({wo more than any other alignments) and six stations (three
being common to all alignments) with adverse impacts for the 2000 Maximum Impact

Condition. In station areas unable to accommodate commercial growth on
Alignment 4, pressure to rezone residential parceis to commercial would occur at
five stations -~ Wilshires/Fairfax, Wilshire/Crenshaw, Vermont/Beverly, Hollywood

Bowl and Universal City.

Pressure on land values wouid occur in any station area unable to accommodate
residential or commercial development. The greatest pressure on Alignment 4 is
expected to occur where land susceptible to reinvestment i3 exceeded by the

comblned commercial and residential growth projection -- Civic Center,
Fifth/Hil1, Seventh/Flower, Wilshire/Fairfax, WilshiresLa Brea, Vermont/Beverly,
Hol lywood Bowl and Universal City. The greatest impact would occur at stations
with single-family areas -- Wilshire/Fairfax. WilshiresLa Brea, Hollywood Bowl

and Universal City. This is identicai to Alignments 1 and Z.

Pressure on historic and cultural resources would occur where inadeguate land
exists to accommodate residential or commerc:ial growth. For Alignment 4, this
would occur at four station areas -- WilshiresFairfax, WilshiresLa Brea,
Wilshire/Crenshaw and Vermont/Beverly.

In summary, the adverse impacts of greatest concern 1n stations areas unigue to
Alignment 4 (i1dentical to Alignments 1 and 2) would occur at Wilshire/Fairfax,
Wilshire/La Brea and Hollywood Bowl where inadequate land ex1sts to accommodate
compined commercial and residential growth and single-family areas may be
adversely affected. COverall Alignment 4 has slightly more peneficial and
agverse 1mpacts than the other alignments.

5.2.5 Candidate Allcnment S

5.2.5.1 Consistency with Local Land Use Plans and Policies

Alignment 5 serves seven designated City Centers (CBD, Westlake, Mid-Wilshire,
Miracle Mile, Hollywood, Universal City and North Hollywood) -- the one less
being East Hollywood, which is in a secondary category below the other centers.
The Hollywood East Center is not designated as a multi-purpose regional
employment and commercial center, as are the other centers, 0f the seventeen
stations on the alignment, thirteen stations (9 being common to all alignments)



serve these designated Centers. Seven stations (5 being common to all
allgnments) also serve designated Redevelopment Project areas (CBD, Hollywood
and North Hollywood); however, except for the Westerns/Santa Monica station,
these stations also serve the Centers. Considering Park Mile and Western as
deciining or stagnant areas also needing stimulation, this alignment supports
the former with the Wilshire/Crenshaw station and the later with the
Western/Beverly station -- the only aiignment to serve both. As gixteen
stations (nine being common to all alignments) support the Centers Concept of
the Los Angeles and County General Plans and support revitalization of declining
areas, only one station (Hol!lywood Bowl) would not enhance fulfillment of
community obJectives although local plans do not preciude transit stations being
iocated outside of Centers or redevelopment areas. Identical to Alignments 2
and 4, Alignment 5 may induce development at the Hollywood Bowl station that
would have a mitigatible adverse impact and may induce excess commercial
development 1n the Park Mile at WilshiresCrenshaw station that would have a
mitigatible adverse impact, both contrary to local plans. Further, the aerial
alignment through Park Mile may be in conflict with the Park Mile Specific Plan
and, therefore, a potentially unmitigatible adverse impact.

5.2.5.2 Accommodation of Growth in Station Areas

The number of stations unable to accommodate significant residential growth
exceeds the number of stations that can for all alignments for both the year
2000 Base Condition and the year 2000 Maximum Impact Condition. Alignment S had
s1x statlons (one being common to all alignments) with beneficial Impacts (one
more than any other alignment) and eight stations (seven being common to all
alignments) with adverse impacts (comparable to the other alignments) for the
2000 Base Condition, and had two stations (none being common toc all alignments)
with beneficial impacts (comparable to Alignments i, 2, and 4, but one less than
Alignment 3) and nine stations (Six being common to all alignments) with adverse
|\mpacts (one less than any other allignments) for the 2000 Maximum Impact

Condition. In the station areas unable to accommodate residential growth on
Allgnment 9, pressure to rezone Single-family areas to higher residential
densities would occur only at tour stations -- Wilshires/La Brea,
Wilshires/Fairfax, Holiywood Bowl and Universal City -- the same as for

Alignments 1, 2 and 4.

In contrast, the number of stations able to accommodate significant commercial
growth exceeds the number of stations that cannot for ail alignments for both
the vyear 2000 Base Condition and the vyear 2000 Maximum Impact Condition.
Alignment 5 had nine stations (6 being common toc all alignments) with beneficial
impacts (same as Alignment 3 but one less than Alignments 1, 2, and 4) and five
stations (3 being common to all alignments) with adverse impacts (same as for
Alignments 1, 2, and 4) for the 2000 Base Conditicn, and had nine Sstations (6
being common to all alignments) with Dbeneficial 1mpacts (same number as
Alignments 1, 2, and 3, but two less than Alignment 4) and five stations (3
peing common to all alignments) with adverse impacts (equal to Alignment 3 and 1
less than the ather 3 alignments) for the 2000 Maximum Impact Condition. In
station areas unabie to accommodate commercial growth on Alignment 5, pressure
to rezone residential parcels to commercial would occur at four stations --
Wilshires/Fairfax, Wilshire/Crenshaw, Hollywood Bowl and Universal City -- one
more than Alignment 3 and one less than Alignments 1, 2, and 4.

Pressure on land values would occur in any station area unable to accommodate
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residential or commercial development. The greatest pressure on Alignment 5 is
expected to occur where land SusSceptible to reinvestment s exceeded by the
combined commercial and residential growth projection -- Civic Center,
Fifth/Hili, Seventh/Flower, Wilshire/Fairfax, Wilshire/La Brea, Hollywood Bowl
and Universal City. The greatest impact would occur at stations with sSingle-
family areas -- Wilshire/Fairfax, Wilshire/La Brea, Hollywood Bowl and Universal
City, the same as for Alignments 1, 2, and 4.

Pregsure on historic and cultural resources would cccur where inadequate land
ex1s5ts to accommodate residential or commercial growth. For Alignment 5, this
would occur at five stations (three being common to all alignments -- Union
Station, Fifths/Hill and Seventh/Flower plus Sunset/Vine and Wilshire/La Brea).

Incompatibllity with existing use may oceur in predominantly residential station
areas that may experience major commercial growth. For Alignment 5, this would

occur at three station areas -- Wilshire/Fairfax, Wilshire/La Brea and
Wilshire/Crenshaw -~ one more than Alignment 3 and gne less than Alignments 1,
2, and 4.

in summary, the adverse impacts of greatest concern in stations areas unique to
Alignment S would occur at Wilshire/Fairfax, Wilshires/La Brea and Hollywood Bowl
where inadeguate land exi1sts to accommodate combined commercial and residential
growth and single-family areas may be adversely affected -- identical to
Alignments 1, 2, and 4.
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6. MITIGATION OF ADVERSE IMPACTS

This chapter identifies actions to mitigate the potentially adverse impacts on
thirteen of the station areas discussed in Chapter 5.

Table 6-1 identifies mitigation measures, techniques for implementing them,
agencies responsible for implementation, and applicabllity of techniques to
affected station areas. SCRTD has limited authority in implementing all of the
stated mitigation measures, but SCRTD’s cooperation and support with the
responsible agencies listed on page 3-63 of the FEIS, 1983, will be required.
Measures encouraging the use of joint development techniques will require active
participation by SCRTD in cooperation with the CRA, Los Angeles Department of
Planning (LADOP), the Los Angeles County Department of Regional Planning
(LADRP>, and other responsible agencies. The LADOP and LADRP currently are
preparing specific plans for all station areas with funding from the SCRTD in
order to help mitigate many of the potential adverse impacts and enhance
development opportunities, where appropriate.

6.1 POTENTIAL INABILITY TC ACCOMMODATE PROJECTED RESIDENTIAL-GROWTH IN
STATION AREAS AND POTENTIAL PRESSURE TO INCREASE RESIDENTIAL DENSITY
IN SINGLE-FAMILY AREAS

The accommodation of residential growth in the station areas of the Regional
Core is the most significant potentially adverse impact under both the 2000 Base
Condition and the 2000 Maximum Impact Condition. Three actions will be
appropriate to mitigate the potentially adverse impacts of residential growth.

1. Develop residential projects on commercially-zoned |and.

2. Increase density of new residential development in existing
multi-family residential zones.

3. Divert potential residential growth to other station areas
where multi-family residential development would be more
appropriate.

These measures are applicable in the following station areas.

6.1.1 Verment-/Beverlv (Alionments 1. 2. 3. &)

Potentially adverse impacts in this station area may result from concentrated
growth in the Wilshire Center. Because there is limited commercially-zoned land
In this station area, excess residential growth should be diverted to the
Wilshire Center stations through use of a Specific Plan (see discussion of these
statlion areas above)!. In some cases, rezoning of multi-family residential
parcels in this station area to increase density could increase residential
development capacity.

6.1.2 Hollvwood/Vine (Alionments 1, 2. 30
The Hollywood/Vine station area is located in the part of Hollywood designated

for intense commercial development in the Hollywood Redevelopment Plan;
therefore, rezoning of commercial Jland for residential use would not be
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TABLE 6-t
LAND USE
IMPACT
MITIGATION

Eilocue Repons 'a
Pess Agend €3
1 Ce.eiop resigenial proec's o
commmercially zoned lands
Requirg the constructen of housing LADOR
as part of large scaie proecis or Labie
the contnbution to a ho.5n3 fund Hogn CR4 °®
for small projects
Ercourage tne consl oL on of Fousing LAB0OP
&% mead LSS of indepe 380l projecis Loy LADTR s
through densty bonusss and ather CrA
Inc=nt es
Underake jont dave'oomsant projects SCH1D CRA
which ncluas a housng component. High CERO CDD L
cDC I S
2 Redirec! commercial development 10 tADOP
other staton areas by provoing oot Moagrate SCRTD ] @
gevelopment Opponunies 8 searera.
3 Crealg financial mcentives 107 presarvation
®'e @
Provide 10a-interast rehaniltahon loans Ysderale caa
Promote use of existng tax nzent.cs. WModarate | CRA. LADOP, el leole
SCATD
Downzona and permn TGA3 High CRA, LADOP & N )
Develop spec al station area miugaton ® ®
measures ¢ préserve Commun ly charactar
6 Creale inancial incentives lor preservauon
Provide low-interest rehab anon loans Yoderate CRA
®
Promote use of exishng tax incentives Maderate | CRA LADOP ® o
SCRTD
T Dreeddresidenual giowih 1o otfier station areas
where muli-family resiential devalopment | Moderale LADOP,
would be more appropriale through use of SCRTD ® el e °
specific plan.
Legends LADOP = City of Los Angeles Department of Pianning CENO = Ciy of Los Angeles Economic Development QOffice
LADRP = Los Angeles Counly Department of Regionat Planning CDD = City of Los Angeles Community Develeprment Oepartment

CRA = Los Angeles Community Redevelopmeant Ag=ncy cpc = Los Angeles County Community Deveiopment Commission



appropriate. Because the amount of land susceptible for residential development
is limited and most is already zoned for the highest residential density,
increased development capacity resulting from rezoning existing mutti-famity
residential parcels wll] not add sufficient capacity to accommodate projected
growth in this station area. Therefore, the best solution would be to divert
residential growth to other station areas where it would be more appropriate.
For Alignments 1, 2, and 3, growth can be diverted from Hollywood/Vine to
Hol lywood/Western. &reas located nearby the Hollywood/Western Station have been
designated for high-density residential development by the Hol 1 ywood
Redevelopment Project plan. Moreover, projected reslidential growth would
require less than 40 percent of the residential land susceptible to
reinvestment, and projected commercial and residential would reguire less than
one-third of the total land susceptible to reinvestment.

6.1.3 Sunset Vine (Allignments 4. 53

Like the Hollywood/Vine station area, Sunset/Vine is located in the comercial
heart of Hollywood. For the reasons stated previously for Hollywood/Vine,
future high-density residential growth should be diverted from this station area
to another area on the alignment. For Alignment 4, residential growth should be
diverted from the Sunset/Vine station area to the Sunset/Western station area.
For Alignment 5, growth should be directed to the Western/Santa Monica station
area.

6.1.4 Hollvwood Hiahland (Alionments 3. 4)

This station is located in the area of Hollywood designated for intense
commercial and residential development in the Hollywood Redevelopment Plan.
Although rezoning commercial land for residential purposes may conflict with the
Redeveiopment Plan, encouraging residential components of commercial projects
would be appropriate, because less than one-third of the commercial land
sugceptible to reinvestment is needed to accommodate projected commercial
growth. The limited amount of residential land susceptible to reinvestment is
already zoned for the highest residential density; the diversion of residential
growth to adjacent stations would be less desirable.

6.1.5 Pigcos/San Vicente (Al icnment 33

Residential development could be accommodated at this station by selectiveiy
increasing density of existing residential parcels susceptible to redevelopment.
There is little commercially zoned land available for this purpose. Additional
residential development capacity is also avaiiable at QOlympic/Crenshaw station.

6.2 POTENTIAL INABILITY TO ACCOMMODATE PROJECTED COMMERCIAL GROWTH IN
STATION AREAS

Three actions will be appropriate to mitigate the potentially adverse impacts of
commercial growth,.

4, Accommodate the demand for commercial development within the
station area by rezoning residentially-zoned parcels for
commercial use which are currently vacant or wused for
parking and are adjacent to existing commercial deveiopment.



=6 Redirect commnercial development to cther station areas by
creating incentives to develop elsewhere.

6. " Expand the gtation area‘ by directing commercial
development to sites adjacent to the currently defined
station area boundaries through the Specific Plan and master
planning process,

These measures are applicable in the following station areas.
6.2.1 /Bev (AL ]

Because of the limited amount of commercial property susceptible to
redevelopment in this station area and the infeasibility of increasing
commercial density in a predominantly residential area, commercia! growth should
be diverted to one of the Wilshire Center station areas (Wilshire/Vermont,
Wilshire/Normandie, Wilshire/Western). Excess commercial development capacity
exists at these stations and additional development would not lead to adverse
impacts on residential areas. This could be accomplished through use of a
Specific Plan.

6.2.2 PlcorsSan Vicente (A]ignment 3)

Impacts resuiting from an insufficient supply of commercial land in this station
area would be difficult to mitigate. The existing residential uses, zoning and
Community Plan designations for this area suggest that increased commercial
activity 1n the station area is not likely to be acceptable. There is also only
a =mall amount of commercially zoned land available and there is no readily
apparent alternative station area to which commercial growth could be diverted.
As a result, the only effective mitigation measure in this station area would be
stringent growth controls reflected in a Specific Plan which would provide
incentives for commercial deveiopment to occur elsewhere (unspecified) in the
Regional Core,

6.3 POTENTIAL EFFECTS ON HISTORIC AND CULTURAL RESOURCES

Two actions will be appropriate to mitigate the potentialiy adverse impacis
associated with historic and cultural resources. '

7. Promote use of existing tax incentives and rehabilitation
loans,
8. Downzone and create a mechanism to transfer wunused

development potential.
These measures are applicable to the following station areas.

6.3.1

The Hollywood Redevelopment Plan affords a number of protections to historic
structures not previously available. These protections tend to mitigate the
potential adverse 1mpacts caused by non-conforming historic structures because
of designation changes, incompatibillties with adjacent development and
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pressures to redevelcp historic resocurces as follows:

o Continuation and improvement of existing, non-conforming uses
if CRA finds such Improvements would be compatible with
surroundings and proposed development.

o Review of any proposed demolition, building or grading permit,
with postponement for up to a vear while alternative solutions
are investigated.

o Recognition of the importance of the Hollywood Boulevard
District and creation of an wurban design plan to encourage
preservatlon and restoration of significant resources in this
area. The urban design standards and guidelines are to be
developed within two vyears of adoption of the Redevelopment
Plan.

o Cranting development bonuses which would increase the floor-
area-ratio to six to one, or residential densities beyond those
specifically identified in the Redevelopment Plan tc achieve
its goals. Among goals specifically cited that would be
eligible for such action are the preservation and
rehabilitation of significant architectural or  historic
resources.

0 Adoption of design and development guidellnes to carry out the
goais of the Redevelopment Plan. Design criteria would include
architectural style and development standards which would
address historic preservation and rehabilitation.

6.4 POTENTIAL INCOMPATIBILITY OF PROJECTED GROWTH WITH EXISTING LAND USES
AND COMMUNITY CHARACTER

One action will be appropriate for mitigating potentially adverse impacts on
existing land uses and community character.

9. Develop special station mitigation measures to preserve
community character.

This mitigation measure is applicable to the following station areas.
6.4.1 / Beverly (Alj )

Excessive commercial growth in this station area would be incompatible with the
essentjally residential character of the area. In these cases, growth
restrictions implemented through a Specific Plan couplied with incentives for
concentration of growth in the Wilshire Center stations (Wilshire/Vermont,
Wilshire/Normandie, Wilshire/Western? could accelerate the development of
Wilshire Center as & major Regional Center. A coordinated set of Specific Plans
for these stations could serve to preserve, develop and enhance the community
character of all the station areas involved.
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6.4.2 Plcos/Sap Vicente (A|lanment 32

The station area

ig unable to accommodate either projected commercial or

residential development. Accordingly, special measures will have to be

developed ag part
stations.

of a Specific Plan process to divert this growth to other



