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PRELIMINARY ESTIMATE OF MONETARY BENEFITS
PHASE II METRO RAIL STATIONS
1989 - 2020

1. INTRODUCTION

Implementation of the Phase II Metro Rail system is expected to generate significant
economic activity in the eleven Phase II station areas. As a result of this activity,
measurable monetary benefits to privately owned commercial property located in the station
areas are expected to occur. The proposed Phase II benefit assessment program is designed
to use a portion of these benefits to assist in financing the system responsible for them.

The purpose of this document is to provide a preliminary analysis of the present value of
future benefits attributable to the Metro Rail system. Only benefits which reasonably can
be attributed to Metro Rail are included in the analysis. Estimated benefits have been
calculated for each of the eleven Phase II stations. The total aggregate present value of
the expected benefits ranges from $192 million to $494 million for the Phase II Metro Rail
alignment.

The remainder of this document discusses these results in further detail. Chapter 2
discusses the general nature of transit-related benefits. Chapter 3 provides the detailed
methodology used to estimate the benefits of the Metro Rail system to properties located
in station areas. Chapter 4 contains the results obtained and the assumptions used in the
calculation of estimated benefits in the eleven Phase II station areas. Chapter 5 provides
a summary of estimated benefits in sub-areas of the Phase II alignment.



The underlying basis for a benefit assessment program is the incidence of monetary benefits
resulting from the construction of a public improvement. Analysis of the experience of
other North American cities has identified transit-related impacts and benefit to private
property which result from the construction of a modern rail transit system.

The Phase Il Task Force members have been provided with a summary of the past research
conducted on the eoonom:lc unpacts of other North Amencan transit systems (Summary of

Ang - 3 : SCRTD General Planning
Consultaut) Tlns paper 1dent1ﬁed several spec1ﬁc monetary benefits which can be expected
to accrue to properties located in transit station areas. Among others, these included:

appreciation in land value;

ability to command premium lease rates;

increased retail sales activity;

higher occupancy levels (i.e., increased demand for commercial space in
station areas).
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The analysis described in the following sections was designed to estimate the present value
of these benefits in the Phase II station areas, using assumptions developed from analysis
of market conditions in the station areas and applying the findings of the research
conducted in other North American cities.



4 METHODOLOGY

This section described the methodology and data sources used to perform the calculations
of estimated monetary benefit attributable to Metro Rail. Separate calculations were
performed for each of the eleven Phase II Metro Rail stations. The study was designed to
provide an indication of the magnitude of benefits associated with Metro Rail and study
generalized categories of benefits and aggregate estimates of benefits in station areas. The
results of these calculations are contained in the following chapter. This study examined
four primary categories of benefits to property which can be expected to result from the
Metro Rail system:

Projected Office Growth

Office Lease Rate Premium

Profits from Increased Retail Sales
Increased Value of Unimproved Land

ooco0oO0

These four impacts provide an identifiable and understandable set of monetary benefits
which can be expected to occur with the implementation of Metro Rail. At the same time,
they cannot be considered an exclusive list of the potential benefits from Metro Rail. For
example, other benefits which could be considered include: economic value of other real
estate development, including retail and service; premium lease rates for other land uses,
primarily retail; increased value of other (i.e., improved) land in the station area and
additional economic activity generated by the multiplier effect of public investments in the
station areas. As a result, the methodology used in this study is considered to provide a
low-end estimate of the true economic value of the Metro Rail system to private sector
activity in the station areas.

3.1 Methodology Overview

The methodology for this study was designed to estimate the benefits occurring over time
in each station area and to determine the value of those benefits, accounting for the time
value of money in the process. The analysis focused on benefits for which no appreciable
associated cost would be incurred. As such, it was not necessary to offset the total benefits
calculated in the study by associated costs in order to reflect the net benefits of Metro Rail.
The analysis also focused on the incremental benefits which can be directly attributed to
Metro Rail. Using the methodology described in the following sections, the four benefit
categories listed above were calculated on an annually recurring basis. A time frame was
defined for each station during which each benefit was expected to occur. Using these
defined time frames, four benefit streams were calculated for each station area. These were
added for each year and discounted to present value to provide the current estimated value
of these future benefits.

Nature of Assumptions

Before proceeding, the critical role of the assumptions used in the analysis and the
procedures for developing those assumptions must be considered. In an analysis such as
this, the results are determined by the assumptions. Two methods were used to develop
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the assumptions used in this study. First, most of the assumptions were developed based
on the analysis of current market conditions in the station areas. Data collected on the
following factors were used to develop these assumptions:

Current office lease rates

Current office space availability

Current land use inventory and development density
Property sales prices

Projected transit patronage

Transit usage in station areas

Distribution of retail sales by business

Station area population and growth projections

00000000

The reasonableness of these assumptions can basically be determined from the data.
However, supporting data was not available to develop all assumptions needed to conduct
this study. The second method of developing all assumptions involved the application of
subjective judgment in addition to analysis of market data. These assumptions were
developed in the context of the market data. However, subjective judgment was also
required to develop these assumptions. These assumptions basically fall into three
categories. First are assumptions for which there were no known technical studies or other
hard data to support a precise estimation of the value of the assumption, even though the
effect has been qualitatively observed elsewhere. An example of this assumption is the
premium to office lease rates caused by Metro Rail. Second are assumptions for which
Metro Rail operating experience would be required to accurately develop the assumption.
An example of this assumption would be estimated Metro Rail patronage growth (no data
will be available to support this assumption until Metro Rail has been operating for several
years. Finally the assumption was subject to wide variation due to uncontrollable market
factors and as such, a generalized, or nominal, value for the assumption was necessary. An
example of this assumption would be retail profit margin. Retail profit margins vary widely
according to the type of store. Since it was impracticable to separate retail stores in station
area according to type, it was necessary to make a generalized assumption which represents
profit margin for typical retail sales.

Use of these assumptions in the analysis should not be precluded since it does not
necessarily follow that the benefit does not occur simply because no study of a particular
impact has been conducted or because it will be impossible to predict the precise value
until Metro Rail has been operating for several years. Rather, using all available data to
temper the subjective conclusions which must be drawn in order to accomplish the analysis,
subjective judgment can effectively substitute. For both types of assumptions used in this
analysis, the study attempted to err on the side of caution, and to use conservative values,
particulariy for the subjective assumptions. Assumptions developed in this manner included:

Percentage of projected growth to be accommodated in existing buildings
Stabilized office vacancy rate

Premium office lease differential attributable to Metro Rail

Retail profit margin
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o Transit patronage growth
o Land value premium attributable to Metro Rail

The values used for these assumptions are discussed in the following sections. The
reasonableness of these assumptions is more difficult to establish, but not impossible. The
best method is review of the assumptions by persons familiar with the market conditions
in each station area. For this reason, the subjective assumptions used in this study need not
be considered fixed, but rather as a starting point for consideration of the magnitude of this
benefit and subject to adjustment.

As an example of how this process might work, consider the assumption of a 5 to 10
percent office lease rate premium attributable to Metro Rail. This is an effect which has
been qualitatively observed in other North American cities with rail transit systems and
should be included in any analysis of rail benefits (see Appendix A). The 5 to 10%
premium assumption was used principally as a starting point for estimating the value of
office lease premiums. For the Wilshire/Vermont station, for example, this represents an
increase of between 6 and 18 cents in the monthly lease rate.

Range of Assumptions

For both types of assumptions, the actual benefits to be received are subject to a wide
variety of changes which may affect these assumptions. Since the time frame covered by
this analysis ranges up to thirty years from today, many of these potential changes are
impossible to predict at this time, particularly those related to public policy and
environmental considerations. This is inherent, however, in any analysis of future
conditions. The best analysis of future conditions can only use the best information
available today. This limitation does not detract from the validity of the analysis or the
expectation of positive economic impacts from the Metro Rail system.

Because of the inherent uncertainties involved in predicting future conditions which may
impact Metro Rail-related benefits, the assumptions have been developed and expressed
as a range. Estimated benefits are calculated for both the high and low end of the range.
This is designed to provide an idea of the potential magnitude of station area benefits
under varying circumstances.

Smd!‘ﬂﬂ.dﬁ ﬂas:smmigus

A set of assumptions based on market information and subjective analysis was developed
for each of the station areas. These assumptions were discussed above and are detailed in
the following sections and presented in Tables 4-1 to 4-22 for each station area. Other
specific assumptions include the following:

o An impact area of one-half mile radius for each station.

o A station opening date of 1997 is assumed for Wilshire/Vermont,
Wilshire/Normandie, Wilshire/Western, Vermont/Beverly, Vermont/Santa
Monica, Vermont/Sunset, Hollywood/Western, and Hollywood/Vine.
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o A station opening date of 2000 is assumed for Hollywood/Highland, Universal
City and North Hollywood.

o A time frame of 20 years beginning with station opening is assumed for
benefits related to office growth, premium lease rates and increased retail
profits.

o A time frame extending from 1989 to 20 years after station opening is
assumed for benefits to unimproved land.

A computer model was developed to perform the calculations of estimated benefits for each
station. This model has been structured to allow for modifications to the assumptions and
recalculation of the estimated benefits. All calculations were performed in constant 1989
dollars. That is, no inflation is reflected in the estimated benefit, only changes in market
conditions and/or differences in the Metro Rail impact. Because of this, the discount rate
used to calculate the present value of the future benefits does not reflect the effects of
inflation. This is explained in further detail below.

In the following sections, the detailed methodology used to calculate the estimated benefits
in each of the four categories is described. The results of the calculations and the
assumptions used for each station area are contained in the following chapter.

32  Value of Projected Office Growth
Context for Expected Benefits

This benefit occurs as a result of increased demand for office space in station areas.
Observation of transit station impacts in other North American cities (see Appendix A)
strongly indicates that demand for office space tends to focus in station areas. While the
transit system does not in and of itself generate this demand, it can influence its location.
Projections developed to assess the environmental impact of the Metro Rail system also
reflect this phenomenon.

These projections can be used to develop the estimated monetary benefit to properties
located in Phase II Metro Rail station areas. The economic value of the demand expected
in a station area can be calculated. The result represents the value of increased demand
for office space as a result of Metro Rail.

The methodology for calculating this benefit considers only the amount of projected demand
which could be accommodated in existing buildings. This is an important distinction
because this growth is a benefit without added cost. The remainder of the demand is
expected to be accommodated in new buildings. In order to accurately assess the net
benefit of this growth, the estimated benefit would have to be offset by an estimated
construction cost. Since this could not be done accurately at this time, this growth was
excluded from the calculation of estimated benefit.



Calculation of Expected Benefit

The estimated benefit from projected office demand was calculated in four steps:
1) determine the amount of projected office demand in the station area attributable to
Metro Rail; 2) determine the availability of office space in the station area; 3) evaluate the
potential absorption of projected growth in existing buildings; and 4) calculate the monetary

benefit using an assumption of the percentage of projected growth to be accommodated in
existing buildings and prevailing lease rates in the station area.

A Projected Office Growth Attributable to Metro Rail

1 Projections of office demand in each station area as reported in the Draft
Supplemental Environmental Impact Statement for Metro Rail, November,
1987 (Draft SEIS) were examined. These were based on the analysis
conducted in 1983 for the original Environmental Impact Statement for Metro
Rail (EIS) and were updated in 1985-86 to reflect changes occurring since the
original analysis. For both the EIS and Draft SEIS, separate projections were
developed for office, retail, hotel and residential uses based on the most
recent absorption data. These projections were developed for a one-quarter
mile radius area and covered the 1980 to 2000 time frame. Even though this
study used a one-half mile impact area, it was considered reasonable to use
these projections of demand to reflect a conservative assumption of projected
growth in the one-half mile station area. The projections are also considered
a valid reflection of potential demand in station areas based on the most
recent economic trends.

The Draft SEIS projected demand in station areas for two conditions: Null
Alternative (without Metro Rail) and Maximum Impact (with Metro Rail).
The Maximum Impact condition was expressed as a range to reflect varying
emphasis on concentration of demand in station areas by SCRTD (in the form
of joint development of stations) and other governmental agencies (through
use of station area development plans etc.). This range formed the High and
Low limits of projected office demand with Metro Rail for each station area.
This benefits study used the total projection of demand during this 20-year
period, assumed that it would occur evenly over that time frame, and used
one-twentieth of the total projection as the annual demand for office space
with and without Metro Rail.

2. The With Metro Rail projections were compared to the Without Metro Rail
projections to determine the annual office demand differential expected as a
result of Metro Rail.

B. Availability of Office Space in the Station Area

1. Current availability of office space in each station area was determined using
data from the 1989 Office Market Journal of Greater Los Angeles published
by the Building Owners and Managers Association (BOMA). The total
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square footage and reported available square footage of office buildings in
each station area was obtained from this directory. This data provided an
estimate of the vacancy rate for office buildings in each station area.

The amount of office space currently located in each station area was
obtained from the SCRTD Phase II benefit assessment data base. This data
base provides parcel-by-parcel information on all properties located in each
station area, based on field survey and review of public records. The data
base is sufficiently complete to provide a good estimate of the amount of
office space located in each station area.

The vacancy rate obtained above was applied to the total square footage of
office space in the station area to obtain an estimate of the available square
footage in the station area.

C. Potential Absorption of Projected Growth in Existing Buildings

1.

The available square footage in the station area was compared to the
projected demand in the station area and a subjective assumption was
developed for each station as to the percentage of the projected demand
which could be expected to be accommodated in existing buildings. It was
assumed that, depending upon how much space is currently available, some
of the projected demand would be accommodated in existing buildings and
the remainder in new buildings.

It was assumed that if space were available in existing buildings, some of the
projected demand would be satisfied by those buildings. At the same time,
even if space were available, it was assumed new office buildings would
continue to be built and some of the projected demand would be
accommodated in these new buildings. The assumption is a subjective
estimate of the distribution of demand between existing and new buildings.
For instance, if the station was projected to experience high demand, yet the
vacancy rate is currently low (i.e., little space available in existing buildings),
the estimated percentage of projected growth accommodated in existing
buildings was assumed to be low. Alternatively, if projected demand was low
and available space high, the estimated percentage was assumed to be high.

As an example of how these assumptions were developed, consider the
Wilshire/Vermont Station. This station is currently experiencing an
approximate 14% vacancy rate, with approximately 350,000 square feet of
space available. The projected office demand in this station area with Metro
Rail ranges from 80,000 to 122500 square feet annually. With a
comparatively large amount of space available, it would appear that a
relatively large amount of this demand (i.e., at least half of it) could be
accommodated in existing buildings. At the same time, even with space
available, new construction is occurring, and will likely continue to occur, in
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this station area. Some of the Metro Rail-related demand will most likely be
accommodated in these buildings.

Using this reasoning, the percentage of projected demand expected to be
accommodated in existing buildings can be seen to be relatively high, but less
than 100%. As such, in order to remain on the conservative side, 50% to
75% of the projected demand was assumed to be accommodated in existing
buildings in the Wilshire/Vermont station area. This represents an estimate
of the amount of additional existing office space in the station area expected
to be occupied as a result of Metro Rail.

As another example, consider Universal City. This station area is currently
experiencing an approximate 13% vacancy rate. However, the existing base
supply is smaller than Wilshire/Vermont and, as such, this vacancy rate
indicates that only approximately 105,000 square feet are available. Since this
area is projected to be an active market (125,000 to 135,000 total square feet
per year), most of this demand must be accommodated in new buildings.
Therefore, in this station area, the amount of demand expected to be
accommodated in existing buildings was assumed to be 0% to 20%. A similar
analysis of projected demand vs. currently available space was conducted for
each of the eleven Phase II station areas. The input values used in this
analysis are contained in individual tables of Benefit Calculation Assumptions
(one for each station area) which are located in Chapter 4.

D. Estimated Benefit Calculation

1.

Prevailing office lease rates were obtained for each station area from the
BOMA Office Market Journal.

The estimated benefit was calculated by multiplying the estimated office
growth differential attributable to Metro Rail by the percentage of growth
expected to be accommodated in existing buildings. The result was then
multiplied by the prevailing office lease rate to provide the estimate annual
benefit from additional demand for office space in station areas resulting from
Metro Rail and accommodated in existing buildings. This calculation was
performed for both the low and high range of assumptions to provide the
range of expected benefits for each station area. Since Metro Rail would not
be expected to increase operating costs substantially, this analysis assumed
that the marginal operating expenses associated with these revenues were
negligible. The calculation format for this expected benefit is shown in
Table 3-1.



3.3  Value of Office Lease Rate Premium

Another observed effect of transit systems is that office jease rates tend to be higher than
in non-transit station areas. This occurs because of the increased accessibility to office
buildings in station areas provided by the transit system. As a result, office building tenants
are willing to pay higher lease rates to take advantage of the travel time savings and
reduced parking costs associated with location near a transit station. Owner-occupied
buildings are also affected by this increased accessibility as well, even though they do not
receive the benefit directly. There are two reasons for this: 1) empioyees located in owner-
occupied buildings benefit from the travel time savings and reduced parking costs, yet the
building owner is not required to pay a higher lease rate as would be the case if the owner
were a tenant in another station area; and 2) the enhanced market in the station area does
increase the residual value of the property (a benefit which, although not measured in this
study due to the conservative methodology used, still exists).

_ .

The estimated benefit from office lease rate premiums was calculated in two steps:
1) develop annual inventory office space in each station area; and 2) calculate the benefit
using prevailing office lease rates and an assumed lease rate premium.

A.  Annual Inventory of Office Space

1. A year-by-year inventory of office space in each station area was developed.
The 1989 inventory of office space in each station area from the SCRTD
Phase II benefit assessment data base was used as a baseline. From this
baseline, the estimated inventory for each following year was determined by
adding the projections of office demand from the Draft SEIS. For years from
1989 to station opening, the office inventory was incremented each year by
the total projected office demand without Metro Rail. From station opening
to the end of the time frame for this estimated benefit, the inventory was
incremented annually by the total projected office growth with Metro Rail
(both Low and High range growth estimates).

B. Estimated Benefit Calculation

1. The benefit was calculated by first multiplying the inventory for each year by
an assumed vacancy rate to obtain the estimated leased office space in the
station area in that year. This vacancy rate represents a subjective assessment
of the stabilized vacancy rate for a typical building in the station area at the
time the Metro Rail station opens. Since a stabilized vacancy rate of 5% to
10% is typically used in development market pro formas for office projects,
a stabilized vacancy rate of 10% was assumed as an average of expectations
throughout the Phase II area.
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2, The lease rate premium was estimated as a percentage of the current
prevailing lease rate. Although no known studies have been conducted
regarding the amount of this premium, there is evidence that it exists. (See
Appendix A.)

To be conservative, an office lease premium of 5% to 10% over prevailing
rates was considered reasonable from these other experiences for estimating
the benefit. This is a subjective assessment of the potential Metro Rail
premium and represents an addition to approximately S to 30 cents per month
to prevailing lease rates, depending on station area. No studies have been
performed which would provide a basis for discriminating between different
station areas with regard to lease rate premiums. As such, the 5% to 10%
premium was used as an average of expectations for all station areas.

These percentages were applied to the prevailing lease rate to determine the
premium rate per square foot. This result was then applied to the estimated
leased office space in that year to provide the estimated annual benefit value
of increase lease revenues resulting from the increased attractiveness of office
buildings located in Metro Rail station areas. Because the transit system
would not typically be expected to increase operating cost, no additional cost
offset need be included in this calculation. This calculation was performed
for both the low and high range of expected benefits for each station area.
The calculation format for this expected benefit is shown in Table 3-1.

34 Value of Increased Retail Sales Profit
Context for Expected Benefits

Transit stations tend to attract and focus economic activity by drawing people to the station
area. Since these people can be expected to spend money in retail stores in the station
area, the profits from these retail sales can be considered a benefit induced by the presence
of the transit station.

There are three primary sources for increased retail sales activity related to the Metro Rail
system: 1) transit patrons; 2) increased number of employees in the station area as a result
of the growth attracted to the station area by Metro Rail; and 3) increased numbers of
residents attracted to the area by the presence of the Metro Rail station. The calculation
of this benefit examined the difference in the population and employment projections with
and without Metro Rail and calculated the expected Metro Rail benefits from these
differentials.

Calculation of Expected Benefit

Separate calculations were performed to estimate the value of increased retail sales profits
from the three sources of increased retail activity: transit patrons, employees, and residents.
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Retail Sales to Transit Patrons

The estimated benefit from retail sales to transit patrons was calculated in one step.
The estimated daily boardings for each station were obtained from the SCRTD
Predicted Daily Rail Transit Boardings contained in the Final SEIS for Metro Rail
(January, 1989). This value represents the number of persons expected to use each
station daily. This estimated benefit was assumed to begin at station opening and
boardings were subjectively assumed to grow 2% annually for each station. With the
population of the Regional Core area projected to grow by 22% and residential
development expected to increase 34% by the year 2000, according to SCAG, this
patronage growth was considered reasonable for this study.

In order to determine the estimated annual retail spending at each station, the estimated
boardings were multiplied by an estimate of annual per capita retail spending. This
estimate of retail spending was developed from an employee shopper profile based on
surveys of over 10,000 downtown workers in Boston in 1983. This profile includes average
annual sales per worker and the distribution of expenditures across retail sales categories.
Since the majority of Metro Rail riders are expected to be employees commuting to work,
this profile is useful in estimating retail demand by Metro Rail patrons (e.g., a report
developed by the Metropolitan Washington Council of Governments found that: "Higher-
income people who previously did not use buses were more likely to be drawn to transit
after Metrorail opened than lower-income people. Rail users were much more likely to be
choice riders, who had a car available for their travel, and more likely to be college
graduates than were bus riders.")

The Boston study represents the only known study of per capita spending in transit station
areas. By comparing the Average Annual Consumer Price Index for all urban consumers
in Boston and Los Angeles for 1983 and for 1988 the ratio was found to be 0.99+, virtually
identical. Thus, it was concluded that the data profile could be transferred with little
adjustment. This same rationale was used in a 1986 market study of the light rail station
area of Seventh and Flower Streets (Agajanian, Analysis of Joint Development Potential:
S;geﬂﬂ]_am_ﬂg_ﬁ_m, 1986). The localized estimate of annual retail cxpendltures
resulted in a figure of $2,400 per Los Angeles commuter. If one assumes that transit riders
normally make a number of purchases during the course of the day, e.g., coffee /doughnuts,
newspapers, lunch, etc. it can be readily seen that $9-10 per day on average ($2,400 per
year) is reasonable.

The estimated daily boardings were multiplied by the estimated annual per capita spending
to provide an estimate of increased retail sales from transit patrons. The increased sales
were then multiplied by an assumed profit margin of 4% for each station to provide the
estimated annual benefit value of increased retail sales in the station area from Metro Rail
patrons. The 4% profit margin is a subjective assumption of typical retail profit margin
over a wide variety of store types. Retail profit margin may vary from 1% for a
supermarket to 10% for a boutique. The 4% assumption was considered a conservative
nominal value to represent this range. The calculation format for this expected benefit is
shown in Table 3-1.

12



Retail Sales to New Employees

The estimated benefit from retail sales to new employees in each station area was
calculated in two steps: 1) estimate the number of new employees in each station area
attributable to Metro Rail and 2) calculate the benefit using an estimate of per capita
spending and assumed retail profit margin.

A. Estimated number of new employees

1.

Only new office employees were considered in this analysis. The estimated
office growth attributable to Metro Rail calculated above was used to estimate
the increased employment resulting from that growth. This is a conservative
estimate of Metro Rail-related employment growth in that employment
associated with other categories of development (retail, service, etc.) was not
used in the analysis. The projected office demand attributable to Metro Rail
was divided by an estimate of 250 square feet per employee to estimate the
employment generated by the Metro Rail growth increment. This is a
standard factor used to estimate office employment and was similar to the
methodology used to estimate office employment in the Draft SEIS.

It was necessary to adjust the total employment estimated by this method to
avoid double counting with the estimated benefits from retail sales to Metro
Rail patrons. This is because some of the new employees would also be
expected to be Metro Rail riders. These employees must be excluded from
this calculation since they were included in the calculation of retail sales to
transit patrons.

This adjustment was accomplished using information from the computer
models used to estimate rail ridership. In these models, estimates of the
number of persons traveling to a station area are developed and the purpose
of these trips (i.e., work or non-work) is determined. For purposes of this
analysis, the number of persons traveling to a station area to work was used.

The models further split the trips to a station area into auto trips and transit
trips. The percentage of work-related transit trips (vs. work-related auto trips)
was then calculated. This result was used to adjust the estimated employment
growth in the station area to remove transit-riding new employees from the
total number of new employees. For instance, if the models indicated that
25% of the persons traveling to a station area for work purposes arrive by
transit, then the total number of employees estimated to result from Metro
Rail growth in that station area was reduced by 25%. this is a conservative
methodology since not all these transit-riding employees would arrive by
Metro Rail (some would arrive by bus). However, since the models examined
do not distinguish between rail and bus transit trips, the methodology assumes
that all transit trips are rail-related. In this way, the total number of new
employees attributable to Metro Rail used to calculate the retail sales profit
benefit reflects only new employees who travel to the station area by auto.
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As a result, there is no double counting with the calculation of retail sales to
patrons of Metro Rail.

B. Estimated Benefit Calculation

1.

The adjusted estimate of new employees attributable to Metro Rail was
multiplied by an assumption of annual per capita spending for employees.
The same assumption used to develop the value of retail sales to transit
patrons was used (annual per capita spending of $2,400 per employee). This
provided an estimate of increased retail sales in the station area resulting
from employment attributable to Metro Rail.

The estimated increased retail sales were multiplied by an assumed retail
profit margin of 4% to provide the estimated annual benefit value of
increased retail sales from new employees resulting from Metro Rail-related
office growth. This calculation was performed for both the low and high
range of office growth assumptions to provide the range of expected benefits
for each station area. The calculation format for this expected benefit is
shown in Table 3-1.

Retail Sales to Neighborhood Residents

The estimated benefit from retail sales to new residents in each station area was calculated

in two steps:

1) estimate the difference in population growth in each station area

attributable to Metro Rail and 2) calculate the benefit using estimates of per capita
spending, community retail sales as a proportion of total retail sales and assumed retail
profit margin.

A. Estimated number of new residents

1.

Population projections developed by the Southern California Association of
Governments (SCAG) were used to estimate population in station areas in
the year 2000 with and without Metro Rail. These population projections
were also used to develop the projections of retail growth in the Draft SEIS.
The difference between the with and without Metro Rail forecasts was used
as the population differential attributable to Metro Rail in the year 2000.

Annual population growth rates for the station areas from 1980 to 2000 were
also developed using the SCAG projections. For years prior to 2000, the
population differential was decremented by the annual growth rate to
determine the estimated population differential was increased by the annual
growth rate to estimate the population differential for that year.

B. Estimated Benefit Calculation

1L

For each year, the estimated number of new residents attributable to Metro
Rail was multiplied by estimated annual per capita retail spending. This
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assumption was taken from the methodology used to estimate retail growth
for the Draft SEIS. The Draft SEIS study used estimates of annual per capita
retail spending by planning area obtained from the City of Los Angeles.
These estimates represent typical retail spending for day-to-day needs by
residents in each planning area. These estimates were adjusted to 1989
dollars using the Consumer Price Index. This calculation provided an estimate
of the total retail sales to the new residents attributable to Metro Rail. It
should be noted that the type of spending represented by these estimates is
not the same as retail spending by employees measured above as it represents
only typical needs of residents. Expenditures to meet typical needs of
employees if over and above this amount. As such, it was not necessary to
adjust the estimate of spending by residents in each station area to exclude
new residents who are also transit riders in order to avoid double-counting.

2. Of the total retail purchases by these new residents, the amount of sales which
would be expected to occur in the station area was estimated using the
proportion of neighborhood retail sales to total retail sales. The analysis of
retail sales conducted for the Draft SEIS indicated that 55.6% of all retail
sales are made in the neighborhood area. This estimate was applied to the
total estimated retail sales to estimate the amount of retail sales occurring in
the station area as a result of Metro Rail-related population growth.

3. The estimated increased retail sales in the station area were multiplied by the
subjectively assumed retail profit margin of 4% to provide the estimated
annual benefit value of increased retail sales from new neighborhood residents
attributable to Metro Rail. This calculation was performed for both the low
and high range of population growth assumptions to provide the range of
expected benefits for each station area. The format for this expected benefit
is shown in Table 3-1.

3.5 Increased Value of Unimproved Land

Context for Expected Benefits

This study has documented a number of expected increases in econormic activity attributable
to the Metro Rail system. This activity can also be expected to lead to an increase in the
demand for unimproved land in the station area and therefore increase its value beyond
what would be expected without Metro Rail. Transit-related land value increases have been
observed in other North American cities with rail transit systems. (See Appendix A).

In order to avoid confusion with other benefits included in this analysis, only unimproved
land is included in this calculation. Improved land could have been included in this analysis
by accounting for the impact of the benefits calculated earlier in a slightly revised
methodology, since they also contribute to increased land value. It can be shown
mathematically that it would be correct to include the increased value of improved land in
this benefits study, however, this would be an elaborate process. For this reason, the study
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does not address this potential benefit in order to simplify the presentation and avoid

confusion.

Calculation of Expected Benefit

The estimated benefit from increased value of unimproved land was calculated in two steps:
1) develop an annual inventory of unimproved land in the station area and 2) calculate the
benefit using prevailing land values in the station area and an estimated premium increase
in value attributable to Metro Rail.

A Annual Inventory of Unimproved Land

1.

The baseline inventory of unimproved land in each station area was taken
from the SCRTD Phase II benefit assessment data base, and is the total
square footage of parcels which have commercial zoning and are categorized
as either vacant or used for parking. An annual inventory was then developed
from this baseline to reflect the absorption of land as a result of estimated
growth in the station area.

Estimated commercial growth projections for each station area were obtained
from the Draft SEIS. To estimate the consumption of land by the projected
growth, an assumption of the Floor Area Ratio (FAR) of future growth was
developed for each station area. The FAR is a measure of the density of
development and, in its simplest form, is the ratio between the square footage
of the improvement and the square footage of the parcel. Therefore, dividing
the improvement square footage by the FAR yields the parcel square footage.

The FAR for each station area was subjectively assumed to be the existing
density of development in the station area. Thus, for the currently densely
developed Wilshire station areas, an assumed FAR of 6 was used while for
the less densely developed Vermont/Beverly station, an assumed FAR of 1.5
was used. Projected annual growth in each station area with and without
Metro Rail was divided by the assumed FAR to provide an estimate of the
annual consumption of unimproved land in the station area with and without
Metro Rail.

For years 1989 to station opening, the annual inventory of unimproved land
was decremented each year by the estimated annual consumption of land
without Metro Rail. From station opening to the ending time frame of the
benefit, the inventory is decremented by the estimated annual consumption
of land with Metro Rail, until the baseline supply is exhausted. At that point,
the supply is assumed to be zero and the estimated benefit is no longer
calculated. This is a conservative methodology since it is more likely that
some of the projected growth will be accommodated by redevelopment of
properties in the station area, rather than completely exhausting the supply
of land. However, since it is not possible to accurately estimate the amount
of growth which will occur on unimproved land and the amount which will
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reflect the redevelopment of currently improved properties, the conservative
assumption that all growth will occur on currently undeveloped land was used.

B. Estimated Benefit Calculation

1.

Prevailing land values in station areas were estimated from information
obtained from the Los Angeles County Assessor. Sample sales of properties
in the station areas from 1986 to 1988 were collected along with the
Assessor’s listed square footage of the property. From this information, sales
price per square foot could be calculated. Since the Assessor’s data does not
specifically identify vacant properties, both improved and unimproved
properties were included in these samples. For this analysis, properties with
square footage costs at the low end of the scale were considered reflective of
the value of unimproved properties.

Assumptions of prevailing unimproved land value were developed for each
station area from this data. It is important to note that this methodology is
only a cursory survey of a wide variety of property conditions in the station
area. It is not, nor was it intended to be, a substitute for the use of real
estate appraisal techniques which more accurately reflect the property values
in any given station area. However, use of these techniques in this analysis
was precluded by the size of the area to be covered. The methodology
described in this section was used as an alternative to develop the assumptions
necessary for the analysis of estimated Metro Rail benefits and was considered
adequate to accurately develop these assumptions.

An assumption was also made of the premium addition to land value resulting
from the Metro Rail system. Although no known studies have been conducted
regarding the amount of this premium, substantial evidence exists that larger
than average land value increases occur in transit station areas. In
Washington, D.C., property values reportedly rose from $100 to $150 per
square foot in the early 1970’s to an excess of $500 per square foot in the
1980’s. This represents an annual increase of over 12% during this time
frame (U.S. House of Representatives; Banking, Finance and Urban Affairs
Committee, 1981). In Miami, at the Government Center station, land prices
increased from $35 per square foot when construction began to $112 per
square foot by the time the system opened, an increase of approximately 15%
per year. At the Dadeland South Station, during the same time frame, land
prices rose from $10 per square foot to $50 per square foot, representing an
annual increase of over 20% (South Florida Business Journal, May 7, 1984).
In Toronto, between 1952 and 1962, tax assessments in districts paralleling the
Yonge subway line increased by 45 percent in the downtown core and 107
percent in the Eglington Avenue section of the city. The city averaged an
increase of 25 percent during this same time period (U.s. Department of
Transportation, University Research Program, January, 1985).
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The precise portion of these increases which was directly attributable to the
transit system was not isolated, however, the evidence strongly indicates that
properties located near the system experienced increases in value which were
higher than in non-transit areas. In keeping with the conservative
methodology used in this study, levels of 1% to 2% over prevailing rates were
subjectively assumed for estimating the benefit. In other words, Metro Rail
is assumed to add 1% to 2% of value to unimproved land located in station
areas over and above the value appreciation they would have otherwise
experienced. For instance, if property located in a station area would be
expected to appreciate 5% per year without Metro Rail, then this analysis
would assume that the property would appreciate 6% to 7% per year as a
result of the influence of Metro Rail. (For purposes of the analysis, the rate
of the underlying value increase is not relevant to the calculation of estimated
benefits.)

3. The estimated benefit was calculated for each year by multiplying the
inventory of unimproved land by the prevailing land value and the estimated
premium increase in land value resulting from Metro Rail. the increased land
value is assumed to accumulate each year (i.e., compound). For each year,
the amount of value increase from previous years is factored out so that the
result reflects the amount of additional land value added that year as a result
of Metro Rail. This calculation was performed for both the low and high
range of commercial growth assumptions to provide the range of expected
benefits for each station area. The calculation format for this expected
benefit is shown in Table 3-1.

3.6 Present Value of Benefits

The calculations described in the preceding sections were performed for each year in the
time frame specified for each of the four benefit categories. As a result, four benefit
streams corresponding to the specified time frames were calculated for each station area
reflecting the assumptions pertinent to each station area. These were added for each
station area to produce a consolidated stream of benefits expected over time in that station
area as a result of Metro Rail.

In order to determine the value of these benefits for proper comparison to the level of
revenues proposed to be raised in each station area, it was necessary to discount the benefit
streams to their present value. This is required because $1 received in the future is worth
less than $1 today. Discounting future benefits to present value provides the value of the
future benefit streams today.

Selection of the discount rate is a critical step in this analysis. The discount rate should be
equivalent to the rate of return of a comparable investment. For this analysis of real estate
benefits, the discount rate used should be equivalent to the market’s expectation of return
on a real estate benefit. This expected rate of return can be seen in the capitalization rate
used by real estate professionals to evaluate market feasibility of projects. In 1988, this
capitalization rate ranged from 7% to 9% in Los Angeles (Building Owners and Managers
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Association, 1989). For purposes of this analysis and in keeping with the study’s
conservative approach, a discount rate of 10% was used. Of note, the discount rate does
not include any reflection of inflation since inflation was not factored into the calculation
of the estimated benefits (i.e., the calculations were in constant 1989 dollars). If the
estimated benefits had been adjusted for inflation, the discount rate would have similarly
been adjusted for inflation.

In sum, this methodology was designed to calculate the real value of the benefits expected
in each station area as a result of the Metro Rail system. The results of these calculations
for each station area and the assumptions used for each station area are discussed in the
following chapter. The summary of benefits for the entire Phase II alignment and subareas
are contained in Chapter $.
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4, ESTIMATED MONETARY BENEFITS IN STATION AREAS

The results of the calculation of estimated benefits for each of the eleven Phase II Metro
Rail stations and the assumptions used in the development of the calculations are contained
in Tables 4-1 through 4-22. Two tables are presented sequentially for each station area.
The first (0dd numbered tables) contains the assumptions used to develop the calculations
for each station area. This table includes both market data-based assumptions and
subjectively developed assumptions, as explained in detail in the previous chapter. These
figures represent the assumptions used to perform all calculations for that station area for
all years of the analysis.

The second table (even numbered tables) contains the calculation of estimated benefit for
a typical year (year 2000). This is provided to show how the calculations were performed
and the values for each variable used to estimate benefits for that particular year. As such,
this table shows a "slice" of the benefit stream for that station. This same calculation was
performed for each year from 1989 to twenty years after station opening to determine the
total estimated benefit streams for each station. The values for the benefits calculated for
other years were developed in the same manner, with the values of the assumptions and
input variables also developed in accordance with the methodology described previously.
The actual value of benefits calculated for each year is shown by station in the tables which
follow Chapter 5. »

A summary of the present value of the estimated range of benefits in each station area is
presented below.

Station Area High Low

Wilshire /Vermont $76 million $33 million
Wilshire/Normandie $102 million $34 million
Wilshire /Western $57 million $25 million
Vermont/Beverly $31 million $11 million
Vermont/Santa Monica $15 million $6 million
Vermont/Sunset $18 million $7 million
Hollywood/Western $16 million $8 million
Hollywood/Vine $61 million $22 million
Hollywood/Highland $45 million $17 million
Universal City $42 million $16 million
North Hollywood $31 million $13 million
Total $494 million $192 million
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The results of the calculation of estimated benefits for each of the eleven Phase II Metro
Rail stations and totals by subareas of the Phase II Metro Rail alignment are contained in
the following tables.

A summary of the present value of the estimated range of benefits in each sub-area is
presented below.

Station Area High Low

Wilshire Station Areas $235 million $92 million
Vermont Station Areas $64 million $24 million
Hollywood Station Areas $122 million $47 million
Universal City $42 million $16 million
North Hollywood $31 million $13 million
Total $494 million $192 million

21



TABLE 3 - i
ESTIMATED BENEFITS -
YEAR

A, et e .o Peata ae SeNtemavat gl €T

I. VALUE QF PROIECTED OFFICE GROWTH

HIGH
EST OFFICE GROWTH DIFFERENTIAL WITH METRO
% ACCOMODATED IN EXISTING BUILDINGS
ADDL OFFICE DEMAND DUE TQ METRO
ESTIMATED LEASE RATE
ESTIMATED METRO RAIL BENEFIT

II. VALUE CF OFFICE LEASE RATE PREMIUNM

HIGH
ESTIMATED OFFICE SPACE INVENTORY
ASSUMED OFFICE VACANCY RATE
ESTIMATED LEASED OFFICE SPACE
ANNUAL LEASE RATE PREMIUNM
ESTIMATED METRO RAIL BENEFIT

III. VALUE OF INCREASED RETAIL SALES PROFIT
A. RETAIL SALES TO TRANSIT PATRONS

ESTIMATED DAILY PATRONAGE

ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - RAIL PATRONS
ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

B. RETAIL SALES TO NEW EMPLOYEES

HIGH
EST OFFICE GROWTH DIFFERENTIAL WITH METRO
ESTIMATED SQ.FT. PER EMPLOYEE
EMPLOYMENT DIFF ATTRIBUTABLE TCQ METRO
ADJUSTMENT FOR EMPLOYEE TRANSIT USERS
ADJUSTED EMPLOYMENT DIFF DUE TO METRO
ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - NEW EMPLOYEES
ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

C. RETAIL SALES TO HEIGHBORHOOD POPULATION

HIGH
POPULATION DIFFERENTIAL WITH METRO
ANNUAL PER CAPITA SPENDING
COMMUNITY RETAIL SALES AS % OF TOTAL SALES
INCREASED RETAIL SALES - NEIGHBORHOOD POP
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT ("56_“
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TABLE 3 -
ESTIMATED BENEFITS =
YEAR
(CONTINUED)
IV. INCREASED VALUE OF UNIMPROVED LAND
HIGH
INVENTORY OF UNIMPROVED LAND SQ.FT.
PREVAILING STATION AREA LAND VALLE PER SQ.FT.
INCREASED LAND VALUE PREMIUNM
ESTIMATED METRO RAIL BENEFIT
HIGH

PRESENT VALUE OF TOTAL ESTIMATED BENEFITS
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TABLE 4 - 1

BENEFIT CALCULATION ASSUMPTIONS
WILSHIRE-VERMONT STATION

STATION OPENING DATE 13997

TIME FRAME FOR BENEFITS BEGIN YEAR END YEAR
I. VALUE OF PROJECTED OFFICE GROWTH 1997 2017
II. VALUE OF PREMIUM OFFICE LEASE RATE 1997 2017
III. INCREASED RETAIL SALES PROFIT 1997 2017
IV. INCREASED VALUE OF UNIMPROVED LAND 1989 2017
DISCOUNT RATE FOR NET PRESENT VALUE 10%

I. VALUE OF PROJECTED OFFICE GROWTH

ANNUAL OFFICE GROWTH - WITHOUT METRO 37,500 SQ.FT.
ANNUAL OFFICE GROWTH - WITH METRQ 80,000 S@.FT. TO
CURRENT STATION AREA OFFICE INVENTORY 2,500,000 SQ.FT.
CURRENT STATION AREA OFFICE VACANCY % 14%

CURRENT STATION AREA OFFICE LEASE RATE $14. 40 TO

% OF PROJ GROWTH ACCOM IN EXISTING BLDG 50% TO

II. VALUE OF PREMIUM OFFICE LEASE RATE

CURRENT STATION AREA OFFICE INVENTORY 2,500,000 SQ.FT.
ASSUMED OFFICE VACANCY RATE 10%

OFFICE LEASE RATE PREMIUN 5% T
MONTHLY OFFICE LEASE RATE PREMIUN €0.06 TO

III. VALUE OF INCREASED RETAIL SALES PROFIT
RETAIL PROFIT MARGIN (ALL CATEGORIES) 4%

A. SALES TQO TRANSIT PATRONS

DAILY PATRONAGE 35000

ANNUAL PATRONAGE GROWTH 2%
ANNUAL PER CAPITA RETAIL SPENDING $2, 400

B. SALES TO NEW EMPLQOYEES

SQUARE FEET PER EMPLOYEE 250 S@.FT.
PERCENTAGE OF EMPLOYEE TRANSIT-USERS 25%

ANNUAL PER CAPITA RETAIL SPENDING $2, 400

C. SALES TO NEIGHBORHOOD POPULATION

STATION AREA POPULATION - WITHOUT METRO 13, 750 PERSONS
STATION AREA POPULATION - WITH METRO 14,293 TQ
COMMUNITY RETAIL SALES AS X OF TOTAL SALES 55.67x

ANNUAL PER CAPITA RETAIL SPENDING 86,611

Iv. INCREASED VALUE OF UNINPROVED LAND

ANNUAL COMMERCIAL GROWTH - WITHOUT METRO 45,000 S4Q.FT.
ANNUAL COMMERCIAL GROWTH - WITH METRO 90,000 SQ.FT. TO
F.A.R. OF PROJECTED GROWTH 6

CURRENT INVENTORY OF UNIMPROVED LAND 1,800,000 SQ.FT.
PREVAILING STATION AREA LAND VALUE $40 TG
INCREASED LAND YALUE PREMIUN i TO
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122,500 SQ.FT.

$21.00 PER SQ@.FT.
75X

10x
$0.18

14, 565 PERSONS

135,000 S@.FT.

$70 PER S@.FT.
2%



TABLE 4 - 2
ESTIMATED BENEFITS - WILSHIRE-VERMONT STATION
YEAR 2000

I. VALUE OF PROJECTED OFFICE GROWTH

HIGH LOW
EST OFFICE GROWTH DIFFERENTIAL WITH METRO 85,000 SQ.FT. 42,500 SQ.FT.
% ACCOMODATED IN EXISTING BUILDINGS 75% '50%
ADDL OFFICE DEMAND DUE TO METRO 63,750 SQ.FT. 21,250 SQ.FT.
ESTIMATED LEASE RATE $21.00 PER SQ.FT. $14.40 PER SQ.FT.
ESTIMATED METRO RAIL BENEFIT 1,338, 750 $306, 000
II. VALUE OF OFFICE LEASE RATE PREMIUN

HIGH LOW
ESTIMATED OFFICE SPACE INVENTORY 3,252,500 SQ.FT 3,082, 500 SQ.FT
ASSUMED OFFICE VACANCY RATE 10% 10%
ESTIMATED LEASED OFFICE SPACE 2,927,250 SQ.FT. 2,774,250 SQ.FT.
ANNUAL LEASE RATE PREMIUM $2.10 PER SQ.FT. $0.72 PER SQ.FT.
ESTIMATED METRO RAIL BENEFIT $6, 147, 225 1,997, 460
III. VALUE OF INCREASED RETAIL SALES PROFIT
A. RETAIL SALES TO TRANSIT PATRONS
ESTIMATED DAILY PATRONAGE 37, 142
ANNUAL PER CAPITA RETAIL SPENDING $2, 400
INCREASED RETAIL SALES - RAIL PATRONS $89, 141,472
ESTIMATED RETAIL PROFIT MARGIN 4%
ESTIMATED METRO RAIL BENEFIT 83, 565, 659
B. RETAIL SALES TO NEW EMPLOYEES

HIGH Loy
EST OFFICE GROWTH DIFFERENTIAL WITH METRO 85,000 SQ.FT. 42,500 SQ.FT.
ESTINATED SQ.FT. PER EMPLOYEE 250 250
ENPLOYMENT DIFF ATTRIBUTABLE TO METRO 340 EMPLOYEES 170 EMPLOYEES
ADJUSTMENT FOR EMPLOYEE TRANSIT USERS 75% 75%
ADJUSTED EMPLOYMENT DIFF DUE TO METRO 255 EMPLOYEES 128 EMPLOYEES
ANNUAL PER CAPITA RETAIL SPENDING $2, 400 $2, 400
INCREASED RETAIL SALES - NEW EMPLOYEES 2, 448, 000 1,224,000
ESTIMATED RETAIL PROFIT MARGIN 4% 4y
ESTINATED METRO RAIL BENEFIT $97, 920 $48, 960
C. RETAIL SALES TO NEIGHBORHOOD POPULATION

HIGH LOW
POPULATION DIFFERENTIAL WITH METRO 815 PERSONS 543 PERSONS
ANNUAL PER CAPITA SPENDING 86,611 $6,611
COMMUNITY RETAIL SALES AS %X OF TOTAL SALES 55.67% S5. 67
INCREASED RETAIL SALES - NEIGHBORHOOD POP $2, 997, 640 1,998, 427
ESTIMATED RETAIL PROFIT MARGIN 4x 4
ESTIMATED METRO RAIL BENEFIT $119, 906 $79, 937
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TABLE & - 2
ESTIMATED BENEFITS - WILSHIRE-VERMONT STATION
YEAR 2000
(CONTINUED)
I¥. INCREASED VALUE OF UNIMPROVED LAND
HIGH LOow
INVENTORY OF UNIMPROVED LAND 1,657,500 SQ.FT. 1,687,500 SQ.FT.
PREVAILING STATION AREA LAND VALUE $70 PER SQ.FT. $40 PER SQ.FT.
INCREASED LAND VALUE PREMIUN 2.49% 1.12%
ESTIMATED METRO RAIL BENEFIT 2,885, 250 $753, Q76
HIGH LOw

PRESENT VALUE OF TOTAL ESTIMATED BENEFITS $76, 486, 001
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TABLE 4 - 3

BENEFIT CALCULATION ASSUMPTIONS

WILSHIRE-NCRMANDIE STATION

STATION CPENINC DATE 1297

TIME FRAME C0R DEMEDRITS BEGIN YEAR END

I. VALUE OF PROJECTED OFFICE GROWTH 1997

II. VALUE QF PREMIUM QOFFICE LEASE RATE 1997

III. INTREAGED RETAIL SALES PROFIT 1997

Iv. INCREASED VALUE OF UNIMPROVED LAND 1989

OISCOUNT RATE FOR MET PRECENT VALUE 10%

I. VALUE OF PRDIECTED OFFICE GROWTH

ANNUAL OFFICE GROWTH - WITHOUT METRO 81,000 SG.FT.

ANNUAL OFFICE CROWTH - WITH METRO 126,000 SQ.FT.

CURRENT STATION AREA OFFICE INVENTORY 6,700, 000 SQ.FT.

CURRENT STATION AREA OFFICE VACANCY % lax

CURRENT STATION AREA OFFICE LEASE RATE $15.00 TO

% OF PROJ CROWTH ACCOM IN EXISTING BLDG e0x% TO

II. VALUE OF PREMIUM OFFICE LEASE RATE

CURRENT STATION AREA OFFICE INVENTORY 6,700, 000 S@.FT.

ASSUMED OFFICE VACANCY RATE 10x

OFFICE LEASE RATE PREMIUM S% TO

MONTHLY OFFICE LEASE RATE PREMIUM $0. 06 TO

111. VALUE OF INCREASED RETAIL SALES PROFIT

RETAIL PROFIT MARGIN (ALL CATEGORIES) ax

A. SALES TO TRANSIT PATRONS

DAILY PATRONAGE 5000

ANNUAL PATRONAGE GROWTH 2%

ANNUAL PER CAPITA RETAIL SPENDING $2, 400

B. SALES TO NEW EMPLOYEES

SQUARE FEET PER EMPLOYEE 250 S@.FT.

PERCENTAGE OF EMPLOYEE TRANSIT-USERS 25%

ANNUAL PER CAPITA RETAIL SPENDING s2, 400

C. SALES TO NEIGHBORHOOD POPULATION

STATION AREA POPULATION - WITHOUT METRO 8,690 PERSONS

STATION AREA POPULATION - WITH METRO 9,371 TO

COMMUNITY RETAIL SALES AS % OF TOTAL SALES 55.67%

ANNUAL PER CAPITA RETAIL SPENDING 86,611

IV. INCREASED VALUE OF UNIMPROVED LAND

ANNUAL COMMERCIAL GROWTH - WITHOUT METRO 90,000 SQ.FT.

ANNUAL COMMERCIAL GROWTH - WITH METRO 160,000 SQ.FT.

F.A.R. OF PROJECTED GROWTH 6

CURRENT INVENTORY OF UNIMPROVED LAND 2,300,000 SA.FT.

PREVAILING STATION AREA LAND VALUE $30 TO

INCREASED LAND VALUE PREMIUM 1% TO
26

YEAR

Sr)1 7
201

2017
2017
2017

TO

TO

132,500 SQ.FT.

$22.20 PER SQ.FT.
a0%

10%
$0.19

9,712 PERSONS

175,000 SQ.FT.

$60 PER SQ.FT.
2%



ESTIMATED BENEFITS -

I. VALUE OF PROJECTED OFFICE GROWTH

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
Z ACCOMODATED IN EXISTING BUILDINGS

ADDL OFFICE DEMAND DUE TO METRO
ESTIMATED LEASE RATE

ESTIMATED METRO RAIL BENEFIT

II. VALUE OF OFFICE LEASE RATE PREMIUNM

ESTIMATED OFFICE SPACE INVENTORY
ASSUMED QOFFICE VACANCY RATE
ESTIMATED LEASED OFFICE SPACE
ANNUAL LEASE RATE PRENMIUN
ESTIMATED METRO RAIL BENEFIT

III. VALUE OF INCREASED RETAIL SALES PROFIT

A. RETAIL SALES TO TRANSIT PATRONS

ESTINMATED DAILY PATRONAGE

ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - RAIL PATRONS
ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

B. RETAIL SALES TO NEW EMPLOYEES

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
ESTIMATED SQ.FT. PER EMPLOYEE

EMPLOYMENT DIFF ATTRIBUTABLE TO METRO
ADJUSTMENT FOR EMPLOYEE TRANSIT USERS
ADJUSTED EMPLOYMENT DIFF DUE TO METRO
ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - NEw EMPLOYEES
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT

C. RETAIL SALES TO NEIGHBORHOOD POPULATION

POPULATION DIFFERENTIAL WITH METRO

ANNUAL PER CAPITA SPENDING

COMMUNITY RETAIL SALES AS % OF TOTAL SALES
INCREASED RETAIL SALES - NEIGHBORHOOD POP
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT

TABLE 4 - 4
WILSHIRE-NORMANDIE STATION
YEAR 2000
HIGH LOw
51,500 SQA.FT. 45,000 SAQ.FT.
a0x% 60%

41, 200 5Q.FT.

$22.20 PER SQ.FT.

$914, 640

HIGH

7,797,000 SQ.FT
10%

7,017,300 SQ.FT.

$2.22 PER SQ.FT.

$15,578, 406

3, 306

$2, 400
$12,734, 496
4%

$509, 380

HIGH
51,500 SQ.FT.
250
206 EMPLOYEES
75%
155 EMPLOYEES
s2, 400
$1, 483, 200
4%
$59, 328

HIGH
1022 PERSONS
$6, 611
55.67%
3,759, 471
4%
$150, 379
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27,000 SQ.FT.
$15.00 PER S@.FT.
$405, 000

LOw
7,771,000 SQ.FT
10%
6,993,900 SQ.FT.
$0.75 PER SQ.FT.
$5, 245,425

Low
45,000 SQ.FT.
250
180 EMPLOYEES
75%
135 EMPLOYEES
$2, 400
s$1, 296, 000
4%
51, 840

LOw
681 PERSONS
6,611
35.67%
$2, 506, 314
4%
$100, 253



TABLE 4 - 4
ECTIMATED BENEFITS = WILSHIRE-NORMANDIE STATION
YEAR 2000
{CONTINUED)
Iv. INCREASED VALUE OF UNIMPROVED LAND
HIGH LOwW

INVENTORY OF UNIMPROVED LAND
PREVAILING STATION AREA LAND VALUE
INCREASED LAND VALUE PREMIUM
ESTIMATED METRO RAIL BENEFIT

PRESENT VALUE OF TOTAL ESTIMATED BENEFITS
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2,078,333 SQ.FT.
$60 PER 3Q.FT.
2.49%
$3,100, 976

HIGH
$101, 890, 893

2,088,333 SQ.FT.
$30 PER SQ.FT.
1.12%

$698, 966

LOwW
$33, 622, 840



TABLE 4 -

S

BENEFIT CALCULATION ASSUMPTIONS
WILSHIRE-WESTERN STATION

STATION CPENING DATE 1997

TIME FRAME FOR BENEFITS

I. VALUE OF PROJECTED OFFICE GROWTH
II. VALUE OF PREMIUM OFFICE LEASE RATE
III. INCREASED RETAIL SALES PROFIT

IV. INCREASED VALUE OF UNIMPROVED LAND

DISCOUNT RATE FOR NET PRESENT VALUE
I. VALUE OF PROJECTED OFFICE GROWTH

ANNUAL OFFICE GROWTH - WITHOUT METRO
ANNUAL OFFICE GROWTH - WITH METRO
CURRENT STATION AREA OFFICE INVENTORY
CURRENT STATION AREA OFFICE VACANCY X%
CURRENT STATION AREA OFFICE LEASE RATE
% OF PROJ GROWTH ACCOM IN EXISTING BLDG

II. VALUE OF PREMIUM OFFICE LEASE RATE

CURRENT STATION AREA OFFICE INVENTORY
ASSUMED OFFICE VACANCY RATE

QFFICE LEASE RATE PREMIUM

MONTHLY OFFICE LEASE RATE PREMIUM

BEGIN YEAR END
1997
1997
1997
1sas

lo%

92,500 SQ.FT.
110, 000 SQ.FT.
1,800,000 SQ.FT.
207
$18.00 TO
40% TO

1,800,000 SQ.FT.
10%
Sk TO
$0.08 TO

III. VALUE OF INCREASED RETAIL SALES PROFIT

RETAIL PROFIT MARGIN (ALL CATEGORIES)

A. SALES TO TRANSIT PATRONS
DAILY PATRONAGE

ANNUAL PATRONAGE GROWTH

ANNUAL PER CAPITA RETAIL SPENDING

B. SALES TO NEW EMPLQOYEES

SQUARE FEET PER EMPLQYEE

PERCENTAGE QF EMPLOYEE TRANSIT-USERS
ANNUAL PER CAPITA RETAIL SPENDING

C. SALES TO NEIGHBORHOOD PQPULATION
STATION AREA POPULATION - WITHOUT METRO
STATION AREA POPULATION - WITH METRO
COMMUNITY RETAIL SALES AS X OF TOTAL SALES
ANNUAL PER CAPITA RETAIL SPENDING

I¥. INCREASED VALUE OF UNIMPROVED LAND

ANNUAL COMMERCIAL GROWTH - WITHOUT METRQ
ANNUAL COMMERCIAL GROWTH - WITH METRO
F.A.R. OF PROJECTED GROWTH

CURRENT INVENTORY OF UNIMPROVED LAND
PREVAILING STATION AREA LAND VALUE
INCREASED LAND VALUE PREMIUM

29

4%

17000
2%
$2, 400

250 Se.FT.
25%
$2, 400

8,378 PERSONS
11,308 TO
55.67%
$6,611

100,000 SQ.FT.
125,000 SQ.FT.

6
1,400,000 5Q.FT.
$30 TQ
1% TO

YEAR
2017
2017
2017
2017

TO

TQ

116,500 SQ.FT.

$23.40 PER SO.FT.
60%

10%
$0. 20

12,773 PERSONS

135,000 SQ.FT.

$60 PER S@.FT.
2%



ESTIMATED BENEFITS =

I. VALUE OF PROJECTED OFFICE GROWTH

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
% ACCOMODATED IN EXISTING BUILDINGS

ADDL OFFICE DEMAND DUE TO METRO

ESTIMATED LEASE RATE

ESTIMATED METRO RAIL BENEFIT

II. VALUE OF OFFICE LEASE RATE PREMIUM

ESTIMATED OFFICE SPACE INVENTORY
ASSUMED OFFICE VACANCY RATE
ESTIMATED LEASED OFFICE SPACE
ANNUAL LEASE RATE PREMIUNM
ESTIMATED METRO RAIL BENEFIT

TABLE 4 -

YEAR

HIGH
24,000 SO.FT.
60%
14,400 SQ.FT.
$23. 40 PER SO.FT.
$336, 960

HIGH
2,913,500 SQ.FT
10%
2,622,150 SQ.FT.
$2.34 PER SO.FT.
$6,135, 831

III. VALUE OF INCREASED RETAIL SALES PROFIT

A. RETAIL SALES TO TRANSIT PATRONS

ESTIMATED DAILY PATRONAGE

ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - RAIL PATRONS
ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

B. RETAIL SALES TO NEW EMPLOYEES

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
ESTIMATED SQ.FT. PER EMPLOYEE

EMPLOYMENT DIFF ATTRIBUTABLE TO METRO
ADJUSTHENT FOR EMPLOYEE TRANSIT USERS
ADJUSTED EMPLOYMENT DIFF DUE TO METRO
ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - NEW EMPLOYEES
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT

C. RETAIL SALES TO NEIGHBORHOOD POPULATION

POPULATION DIFFERENTIAL WITH METRO

ANNUAL PER CAPITA SPENDING
COMMUNITY RETAIL SALES AS % OF TOTAL SALES

18,041

$2, 400

$43, 297, 286
4%

$1,731, 891

HIGH
24,000 SQ.FT.
250
96 EMPLOYEES
73%
72 EMPLOYEES
$2, 400
$691, 200
47
$27, 648

HIGH

4395 PERSONS
6,611

55.67%

INCREASED RETAIL SALES - NEIGHBORHOOD POP $16, 175,111

ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

4%
$647, 004

30

WILSHIRE-WESTERN STATION
2000

LOw
17,3500 SQ.FT.
40%
7,000 S@.FT.
$18.00 PER SQ.FT.
$126, 000

LOWw
2,887,500 SQ.FT
10%
2,598, 750 SQ.FT.
$0.390 PER SQ.FT.
82, 338, 875

LOvw
17,500 SQ.FT.
250
70 EMPLOYEES
75%
53 EMPLOYEES
$2, 400
$504, 000
4%
$20, 160

LOw
2930 PERSONS
$6,611
55.67%
$10, 783, 407
47
s431, 336



- - -,

TABLE 4 - 6
ESTIMATED BENEFITS - WILSHIRE-WESTERN STATION
YEAR 2000
(CONTINUED)
IV. INCREASED VALUE OF UNIMPROVED LAND
HIGH LOW

INVENTORY OF UNIMPROVED LAND
PREVAILING STATION AREA LAND VALUE
INCREASED LAND VALUE PREMIUM
ESTIMATED METRO RAIL BENEFIT

PRESENT VALUE OF TOTAL ESTIMATED BENEFITS

1,193,333 SQ.FT.
60 PER SQ.FT.
2.49%
$1,780,512

HIGH
$56, 698, 055

31

1,200,000 SQ.FT.
$30 PER S@.FT.
1.12%

$401, 641

LOw
$24,621, 297



TABLE 4 -

7

BENEFIT CALCULATION ASSUMPTIONS
VERMONT-BEVERLY STATION

STATION OPENING DATE 1997

TIME FRAME FOR BENEFITS

I. VALUE OF PROJECTED DOFFICE CGROWTH
II. VALUE OF PREMIUM OFFICE LEASE RATE
III. INCREASED RETAIL SALES PROFIT

IV. INCREASED VALUE OF UNIMPROVED LAND

DISCOUNT RATE FOR NET PRESENT VALUE
I. VALUE OF PROJECTED OFFICE GROWTH

ANNUAL OFFICE GROWTH - WITHOUT METRO
ANNUAL OFFICE GROWTH - WITH METRO
CURRENT STATION AREA OFFICE INVENTORY
CURRENT STATION AREA OFFICE VACANCY %
CURRENT STATION AREA OFFICE LEASE RATE
% OF PROJ GROWTH ACCOM IN EXISTING BLDG

II. VALUE OF PREMIUM OFFICE LEASE RATE

CURRENT STATION AREA OFFICE INVENTORY
ASSUMED OFFICE VACANCY RATE

OFFICE LEASE RATE PREMIUNM

MONTHLY OFFICE LEASE RATE PREMIUM

III. VALUE OF INCREASED RETAIL SALES PROF
RETAIL PROFIT MARGIN (ALL CATEGORIES)

A. SALES TO TRANSIT PATRONS
DAILY PATRONAGE

ANNUAL PATRONAGE GROWTH

ANNUAL PER CAPITA RETAIL SPENDING

B. SALES TO NEW EMPLOYEES

SQUARE FEET PER EMPLOYEE

PERCENTAGE OF EMPLOYEE TRANSIT-USERS
ANNUAL PER CAPITA RETAIL SPENDING

C. SALES TO NEIGHBORHOOD POPULATION
STATION AREA POPULATION - WITHOUT METRO
STATION AREA POPULATION - WITH METRO
COMMUNITY RETAIL SALES AS X OF TOTAL SALES
ANNUAL PER CAPITA RETAIL SPENDING

IV. INCREASED VALUE OF UNIMPROVED LAND

ANNUAL COMMERCIAL GROWTH - WITHOUT METRO
ANNUAL COMMERCIAL GROWTH - WITH METRO
F.A.R. OF PROJECTED GROWTH

CURRENT INVENTORY OF UNIMPROVED LAND
PREVAILING STATION AREA LAND VALUE
INCREASED LAND VALUE PREMIUM

BEGIN YEAR END

IT

1997
1997
1997
1989

10%

0 SQ.FT.
0 S@.FT.
120,000 sa@.FT.
38%
$15.00 TO
ox TO

120,000 S@.FT.
10%
S% TO
$0.06 TO

4%

7000
2%
$2, 400

250 SQ.FT.
20%
$2, 400

11,959 PERSONS
15,071 TO
55.67%

$6,611

1,050 SQ.FT.
4,100 SQ.FT.
1.5

2,100,000 SQ.FT.

32

$25 TO
ix TO

YEAR
2017
2017
2017
2017

TO

TO

30,000 sQ.FT.

$16.20 PER SQ.FT.
20%

10%
$0.14

16,627 PERSONS

37,650 SQ.FT.

$50 PER SQ.FT.
2%



ESTIMATED BENEFITS ~

I. VALUE OF PROJECTED OFFICE GROWTH

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
% ACCOMODATED IN EXISTING BUILDINGS

ADDL OFFICE DEMAND DUE TO METRO

ESTIMATED LEASE RATE

ESTIMATED METRO RAIL BENEFIT

II. VALUE OF OFFICE LEASE RATE PREMIUNM

ESTIMATED OFFICE SPACE INVENTORY
ASSUMED OFFICE VACANCY RATE
ESTIMATED LEASED OFFICE SPACE
ANNUAL LEASE RATE PREMIUM
ESTIMATED METRO RAIL BENEFIT

III. VALUE OF INCREASED RETAIL SALES PROFIT

A. RETAIL SALES TO TRANSIT PATRONS

ESTIMATED DAILY PATRONAGE

ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - RAIL PATRONS
ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

B. RETAIL SALES TO NEW EMPLOYEES

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
ESTIMATED SQ.FT. PER EMPLOYEE

EMPLOYMENT DIFF ATTRIBUTABLE TO METRO
ADJUSTMENT FOR EMPLOYEE TRANSIT USERS
ADJUSTED EMPLOYMENT DIFF DUE TO METRO
ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - NEW EMPLOYEES
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT

C. RETAIL SALES TO NEIGHBORHOOD POPULATION
POPULATION DIFFERENTIAL WITH METRO

ANNUAL PER CAPITA SPENDING
COMMUNITY RETAIL SALES AS X OF TOTAL SALES

TABLE 4 - 8
YEAR 2000
HIGH
30, 000 S@.FT.
20%
6,000 SQ.FT.

$16.20 PER SQ.FT.
$97, 200

HIGH
240,000 SQ.FT
10%
216,000 SO.FT.
$1.62 PER SQ.FT.
$349, 920

7,428
$2, 400

$17, 828, 294

4%
§713,132

HIGH
30, 000 SGQ.FT.
250
120 EMPLOYEES
80%
96 EMPLOYEES
$2, 400
921, 600
4%
$36, 864

HIGH
4668 PERSONS
$6,611
55.67%

INCREASED RETAIL SALES - NEIGHBORHOOD POP $17,179, 844

ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

33

4%
$687, 194

VERMONT-BEVERLY STATION

LOw
0 SQ.FT.
0%
0 SQ.FT.
$15.00 PER SQ.FT.
$0

LOW
120,000 SQ.FT
10%
108, 000 SQ.FT.
$0.75 PER SQ@.FT.
s81, 000

LOw
0 Sa.FT.
250
0 EMPLOYEES
aox
O EMPLOYEES
$2, 400
$0
4%
s0

LOW
3112 PERSONS
86,611
55. 67%
s11, 453, 230
4%
$458, 129



TABLE 4 - 8
ESTIMATED BENEFITS - VERMONT-BEVERLY STATION
YEAR 2000
(CONTINUED!
IV. INCREASED VALUE OF UNIMPROVED LAND
HIGH LOw
INVENTORY OF UNIMPROVED LAND 1,994,700 SQ.FT. 2,084,167 SQ.FT.
PREVAILING STATION AREA LAND VALUE $50 PER SQ.FT. $25 PER SQ.FT.
INCREASED LAND VALUE PREMIUNM 2.49% 1.12%
ESTIMATED METRO RAIL BENEFIT $2, 480,159 $581, 310
HIGH LOW
PRESENT VALUE OF TOTAL ESTIMATED BENEFITS $31, 033, 104 $10,731,654

34

S.CRT.D. LIBRARY



TABLE 4 -

9

BENEFIT CALCULATION ASSUMPTIONS
VERMONT-SANTA MONICA STATION

STATION OPENING DATE 1997
TIME FRAME FOR RENEFITS

I. VALUE OF PROJECTED QFFICE GROWTH

II. VALUE OF PREMIUM QFFICE LEASE RATE
III. INCREASED RETAIL SALES PROFIT

Iv. INCREASED VALUE OF UNIMPROVED LAND

DISCOUNT RATE FOR NET PRESENT VALUE
I. VALUE OF PROJECTED OFFICE GROWTH

ANNUAL OFFICE GROWTH - WITHOUT METRO
ANNUAL OFFICE GROWTH - WITH METRO
CURRENT STATION AREA OFFICE INVENTORY
CURRENT STATION AREA OFFICE VACANCY X%
CURRENT STATION AREA QFFICE LEASE RATE
% OF PROJ GROWTH ACCOM IN EXISTING BLDG

II. VALUE OF PREMIUM OFFICE LEASE RATE

CURRENT STATION AREA OFFICE INVENTORY
ASSUMED OFFICE VACANCY RATE

OFFICE LEASE RATE PREMIUNM

MONTHLY OFFICE LEASE RATE PREMIUNM

BEGIN YEAR END

III. VALUE OF INCREASED RETAIL SALES PROFIT

RETAIL PROFIT MARGIN (ALL CATEGORIES)

A. SALES TO TRANSIT PATRONS
DAILY PATRONAGE

ANNUAL PATRONAGE GROWTH

ANNUAL PER CAPITA RETAIL SPENDING

B. SALES TO NEW EMPLOYEES

SQUARE FEET PER EMPLOYEE

PERCENTAGE OF EMPLOYEE TRANSIT-USERS
ANNUAL PER CAPITA RETAIL SPENDING

C. SALES TO NEIGHBORHOOD POPULATION
STATION AREA POPULATION - WITHQUT METRQ
STATION AREA PQPULATION - WITH METRO
COMMUNITY RETAIL SALES AS X OF TOTAL SALES
ANNUAL PER CAPITA RETAIL SPENDING

IV. INCREASED VALUE QfF UNIMPRQOYED LAND

ANNUAL COMMERCIAL GROWTH - WITHOUT METRO
ANNUAL COMMERCIAL GROWTH - WITH METRO
F.A.R. OF PROJECTED GROWTH

CURRENT INVENTORY OF UNIMPROVED LAND
PREVAILING STATION AREA LAND VALUE
INCREASED LAND VALUE PREMIUM

35

19297
1997
1997
1989

10%

0 SQ.FT.
10, 000 SQ.FT.
86, 000 SQ.FT.
38x
$15.00 TO
0% TQ

86, 000 SQ.FT.
10%
5% T0
0. 06 T0

4%

7000
2%
$2, 400

25Q SQ.FT.
20%
$2, 400

8,604 PERSONS
8,787 TQ
55.67X
s6, 517

1,500 SQ.FT.
12,250 SQ.FT.
1.5
900, 000 S@.FT.
$25 TO
1% TO

YEAR
2017
2017
2017
2017

TO

TO

12,500 SQ.FT.

$l16. 20 PER SQ.FT.

20%

10%
$0. 14

8,873 PERSONS

15,150 SQ.FT.

¢55 PER S@.FT.

2%



TABLE 4 - 10
ESTIMATED BENEFITS -~ VERMONT-SANTA MONICA STATION
YEAR 2000
I. VALUE OF PROJECTED OFFICE GROWTH
HIGH LOow
EST OFFICE GROWTH DIFFERENTIAL WITH METRO 12,500 SQ.FT. 10,000 SQ.FT.
% ACCOMODATED IN EXISTING BUILDINGS 20% ox
ADDL OFFICE DEMAND DUE TO METRO 2,500 SQ.FT. 0 SQ.FT.
ESTIMATED LEASE RATE $16.20 PER SQ.FT. $15.00 PER SQ.FT.
ESTIMATED METRO RAIL BENEFIT $40, 500 s0
II. VALUE OF OFFICE LEASE RATE PREMIUM
HIGH Low
ESTIMATED OFFICE SPACE INVENTORY 136,000 SQ.FT 126,000 SQ.FT
ASSUMED OFFICE VACANCY RATE 10% 10%

ESTIMATED LEASED OFFICE SPACE
ANNUAL LEASE RATE PREMIUM

122,400 SQ.FT.
$1.62 PER SQ.FT.

ESTIMATED METRO RAIL BENEFIT $198, 288
III. YALUE OF INCREASED RETAIL SALES PROFIT
A. RETAIL SALES TO TRANSIT PATRONS
ESTIMATED DAILY PATRONAGE 7,428
ANNUAL PER CAPITA RETAIL SPENDING $2, 400
INCREASED RETAIL SALES - RAIL PATRONS $17,828, 294
ESTIMATED RETAIL PROFIT MARGIN 4x
ESTIMATED METRO RAIL BENEFIT $713,132
B. RETAIL SALES TO NEW EMPLOYEES

HIGH
EST OFFICE GROWTH DIFFERENTIAL WITH METRO 12,500 SQ.FT.
ESTIMATED S@.FT. PER EMPLOYEE 250
EMPLOYMENT DIFF ATTRIBUTABLE TO METRO S0 EMPLOYEES
ADJUSTMENT FOR EMPLOYEE TRANSIT USERS 80x
ADJUSTED EMPLOYMENT DIFF DUE TO METRO 40 EMPLOYEES
ANNUAL PER CAPITA RETAIL SPENDING $2, 400
INCREASED RETAIL SALES - NEW EMPLOYEES 384, 000
ESTIMATED RETAIL PROFIT MARGIN 4%
ESTIMATED METRC RAIL BENEFIT 15, 360
C. RETAIL SALES TO NEIGHBORHOOD PCOPULATICN

HIGH
POPULATION DIFFERENTIAL WITH METROQ 275 PERSONS
ANNUAL PER CAPITA SPENDING €6, 517
COMMUNITY RETAIL SALES AS X OF TOTAL SALES 55. 67X
INCREASED RETAIL SALES - NEIGHBORHOOD POP 995, 890
ESTIMATED RETAIL PROFIT MARGIN 4%
ESTIMATED METRO RAIL BENEFIT 39, 836

36

113, 400 SQ.FT.
$0.75 PER SQ.FT.
£85, 050

LOw
10,000 SQ.FT.
250
40 EMPLOYEES
80x
32 EMPLOYEES
$2, 400
$307, 200
4%
s12, 288

LOW
183 PERSONS
$6, 517
55.67%
$663, 927
4%
$26, 557



TABLE 4 - 10
ESTIMATED BENEFITS - VERMONT-SANTA MONICA STATION
YEAR 2000
{CONTINUED)
Iv. INCREASED VALUE OF UNIMPROVED LAND
HIGH LOw
INVENTORY OF UNIMPROVED LAND 852, 600 SQ.FT. 860, 333 SQ.FT.
PREVAILING STATION AREA LAND VALUE $55 PER SQ.FT. $25 PER SQ.FT.
INCREASED LAND VALUE PREMIUNM 2. 49% 1.12%
ESTIMATED METRO RAIL BENEFIT sl,166,111 $239, 962
HIGH LOw
PRESENT VALUE OF TOTAL ESTIMATED BENEFITS $15,061, 645 $5, 966, 007

37



TABLE 4 -

11

BENEFIT CALCULATION ASSUMPTIONS
VERMONT-SUNSET STATION

STATION OPENING DATE 1997
TIME FRAME FOR BENEFITS

I. VALUE QF PROJECTED OFFICE GROWTH

II. VALUE OF PREMIUNM OFFICE LEASE RATE
III. INCREASED RETAIL SALES PROFIT

IV. INCREASED VALUE OF UNIMPROVED LAND

DISCOUNT RATE FOR NET PRESENT VALUE
I. VALUE OF PROJECTED OFFICE GROWTH

ANNUAL OFFICE GROWTH - WITHOUT METRO
ANNUAL OFFICE GROWTH - WITH METRO
CURRENT STATION AREA OFFICE INVENTORY
CURRENT STATION AREA OFFICE VACANCY %
CURRENT STATION AREA OFFICE LEASE RATE
% OF PROJ GROWTH ACCOM IN EXISTING BLDG

II. VALUE OF PREMIUM OFFICE LEASE RATE

CURRENT STATION AREA OFFICE INVENTORY
ASSUMED OFFICE VACANCY RATE

OFFICE LEASE RATE PREMIUM

MONTHLY OFFICE LEASE RATE PREMIUM

BEGIN YEAR END YEAR

III. VALUE OF INCREASED RETAIL SALES PROFIT

RETAIL PROFIT MARGIN (ALL CATEGORIES)

A. SALES TO TRANSIT PATRONS
DAILY PATRONAGE

ANNUAL PATRONAGE GROWTH

ANNUAL PER CAPITA RETAIL SPENDING

B. SALES TO NEW EMPLOYEES

SQUARE FEET PER EMPLOYEE

PERCENTAGE OF EMPLOYEE TRANSIT-USERS
ANNUAL PER CAPITA RETAIL SPENDING

C. SALES TO NEIGHBORHOOD POPULATION
STATION AREA POPULATION - WITHOUT METRO
STATION AREA POPULATION - WITH METRO
COMMUNITY RETAIL SALES AS X OF TOTAL SALES
ANNUAL PER CAPITA RETAIL SPENDING

IVv. INCREASED VALUE OF UNIMPROVED-LAND

ANNUAL COMMERCIAL GROWTH - WITHOUT METRO
ANNUAL COMMERCIAL GROWTH - WITH METRO
F.A.R. OF PROJECTED GROWTH

CURRENT INVENTORY OF UNIMPROVED LAND
PREVAILING STATION AREA LAND VALUE
INCREASED LAND VALUE PREMIUNM

38

1997 2017
1997 2017
1997 2017
1985 2017
10%
6,000 S@.FT.

10,000 S@.FT. TO
220,000 S@.FT.
38x%
$15.00 TO $16.20 PER SQ.FT.
20% TO 407%

20,000 S@.FT.

220,000 SQ.FT.
10%
5% TO 10%
$0. 06 TO $0. 14

¥4

7000
2%
$2, 400

250 SQ.FT.
15%
$2, 400

5,579 PERSONS
S, 872 TO
55.67%

$6, 517

6,019 PERSONS

10,000 S@.FT.

15,000 SQ.FT. TO 30,000 SQ.FT.

3
800, 000 SQ.FT.
$30 TO $70 PER SQ@.FT.
i TO 2%



TABLE 4 -
ESTIMATED BENEFITS - VERMONT-SUNSET STATION
YEAR 2000

I. VALUE OF PROJECTED OFFICE GROWTH

HIGH LOw
EST OFFICE GROWTH DIFFERENTIAL WITH METRO 14,000 SQ.FT. 4,000 SQ.FT.
% ACCOMODATED IN EXISTING BUILDINGS 40% 20%
ADDL OFFICE DEMAND DUE TO METRO S,600 SQ.FT. 800 SQ.FT.
ESTIMATED LEASE RATE $16.20 PER SQ.FT. $15.00 PER SQ.FT.
ESTIMATED METRO RAIL BENEFIT $90, 720 $12,000
II. VALUE OF OFFICE LEASE RATE PREMIUM

HIGH LOw
ESTIMATED OFFICE SPACE INVENTORY 342,000 SQ.FT 302,000 SQ.FT

ASSUMED OFFICE VACANCY RATE
ESTIMATED LEASED QFFICE SPACE
ANNUAL LEASE RATE PREMIUNM
ESTIMATED METRO RAIL BENEFIT

III. VALUE OF INCREASED RETAIL SALES PROFIT

A. RETAIL SALES TO TRANSIT PATRONS

ESTIMATED DAILY PATRONAGE

ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - RAIL PATRONS
ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

B. RETAIL SALES TO NEW EMPLOYEES

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
ESTIMATED SQ.FT. PER EMPLOYEE

EMPLOYMENT DIFF ATTRIBUTABLE TO METRO
ADJUSTMENT FOR EMPLOYEE TRANSIT USERS
ADJUSTED EMPLOYMENT DIFF DUE TO METRO
ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - NEW EMPLOYEES
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT

C. RETAIL SALES TO NEIGHBORHOOD POPULATION

POPULATION DIFFERENTIAL WITH METRO
ANNUAL PER CAPITA SPENDING

COMMUNITY RETAIL SALES AS X OF TOTAL SALES

10%
307,800 SQ.FT.

$1.62 PER SQ.FT.

$498, 636

7,428
$2, 400

$17,828, 294

4%
$713,132

HIGH
14,000 SQ.FT.
250
56 EMPLOYEES
asx
48 EMPLOYEES
$2, 400
$456, 960
4%
18, 278

HIGH
440 PERSONS
$6, 517
55.67%

INCREASED RETAIL SALES - NEIGHBORHQQD POP 1,594,512

ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

4x
$63, 780

39

10%
271,800 5@.FT.
$0.75 PER SQ.FT.
$203, 850

LOW
4,000 SQ.FT.
250
16 EMPLOYEES
asx
14 EMPLOYEES
$2, 400
$130, 560
¥4
$5, 222

LOw
293 PERSONS
$6,517
55.67%
s1,063, 008
4%
$42, 520



TABLE 4 - 12
ESTIMATED BENEFITS - VERMONT-SUNSET STATION
YEAR 2000
(CONTINUED}
Iv. INCREASED VALUE OF UNIMPROVED LAND
HIGH LOw
INVENTORY OF UNIMPROVED LAND 736, 667 SQ.FT. 756,667 SQ.FT.
PREVAILINC STATION AREA LAND VALUE $70 PER SQ.FT. $30 PER SQ.FT.
INCREASED LAND VALUE PREMIUM 2. 49% 1.12%
ESTIMATED METRO RAIL BENEFIT $1,282,333 $253, 257
HIGH LOw
PRESENT VALUE OF TOTAL ESTIMATED BENEFITS $17, 876, 582 6,640,613

40



TABLE 4 -

13

BENEFIT CALCULATION ASSUMPTIONS
HOLLYWOOD-WESTERN STATION

STATION OPENING DATE 1887
TIME FRAME FOR DENEFITS

I. VALUE OF PRCIECTER OFFICE GROWTH

II. VALUE OF PREMIUM OFFICE LEASE RATE
III. INCREASED RETAIL SALES PROFIT

IV. INCREASED VALUE QOF UNIMPROVED LAND

DISCOUNT RATE FOR NET PRESENT VALUE
I. VALUE OF PROJECTED OFFICE GROWTH

ANNUAL OFFICE GROWTH - WITHOUT METROQ
ANNUAL OFFICE GROWTH - WITH METRO
CURRENT STATION AREA QOFFICE INVENTORY
CURRENT STATION AREA QOFFICE VACANCY %
CURRENT STATION AREA OFFICE LEASE RATE
% OF PROJ GROWTH ACCOM IN EXISTING BLDG

II. VALUE OF PREMIUM OFFICE LEASE RATE

CURRENT STATION AREA OFFICE INVENTORY
ASSUMED QFFICE YACANCY RATE

OFFICE LEASE RATE PREMIUNM

MONTHLY OFFICE LEASE RATE PREMIUM

BECIN YEAR END YEAR
1997 2017
1997 2017
1997 2017
1989 2017
10%
0 SQ.FT.

III. VALUE OF INCREASED RETAIL SALES PROFIT

RETAIL PROFIT MARGIN (ALL CATEGORIES)

A. SALES TO TRANSIT PATRONS
DAILY PATRONAGE

ANNUAL PATRONAGE GROWTH

ANNUAL PER CAPITA RETAIL SPENDING

B. SALES TO NEW EMPLOYEES

SQUARE FEET PER EMPLOYEE

PERCENTAGE OF EMPLOYEE TRANSIT-USERS
ANNUAL PER CAPITA RETAIL SPENDING

C. SALES TO NEIGHBORHOOD POPULATION
STATION AREA POPULATION - WITHOUT METRO
STATION AREA POPULATION - WITH METRO
COMMUNITY RETAIL SALES AS % OF TOTAL SALES
ANNUAL PER CAPITA RETAIL SPENDING

IV. INCREASED VALUE OF UNIMPROVED LAND

ANNUAL COMMERCIAL GROWTH - WITHOUT METRO
ANNUAL COMMERCIAL GROWTH - WITH METRO
F.A.R. OF PROJECTED GROWTH

CURRENT INVENTORY OF UNIMPROVED LAND
PREVAILING STATION AREA LAND VALUE
INCREASED LAND VALUE PREMIUN

41

0 SQ.FT. TO
220,000 SQ.FT.
38x%
$15.00 TO $16.20 PER SQ.FT.
ox TO a0x

2,500 SQ.FT.

220,000 SQ.FT.
10%
=) 4 TO 10%
s0.06 TO $0. 14

4%

10000
2%
$2, 400

250 SQ.FT.
10%
$2,400

5,092 PERSONS
6,127 TQ
55.67%
$6, 517

6, 645 PERSONS

1,350 SQ.FT.
0 SQ.FT. TO
1.5
710,000 sQ.FT.
30 TO $60 PER SQ.FT.
1% TO 2%

4,000 SQ.FT.



ESTIMATED BENEFITS =

I. VALUE QF PROJECTED OFFICE GROWTH

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
% ACCOMODATED IN EXISTING BUILDINGS

ADDL OFFICE DEMAND DUE TO METRO

ESTIMATED LEASE RATE

ESTIMATED METRO RAIL BENEFIT

II. VALUE OF OFFICE LEASE RATE PRENIUM

ESTIMATED OFFICE SPACE INVENTORY
ASSUMED QOFFICE VACANCY RATE
ESTIMATED LEASED OFFICE SPACE
ANNUAL LEASE RATE PREMIUNM
ESTIMATED METRO RAIL BENEFIT

III. VALUE OF INCREASED RETAIL SALES PROFIT

A. RETAIL SALES TO TRANSIT PATRONS

ESTINATED DAILY PATRONAGE

ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - RAIL PATRONS
ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

B. RETAIL SALES TO NEwW EMPLOYEES

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
ESTIMATED SQ.FT. PER EMPLOYEE

EMPLOYMENT DIFF ATTRIBUTABLE TC METRO
ADJUSTMENT FOR EMPLOYEE TRANSIT USERS
ADJUSTED EMPLOYMENT DIFF DUE TO METRO
ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - NEW EMPLOYEES
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT

C. RETAIL SALES TO NEIGHBORHOCD POPULATION
POPULATION DIFFERENTIAL WITH METRO

ANNUAL PER CAPITA SPENDING
COMMUNITY RETAIL SALES AS % OF TOTAL SALES

TABLE 4 - 14
HOLLYwWOOD-WESTERN STATION
YEAR 2000
HIGH LOW
2,500 SQ.FT. 0 SO.FT.
80x 0%
2,000 SQ.FT. 0 SO.FT.
$16.20 PER SQ.FT. $15.00 PER SQ.FT.
s32, 400 sO
HIGH LoV
230,000 SQ.FT 220,000 SQ.FT
10% 10%

207,000 SQ.FT.
$1.62 PER SQ.FT.
s335, 340

10,612
$2, 400

$25, 468,992

4%
s1,018, 760

HIGH
2,500 SQ.FT.
250
10 EMPLOYEES
90%
9 EMPLOYEES
$2, 400
$86, 400
4%
$3, 456

HIGH
1553 PERSONS
$6,3517
55.67%

INCREASED RETAIL SALES - NEIGHBORHOOGD POP $5,632, 492

ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRC RAIL BENEFIT

4%
$225, 300

42

198,000 SQ.FT.
$0.735 PER SQ.FT.
$148, 500

Low
0 SQ.FT.
250
0 EMPLOYEES
a0
O EMPLOYEES
52, 400
s0
4%
s0

LOw
1035 PERSONS
$6, 517
55.67%
$3, 754,994
4%
$150, 200



TABLE 4 - 14
ESTIMATED BENEFITS - HOLLYWOOD-WESTERN STATION
YEAR 2000
(CONTINUED)
Iv. INCREASED VALUE OF UNIMPROYVED LAND
HIGH Low

INVENTORY OF UNIMPROVED LAND
PREVAILING STATION AREA LAND VALUE
INCREASED LAND VALUE PREMIUN
ESTIMATED METRO RAIL BENEFIT

693,033 SA.FT.
s60 PER SQ.FT.
2.49%
$1,034, 040

HIGH

PRESENT VALUE OF TOTAL ESTIMATED BENEFITS $16, 208, 361

43

703,700 S@.FT.
$30 PER SQ.FT.
1.12%
235, 529

LOw
$7,820, 926



TABLE 4 - 15

BENEFIT CALCULATION ASSUMPTIONS
HOLLYWOOD-VINE STATION

STATION CPENING DATE 1937

TIME FRAME FOR BENEFITS BEGIN YEAR END YEAR
I. VALUE OF PRDJECTED OFFICE GRQOWTH 1597 2017
II. VALUE OF PREMIUM QFFICE LEASE RATE 1997 2017
III. INCREASED RETAIL SALES PROFIT 1997 2017
IV. INCREASED VALUE OF UNIMPROVED LAND 19485 2017
DISCOUNT RATE FOR NET PRESENT VALUE 10%

I. VALUE OF PROJECTED OFFICE GROWTH

ANNUAL OFFICE CROWTH - WITHOUT METRO 19,000 SQ.FT.
ANNUAL OFFICE GROWTH - WITH METRO 26,500 S@.FT. TO
CURRENT STATION AREA OFFICE INVENTORY 2,500,000 S@.FT.
CURRENT STATION AREA OFFICE VACANCY % 8x

CURRENT. STATION AREA OFFICE LEASE RATE £12.00 TO

% OF PROJ GROWTH ACCOM IN EXISTING BLDG SO% TO

II. VALUE OF PREMIUM OFFICE LEASE RATE

CURRENT STATION AREA OFFICE INVENTORY 2,500, 000 SQ.FT.
ASSUMED OFFICE VACANCY RATE 10%

OFFICE LEASE RATE PRENMIUM Sx TO
MONTHLY OFFICE LEASE RATE PREMIUM $0.05 TO

III. VALUE OF INCREASED RETAIL SALES PROFIT
RETAIL PROFIT MARGIN (ALL CATEGORIES) 4%

A. SALES TO TRANSIT PATRONS

DAILY PATRONAGE 10000
ANNUAL PATRONAGE GROWTH 2%
ANNUAL PER CAPITA RETAIL SPENDING $2, 400

B. SALES TO NEW EMPLOYEES

SQUARE FEET PER EMPLOYEE 250 SG.FT.
PERCENTAGE OF EMPLOYEE TRANSIT-USERS 15%
ANNUAL PER CAPITA RETAIL SPENDING $2,400

C. SALES TO NEIGHBORHOOD POPULATION

STATION AREA POPULATION - WITHOUT METRO 6, 413 PERSONS
STATION AREA POPULATION - WITH METRO 10, 223 TO
COMMUNITY RETAIL SALES AS ¥ OF TOTAL SALES 55. 67%
ANNUAL PER CAPITA RETAIL SPENDING $6,517

IV. INCREASED VALUE OF UNIMPROVED LAND

ANNUAL COMMERCIAL GROWTH - WITHQUT METRO 30, 000 SQ.FT.
ANNUAL COMMERCIAL GROWTH - WITH METRO 40, 000 SQ.FT. TO
F.A.R. OF PROQJECTED GROWTH 4.5
CURRENT INVENTORY OF UNIMPROVED LAND 2,200,000 SQ.FT.
PREVAILING STATION AREA LAND VALUE $40 TO
INCREASED LAND VALUE PREMIUM 1% TO

a4

SCD- (hRBARY

51,500 SQ.FT.

$16.20 PER SQ.FT.
75%

10%
s$0. 14

12,128 PERSONS

70,000 SQ.FT.

$70Q0° PER SQ.FT.
2%



ESTIMATED BENEFITS -

I. VALUE OF PROIECTED OFFICE GROWTH

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
% ACCOMODATED IN EXISTING BUILDINGS

ADDL OFFICE DEMAND DUE TO METRO

ESTIMATED LEASE RATE

ESTIMATED METRO RAIL BENEFIT

II. VALUE OF OFFICE LEASE RATE PREMIUM

ESTIMATED OFFICE SPACE INVENTORY
ASSUMED OFFICE VACANCY RATE
ESTIMATED LEASED OFFICE SPACE
ANNUAL LEASE RATE PREMIUM
ESTIMATED METRO RAIL BENEFIT

III. VALUE OF INCREASED RETAIL SALES PROFIT

A. RETAIL SALES TO TRANSIT PATRONS

ESTIMATED DAILY PATRONAGE

ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - RAIL PATRONS
ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

B. RETAIL SALES TO NEW EMPLOYEES

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
ESTIMATED SQ.FT. PER EMPLOYEE

EMPLOYMENT DIFF ATTRIBUTABLE TO METRO
ADJUSTMENT FOR EMPLOYEE TRANSIT USERS
ADJUSTED EMPLOYMENT DIFF DUE TO METRO
ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - NEW EMPLOYEES
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT

C. RETAIL SALES TO NEIGHBORHOGD POPULATION

POPULATION DIFFERENTIAL WITH METRO

ANNUAL PER CAPITA SPENDING

COMMUNITY RETAIL SALES AS % OF TOTAL SALES
INCREASED RETAIL SALES - NEIGHBORHOOD POP
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT

TABLE 4 -

HIGH
32,3500 S@.FT.
73%
24,375 SQ.FT.

£16.20 PER SQ.FT.

$394, 875

HIGH

2,839,000 SQ.FT
10%

2,535,100 SQ.FT.

s$1.62 PER SQ.FT.

4,139, 262

10,612

$2, 400

25, 468, 992
4%

$1,018, 760

BIGH
32,500 SQ.FT.
250
130 EMPLOYEES
85%
111 EMPLOYEES
$2,400
51, 060, 800
4x
$42, 432

HIGH
5715 PERSONS
s6, 517
55.67%
$20, 734,099
4%
$829, 364

45

HOLLYWOOD-VINE STATION
YEAR 2000

LOw
7,500 SG@.FT.
Sox%
3,750 SQ.FT.
$12.00 PER SQ.FT.
£45, 000
LOW
2,739,000 SQ.FT
10%

2,465,100 SQ.FT.
$0. 60 PER 5Q.FT.
sl, 479,060

LOw
7,500 SQ.FT.
230
30 EMPLOYEES
83%
26 EMPLOYEES
$2, 400
$244, 800
4%
$9, 792

LOw
3810 PERSONS
56, 517
S5.67%
513,822,733
- ¥4
$552, 909



TABLE 4 - 16
ESTIMATED BENEFITS - HOLLYWOOD-VINE STATION
YEAR 2000
(CONTINUED)
Iv. INCREASED VALUE OF UNIMPROVED LAND
HIGH LOw

INVENTORY COF UNIMPROVED LAND
PREVAILING STATION AREA LAND VALUE
INCREASED LAND VALUE PREMIUN
ESTIMATED METRO RAIL BENEFIT

PRESENT VALUE OF TOTAL ESTIMATED BENEFITS

46

2,091,111 SQ.FT.
s70 PER SQ.FT.
2.49%
$3,640, 047

HIGH
$60, 906,872

2,117,778 SQ.FT.
$40 PER S5Q.FT.
1.12%

$945, 095

LOW
$22, 130,977



TABLE 4 -

17

BENEFIT CALCULATION ASSUMPTIONS
HOLLYWOOD-HICHLAND STATION

STATION OPENING DATE 2000

TIME FRAME FOR RENEFITS

I. VALUE OF PRCJECTED 2FFICE CROWTH
IXI. VALUE OF PREMIUM OFFICE LEASE RATE
III. INCREASED RETAIL SALES PROFIT

Iv. INCREASED VALUE OF UNIMPROVED LAND

DISCOUNT RATE FOR NET PRESENT VALUE

I. VALUE OF PROJECTED QOFFICE GROWTH

ANNUAL OFFICE GROWTH - WITHOUT METRO
ANNUAL OFFICE GROWTH - WITH METRO
CURRENT STATION AREA QOFFICE INVENTORY
CURRENT STATION AREA OFFICE VACANCY %
CURRENT STATION AREA OFFICE LEASE RATE
% OF PROJ GROWTH ACCOM IN EXISTING BLDG

II. VALUE OF PREMIUM QFFICE LEASE RATE

CURRENT STATION AREA OFFICE INVENTORY
ASSUMED OFFICE VACANCY RATE

OFFICE LEASE RATE PREMIUM

MONTHLY OFFICE LEASE RATE PREMIUM

BEGIN YEAR END

2000
2000
2000
1989

10%

23,000 SQ.FT.
32,500 SQ.FT.

1, 500, 000 SQ.FT.

10%
$15.00 TO
402% TO

1, 500,000 SQ.FT.

III. VALUE OF INCREASED RETAIL SALES PROFIT

RETAIL PROFIT MARGIN (ALL CATEGORIES)

A. SALES TO TRANSIT PATRONS
DAILY PATRONAGE

ANNUAL PATRONAGE GROWTH

ANNUAL PER CAPITA RETAIL SPENDING

B. SALES TO NEW EMPLOYEES

SQUARE FEET PER EMPLOYEE

PERCENTAGE OF EMPLOYEE TRANSIT-USERS
ANNLAL PER CAPITA RETAIL SPENDING

C. SALES TO NEIGHBORHOOD POPULATICN
STATION AREA POPULATION - WITHOUT METRO
STATION AREA POPULATION - WITH METRO
COMMUNITY RETAIL SALES AS % OF TOTAL SALES
ANNUAL PER CAPITA RETAIL SPENDING

Iv. INCREASED VALUE OF LUNIMPROVED LAND

ANNUAL COMMERCIAL GROWTH - WITHOUT METRO
ANNUAL COMMERCIAL GROWTH - WITH METRO
F.A.R. OF PROJECTED GROWTH

CURRENT INVENTORY OF UNIMPROVED LAND
PREVAILING STATION AREA LAND VALUE
INCREASED LAND VALUE PREMIUNM

10%
Sx TO
$0. 06 TO

147

13000
2%
$2, 400

250 SQ.FT.
20X
$2, 400

6,721 PERSONS
8,875 TO
35, 67%
$6,517

30, 000 SQ.FT.
70, 000 S@.FT.

=)
1,750,000 SQ.FT.
$40 TO
1% TO

47

YEAR
2020
2020
2020
2020

TO

TO

40, 000 SQ.FT.

$17.40 PER SQ@.FT.
60%

10%
$0. 15

9, 952 PERSONS

93, 000 SQ.FT.

%73 PER SQ.FT.
2%



I. VALUE OF PROJECTED OFFICE GROWTH

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
% ACCOMODATED IN EXISTING BUILDINGS

ADDL OFFICE DEMAND DLE TO METRO

ESTIMATED LEASE RATE

ESTIMATED METRO RAIL BENEFIT

II. VALUE OF OFFICE LEASE RATE PREMIUM

ESTIMATED OFFICE SPACE INVENTORY
ASSUMED OFFICE VACANCY RATE
ESTIMATED LEASED OFFICE SPACE
ANNUAL LEASE RATE PREMIUNM
ESTIMATED METRO RAIL BENEFIT

III. VALUE OF INCREASED RETAIL SALES PROFIT

A. RETAIL SALES TO TRANSIT PATRONS

ESTIMATED DAILY PATRONAGE

ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - RAIL PATRONS
ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

B. RETAIL SALES TO NEW EMPLOYEES

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
ESTIMATED SQ.FT. PER EMPLOYEE

EMPLOYMENT DIFF ATTRIBUTABLE TC METRO
ADJUSTMENT FOR EMPLOYEE TRANSIT USERS
ADJUSTED EMPLOYMENT DIFF DUE TO METRO
ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - NEW EMPLOYEES
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT

C. RETAIL SALES TO NEIGHBORHOOD POPULATION
POPULATION DIFFERENTIAL WITH METRO

ANNUAL PER CAPITA SPENDING
COMMUNITY RETAIL SALES AS % OF TOTAL SALES

TABLE " 4 -
ESTIMATED BENEFITS =

YEAR

HIGH
15,000 SQ.FT.
&0%
8,000 SQ.FT.

18

$17.40 PER SQ.FT.

$156, 600

HIGH
1,790,000 SQ.FT
10%
1,611,000 SQ@.FT.

$l.74 PER SQ.FT.

$2, 803, 140

13, 000
$2, 400

$31, 200, 000

4%

s1, 248,000

HIGH
15,000 SQ.FT.

280

60 EMPLOYEES
80%

48 EMPLOYEES
s$2, 400
$115, 200
4%
$4,608

HIGH
3231 PERSONS
$6,517
55.67%

INCREASED RETAIL SALES - NEIGHBORHOOD POP $11,722,113

ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

4%
5468, 885

HOLLYWOOD-HIGHLAND STATION
2000

LCW
7,500 SQ.FT.
40%
3,000 SQ.FT.

$15.00 PER SQ.FT.

$45, 000

LOw
1,782,500 SQ.FT
10%
1,604,250 SQ.FT.

$0.75 PER SQ.FT.

1,203,188

Low
7,500 SQ.FT.
250

30 EMPLOQYEES

80%

24 EMPLOYEES

$2,400

$57, 600
4%

$2, 304

LOw
2154 PERSONS
$6, 517
58.674
$7,814,742
4% .
$312, 590



TABLE 4 - 18
ESTIMATED BENEFITS - HOLLYWOOD-HIGHLAND STATION
YEAR 2000

(CONTINUED)
IV. INCREASED VALUE OF UNIMPROVED LAND

HIGH LOW
INVENTORY OF UNIMPROVED LAND 1,650,833 £Q.FT. 1,655,000 SQ.FT.
PREVAILING STATION AREA LAND VALUE $75 PER SQ.FT. $40 PER SQ.FT.
INCREASED LAND VALUE PREMIUNM 2.49% 1.12y
ESTIMATED METRO RAIL BENEFIT $3,078, 906 $738, 572

HIGH Low

PRESENT VALUE OF TOTAL ESTIMATED BENEFITS $44,357,382

49

$16, 667, 427



TABLE 4 - 19

BENEFIT CALCULATION ASSUMPTIONS
UNIVERSAL CITY

DISCOUNT RATE FOR NET PRESENT VALUE
I. VALUE OF PROJECTED OFFICE GROWTH

ANNUAL OFFICE GROWTH - WITHOUT METRO
ANNUAL OFFICE GROWTH - WITH METRO
CURRENT STATION AREA OFFICE INVENTORY
CURRENT STATION AREA QFFICE VACANCY %
CURRENT STATION AREA OFFICE LEASE RATE
% OF PROJ GROWTH ACCOM IN EXISTING BLDG

II. VALUE OF PREMIUM OFFICE LEASE RATE

CURRENT STATION AREA OFFICE INVENTORY
ASSUMED OFFICE VACANCY RATE

OFFICE LEASE RATE PREMIUNM

MONTHLY OFFICE LEASE RATE PREMIUNM

III. VALUE OF INCREASED RETAIL SALES PROFIT

RETAIL PROFIT MARGIN (ALL CATEGORIES)

A. SALES TO TRANSIT PATRONS
DAILY PATRONAGE

ANNUAL PATRONAGE GROWTH

ANNUAL PER CAPITA RETAIL SPENDING

B. SALES TO NEW EMPLOYEES

SQUARE FEET PER EMPLOYEE

PERCENTAGE OF EMPLOYEE TRANSIT-USERS
ANNUAL PER CAPITA RETAIL SPENDING

C. SALES TO NEIGHBORHOOD POPULATION
STATION AREA POPULATION - WITHOUT METRO
STATION AREA POPULATION - WITH METRO
COMMUNITY RETAIL SALES AS % OF TOTAL SALES
ANNUAL PER CAPITA RETAIL SPENDING

IV. INCREASED VALUE QF UNIMPROVED LAND

ANNUAL COMMERCIAL GROWTH - WITHOUT METRO
ANNUAL COMMERCIAL GROWTH - WITH METRO
F.A.R. OF PROJECTED GROWTH

CURRENT INVENTORY OF UNIMPROVED LAND
PREVAILING STATION AREA LAND VALUE
INCREASED LAND VALUE PREMIUM

50

10%

125,000 S@.FT.
125,000 SQ.FT.
810,000 sQ.FT.

13%
$21.00 TO
0% TO

810,000 SQ.FT.
10%
S% TO
$0.09 TO

4%

16000
2%
$2, 400

250 SQ.FT.
10%

$2, 400

1,971 PERSONS

2,262 TO

55.67%
$12,274

155, 000 SQ. FT.
156, 250 SQ.FT.

6
710,000 SQ.FT.
$40 TO
1% TO

STATION OPENING DATE 2000

TIME TFRAME FCR EENEFITS BEGIN YEAR END YEAR
" I. VALUE QF PROJECTED QFFICE GROWTH 2000 2020
II. VALUE QOF PREMIUM OFFICE LEASE RATE 2000 2020
III. INCREASED RETAIL SALES PROFIT 2000 2020
IV. INCREASED VALUE OF UNIMPROVED LAND 1989 2020

TO

TO

135, 000 SQ.FT.

$33.00 PER SQ.FT.

20%

10%
$0.28

2, 408 PERSONS

168,250 SQ.FT.

$73 PER SQ.FT.

2%



ESTIMATED BENEFITS -

I. VALUE OF PROJECTED OFFICE GROWTH

EST QFFICE GROWTH DIFFERENTIAL WITH METRO
% ACCOMODATED IN EXISTING BUILDINGS

ADDL OFFICE DEMAND DUE TC METRO

ESTIMATED LEASE RATE

ESTIMATED METRO RAIL BENEFIT

I1. VALUE OF OFFICE LEASE RATE PREMIUM

ESTIMATED OFFICE SPACE INVENTORY
ASSUMED OFFICE VACANCY RATE
ESTIMATED LEASED OFFICE SPACE
ANNUAL LEASE RATE PREMIUM
ESTIMATED METRO RAIL BENEFIT

III. VALUE OF INCREASED RETAIL SALES PROFIT
A. RETAIL SALES TO TRANSIT PATRONS

ESTIMATED DAILY PATRONAGE

ANNUAL PER CAPITA RETAIL SPENDING

INCREASED RETAIL SALES - RAIL PATRONS $
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT

B. RETAIL SALES TO NEW EMPLOYEES

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
ESTIMATED S@.FT. PER EMPLOYEE

EMPLOYMENT DIFF ATTRIBUTABLE TO METRO
ADJUSTMENT FOR EMPLOYEE TRANSIT USERS
ADJUSTED EMPLOYMENT DIFF DUE TO METRO
ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - NEW EMPLOYEES
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT

C. RETAIL SALES TO NEIGHBORHOOD POPULATION
POPULATION DIFFERENTIAL WITH METRO

ANNUAL PER CAPITA SPENDING
COMMUNITY RETAIL SALES AS % OF TOTAL SALES

TABLE 4 -

YEAR

HIGH
10,000 SQ.FT.
20%
2,000 S@.FT.

20

$33.00 PER SQ.FT.

$66, 000

HIGH
2,195,000 SQ.FT
10%
1,975,500 SQ.FT.

$3.30 PER S@.FT.

$6, 519, 150

16,000

$2, 400

38, 400, 000
4%

$1,536, 000

HIGH
10,000 S@.FT.
250
40 EMPLOYEES
90%
36 EMPLOYEES
$2, 400
<86, 400
4x
$3, 456

HIGH
437 PERSONS
$12,274
55.867%

INCREASED RETAIL SALES - NEIGHBORHOOD POP s2,982,576

ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

4%
$119, 303

51

UNIVERSAL CITY
2000

LOW
0 S@.FT.
ox
0 SW.FT.
$21.00 PER SQ.FT.
s0

LOW
2,185,000 SQ.FT
10%
1,966,500 SQ.FT.
$1.05 PER SQ.FT.
$2,064, 825

LOw
0 S@.FT.
250
0 EMPLOYEES
90%
0 EMPLOYEES
$2, 400
S0
4%
$0

LOW
291 PERSONS
$12,274
55.67%

s1,988, 384

4%
$79, 535



TABLE 4 - 20
ESTIMATED BENEFITS - UNIVERSAL CITY
YEAR 2000
(CONTINUED)
IV. INCREASED VALUE OF UNIMPROVED LAND
HIGH LOw

INVENTORY OF UNIMPROVED LAND
PREVAILING STATION AREA LAND VALUE
INCREASED LAND VALUE PREMIUM
ESTIMATED METRQ RAIL BENEFIT

PRESENT VALUE OF TOTAL ESTIMATED BENEFITS

423,625 SQ.FT.
$75 PER S@.FT.
2.49Y
$790, 087

HIGH
s41, 767,625

52

425,625 5Q.FT.
540 PER SQ@.FT.
1.12%
$189, 943

LOw
$16, 256, 095



TABLE 4 -

21

BENEFIT CALCULATION ASSUMPTIONS
NORTH HOLLYWOOD STATION

STATION OPENING DATE 2000

TIME FRAME FOR BENEFITS

I. VALUE oOF PROJECTED OFFICE GROWTH
II. VALUE OF PREMIUM OFFICE LEASE RATE
III. INCREASED RETAIL SALES PROFIT

Iv. INCREASED VALUE OF UNIMPROVED LAND

DISCOUNT RATE FOR NET PRESENT VALUE
I. VALUE OF PROJECTED OFFICE GROWTH

ANRNUAL OFFICE GROWTH -~ WITHOUT METRO
ANNUAL OFFICE GROWTH - WITH METRO
CURRENT STATION AREA OFFICE INVENTORY
CURRENT STATION AREA OFFICE VACANCY X
CURRENT STATION AREA OFFICE LEASE RATE
% OF PROJ GROWTH ACCOM IN EXISTING BLDG

II. VALUE OF PREMIUM OFFICE LEASE RATE

CURRENT STATION AREA OFFICE INVENTORY
ASSUNED OFFICE VACANCY RATE

OFFICE LEASE RATE PREMIUN

MONTHLY OFFICE LEASE RATE PREMIUNM

III. VALUE OF INCREASED RETAIL SALES PROFIT

RETAIL PROFIT MARGIN (ALL CATEGORIES)

A. SALES TQ TRANSIT PATRONS
DAILY PATRONAGE

ANNUAL PATRONAGE GROWTH

ANNUAL PER CAPITA RETAIL SPENDING

B. SALES TO NEW EMPLOYEES

SQUARE FEET PER ENPLOYEE

PERCENTAGE OF EMPLOYEE TRANSIT-USERS
ANNUAL PER CAPITA RETAIL SPENDING

€. SALES TO NEIGHBORHOOD POPULATION
STATION AREA POPULATION - WITHOUT METRO
STATION AREA POPULATION - WITH METRO
COMMUNITY RETAIL SALES AS X OF TOTAL SALES
ANNUAL PER CAPITA RETAIL SPENDING

IV. INCREASED VALUE OF UNIMPROYVED LAND

ANRUAL COMMERCIAL GROWTH - WITHOUT METRO
ANNUAL COMMERCIAL GROWTH - WITH METRO
F.A.R. OF PROJECTED GROWTH

CURRENT INVENTORY OF UNIMPROVED LAND
PREVAILING STATION AREA LAND VALUE
INCREASED LAND VALUE PREMIUNM

BEGIN YEAR END

2000
2000
2000
1389

10%

46,000 SQ. FT.

66,000 SQ.FT.

950, 000 SQ.FT.
22%

$15.00 TO
S50% TO

950, 000 SQ.FT.
10%
5% TO
$0. 06 TO

4%

10000
2%
$2, 400

250 SQ.FT.
10%
$2, 400

3, 302 PERSONS
3, 357 TO
55.67%

$6, 783

50,000 SQ.FT.
75,000 SQ.FT.

6
1,200,000 SQ.FT.
$40 TO
ix TO

YEAR
2020
2020
2020
2020

TO

TO

86,000 SQ.FT.

$18.60
75%

10%
$0. 16

3,385 PERSONS

100,000 SQ.FT.

S60
2%



TABLE 4 - 22
ESTIMATED BENEFITS - NORTH HOLLYWOOD STATION
YEAR 2000
I. VALUE OF PROJECTED OFFICE GROWTH
HIGH LOw
EST OFFICE GROWTH DIFFERENTIAL WITH METRO 40,000 SQ.FT. 20,000 SQ.FT.
% ACCOMODATED IN EXISTING BUILDINGS 75% S50%

ADDL OFFICE DEMAND DUE TO METRO
ESTIMATED LEASE RATE
ESTIMATED METRO RAIL BENEFIT

II. VALUE OF OFFICE LEASE RATE PREMIUM

ESTIMATED OFFICE SPACE INVENTORY
ASSUMED OFFICE VACANCY RATE
ESTIMATED LEASED OFFICE SPACE
ANNUAL LEASE RATE PREMIUNM
ESTIMATED METRO RAIL BENEFIT

III. VALUE OF INCREASED RETAIL SALES PROFIT

A. RETAIL SALES TO TRANSIT PATRONS

ESTIMATED DAILY PATRONAGE

ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - RAIL PATRONS
ESTIMATED RETAIL PROFIT MARGIN
ESTIMATED METRO RAIL BENEFIT

B. RETAIL SALES TO NEW EMPLOYEES

EST OFFICE GROWTH DIFFERENTIAL WITH METRO
ESTIMATED SQ.FT. PER EMPLOYEE

EMPLOYMENT DIFF ATTRIBUTABLE TO METRO
ADJUSTMENT FOR EMPLOYEE TRANSIT USERS
ADJUSTED EMPLOYMENT DIFF DUE TO METRO
ANNUAL PER CAPITA RETAIL SPENDING
INCREASED RETAIL SALES - NEW EMPLOYEES
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT

C. RETAIL SALES TC NEIGHBORHOOD POPULATION

POPULATION DIFFERENTIAL WITH METRQ

ANNUAL PER CAPITA SPENDING

COMMUNITY RETAIL SALES AS % OF TOTAL SALES
INCREASED RETAIL SALES - NEIGHBCRHOOD POP
ESTIMATED RETAIL PROFIT MARGIN

ESTIMATED METRO RAIL BENEFIT

30,000 SQ.FT.
$18.60 PER S5Q.FT.
$3358, 000

HIGH
1,496,000 SQ.FT
10%

1, 346, 400 SQ.FT.

$1.86 PER SQ.FT.

s$2, 504, 304

10, 000
$2, 400

$24, 000, 000

4%
$960, 000

HIGH
40,000 SQ.FT.
250
160 EMPLOYEES
0%
144 EMPLOYEES
$2, 400
$345, 600
4x
813,824

HIGH
83 PERSONS
6, 783
55.67%
s311, 528
4%
$12, 461

54

10,000 SQ.FT.
$15.00 PER S@.FT.
$130, 000

LOw
1,476,000 SQ.FT
10%
1,328,400 SQ.FT.
s0.75 PER SQ.FT.
$996, 300

LOw
20,000 SQ.FT.
250
80 EMPLOYEES
90%
72 EMPLOYEES
$2, 400
$172, 800
4%
$6,912

LOw
55 PERSONS
$6, 783
55. 67X
$207, 685
4% -
$8, 307



TABLE 4 - 22
l ESTIMATED BENEFITS - NORTH HOLLYWOOD STATION
YEAR 2000
l (CONTINUED)
l IV. INCREASED VALUE OF UNIMPROVED LAND
HIGH LOW
INVENTORY OF UNIMPROVED LAND 1,100,000 SQ.FT. 1,104, 167 SQ.FT.
' PREVAILING STATION AREA LAND VALUE $60 PER SQ.FT. $40 PER SQ.FT.
INCREASED LAND VALUE PREMIUM 2. 49% 1.12%
ESTIMATED METRO RAIL BENEFIT s1,641, 254 $492, 754
l HIGH Low
PRESENT VALUE OF TOTAL ESTIMATED BENEFITS $30, 858,731 $12,539, 996
1 B




qyvtay (6 SoTIRATER HEMZCITE - PIULYRQED S

195%

AL VRS REBTEEN

L0

PRIZESTZD GFFICE BRI

PRCKIUM OFFICS LEESE RATE

IXCR RETAIL PLES FROFIT

NCR VALUE BC UNIMPROVID LAMD §213, 000
T0IAL £213, 062
| 41

3 prOIECTER OFFICE GRORTH

| pRediyn DEFICE LERSE FRTS
RCR FETAIL SRLIS PROFIT

| [NR YALUE CF UNIPFSQVED LARD $537,000
T9TAL $337,9)

HOLLYRZD/VIRE

i 1

| PROIECTED DFFICE BROWTH
PRENIUN OFFICE LE6SS RATE

INCR RETAIL EALES FROFIT

[¥CR VALUE OF UNIPEROVED LAKD 980,000
10TAL $820,000
i

PROISCTED DFFICE SRONTH

PEENILN OFFITE LEASE RATE

INCR RETAIL SALES PROFIT

[KCR VALUE OF UNIRPROVED LaND 93,080,009
TotAL £3,030,000

HOLLYNCDS/HIGHLEND

10
PROJECTED CEFICE GRINTH
PRENILN GFEICE LEASE RATE
% INCR FETAIL SALES PROFLT
[KCR VALLE OF UKIMPROVED LAND $700,000
T87AL 700,000
Hl
| PROJECTED GFFICE BRCWIH
S PREMIUN OFFICE LEASE RATE
INCR RETAIL SALES PROFIT
[HCR VALUE CF UNIKPROVED LAND 12,425,000
o T0TAL §2,629,000

HOLLYNOOD STATIONS TOTAL

]

FROJECTED CFFICE GRONTH

FRENIUR OFFICE LEASE RATE

THCR RETAIL SALES FROFIT

[XCR YALUE GF UNINPROVED LAND 81,793,000
TOTAL $1,793,000
Hl

PROJELTED O7FILE SRONTA

PREEIUM OFFICE LEASE RETE

INCR RETAIL SALES FROFIT

INCR VELUE BF UNINPEOVED LAND 9,517,630
T0tAL $5,557,900
NET FRESENT VALUS - LD . $45,639,33
KET FRESERT VALUE - HI 121,472,618

611K

{c9

£21¢,557
T

$3,132,080
$3,112,69

$703,613
$103,633

42,584,750
$2,444,750

§1,808,597
§1,804,597

LET
$214, 730

$382, 247
§297, 247

$3,185,011
$3,185,01%

§707, 249
§707,269

$2,705,040
$2,705,540

$1,816, 247
$1,216,547

$5,774,225
$4,i14,229

o

yeEd

419,47

LA

R0

£943,711
$3CL, 7Y

§392,422
1293,¢22

$3,24,807
$3,238,807

471,708
+719,968

+2,745,876
$2,745,876

41,827,530
$1,827,950

$6,295,393
$5,885,393

trP.ﬁ.q\:

JiE L

M, S

$917,5%
$517,35%

$508, 432
$50%,532

$3,293,430
$3,293,480

$744,543
§714,563

$2,787,23
§2,787,263

41,837,765
$1,839,763

$4,978,279
$6,999,279

8722445
527,448

934,713
q?‘ 1!:

$312,875
1512,87%

$3,347, 045
§3,349,045

§713,150
$713,190

12,829,207
12,323,207

41,851,512
11,651,512

$7,112,367

17,112,587

$021,588

$278,364

$917,153
$917,15%

$3,408,515
+3,405,515

$721,88
4724834

§2,871,714
$2,871,714

$1,883,30
$1,983,371

$7,219,422
47,209,422

1998 1957

sh
ifKQ'\
$1,168,204

8 423,400

-
130 85,288 75

$32,40%
1324, 449

$1,:80,357

§259,994  §389,847
$309,995 42,523,009

3
[

i

" 445,000
§1,838,1%0
§0,062,748

s92%,456  (3978,690

923,408 § 072, T

¥
s 192,054
$3,042,908  $3,508,8
$3,462,508 {,511 535

725,478 919,128
§725,478  9729,124

12,916,790 $2,958,440
42,514,790 42,358,440

145,000
§1,584,430
$2,571,000

§1,875,285 41,688,578

§1,675,783 3,087,208

$821,215
14,23, 40
12,892,671

§7,347,850 ¥7, 450,753

47,347,630 814,999,038

B

§t
163,530
1,123,100
$230,552
$1,307 422

$32,4W
§378,650
§1, 002,478
1,001,533
42,560, 260

$45,000
4,450,448
$1,501, 750

$934,250
$3,931,5%0

$334,875
$3,699, 628
51,?63 51
$3,59,783
89,817,657

$732,16%
$122,769

$3,002,470
43,002,470

$£3,300
$1,539,940
12,429,450
§1,897,307
88,171,197

$427,215
$,47,138
$2,96%,625
§7,554,9%

$12,400

$331,895
§1,200, 79
51,017,545
$2,605, 551

145,000
§1,464,7%0
$1,540,913

$917, 545
$3,90,328

§394,875
34,084,175
$1,825,950
3 43,595,221
$9,687, 23

§736, 415
4735, 415

13,047,484
13,047,486

$45,000

$1,813,2%
$2,689, 245
$1,%03,277
§4,256, 1712

$421,275
4,735,570
$3,650,751
41,680,312

2004

50
$123,500
81,162,553
s’Jﬁ,EE?
1,552,958

$32,400
5335, 140
$1,247,515
$1,034,040
$2,647,295

445,009
$1,479,060
$5,581, 861

$345,095
14,050,618

$334,875
$4,139,262
£1,590, 556
§3,840,647
$10,084, 740

§45,00
$1,203,109
$1,562,894

+738,572
83,549,654

$156,600
52,803, 140
$1,17,4%3
$3,078, 906
$1,760,138

130,000
$2,830,748
$4,313,314
41,919,196
$9,153,258

$583,875
17,217,742
14,859,564
47,752,993

4i5, 280,357 515,,¢t 29 420,474,473

rig

30
$:42, 400
41,189,589
$237,834
$1,576,373

$32,400
$333,985
$1,279,453
31,050,462
§2,£92,702

435,60
41,493,370
41,623,023

1950, 549
44,111,933

$374,875
§4,214,3¢%
$1,557,005
13,665,279

il

£
$1€3,500
§1,2:8,¢ .a
$240,2
$1,880,15 ;

$32,400

$342,670
$1,294,218
$1,057,538
$2,738,764

$45,000
51,507,430
§1,665,678
$655,97%
§5,174, 367

$304,875
54,289,436
12,025,378
13,730,782

10,231,458 $i0, L iEH) ]

$45,000
41,226,129
41,597,392
S7i0 100
3, ﬁﬁﬂ 217

=

$43,000
§1,247,043
1, uzsw
3162 136
!3 b7, 418

“sisk, 400 - S 156,00

_szlaes,vso
41,764,668
3,110,363

37,3?7,*11

$30,000
$28%9ﬁ
$4,410,40%
$1,929,123
$9,296,523

$583,875
$7,419, 114
44,992,328
§7,246, 254

§2,928,420
1,808,737
43,141,847

$8,035,50%

490,000
§2,903,243
$4,509, 514
41,339,087
§9,441,914

§383,875
17,540,484
5,128,334
§7,560,143%

PRI

e
$:48, 560
i, 280,207
;541 B34
é’i 4I’|

¥32,400
¥, 275
il,»ls,.‘l
$1,58¢ 864
£2,781,33

§45,000
§1,521,5%
31,769,305

§561, 471
$4,237,787

$194,87%
8,254,878
§2,095,749
§3,776,841
$19,471,768

$45,000
51,269,000
$1,562, 404
744,859
$3,727,263

$555,600
$2,794,060
$1,853,723
$3,173, 346
18,174,729

520,000
$2,339,430
§4,410,99
§1,545,99%
49,569,492

§493,879
$7,701,658
15,267,688
13,934,652

$20,041,571 $20,212, B4 $71,588,07C

2804-2620

¢
§E|Q?Q'Qﬂﬂ
119,816,373
53,563,895
125, 558,653

P5E, 409
45,730,575
$71,237 457
§17,134,507
§44,055,419

$£30,000
22,819,440
§29,195,477
$11,042,499
$45,478, 564

£5,522, 250
$43;957,457
u,O‘? 155
357,672,851
$170,437,313

$765,000
$24,929, 438
134,580,090
$12,942,852
§T3,217,380

§2,542,200
50,431,540
$39,398,670
$58, 714,240

141,207,650

+1,395,000
549,818,848
183,592,140
170,643,847
$145,454,834

$3,644,0%0
$134,847,572
£93,465,281
§133,722,0%8
§378,701,503
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JUIVERTEL TITY
L
FROIECTED OFFICE GRORTH
FRIMIUN OFFICE LEASE RATE
IKCR RETAIL EpLES FROFIT

[RCR VALUE OF UAjRFREVED LAKD
ToTaL

El ‘

#0JECTED GFFICE SREWINH
FRENIUA OFFICE LEASE RETE
IMR RETEIL SALES PROFLT

IKCE GALLE OF UNISFROVED LAKD
| T0TAL

NORTH ROLLYEGDD

Lo

FEOGECTED OFFICE GROXTH

| PREMIUR OFFICE LEASE RRTE
INCR RETAIL SALES PEUFIT
INCR VALUE OF UXIRFROVED LAKD
TOTAL

L

FROJECTED CFFICE BRORTH
FRERIUN OFFICE LEASE RAIE
INCR RETAIL SALES PROFIT

INIR VALUE OF URIMPROVED LEND
TOTAL

VALLEY STATIONS TOTAL

LD

FROJECTED GFFICE GROWTH
PRENIUN OFF1CE LEASE RATE
INCR RETAIL SALES FROFIT

INCR VALUE OF UNIEPROVED LAND
o

!

FREJECTED QFFICE GROWTH
FREMIUM OFFICE LEASE RATE
1NCR RETAIL GALES FROFIT

INCR VALUS OF UNPKFROVED LAND
THTAL

KET PRESEXT VALUE - L3 |

NET FRESENT VALUE - HI

1509

$224,104
$264, 060

$1,065, 920
11,055, 600

§139,000
£489, 560

$1,449,000
$1,443,000

$744, 606
$784,000

§2,50%, 000
$2,565, 000
$28, 754,051
$72,625,387

SuxveRY GF ESTIMATED RENEFITS - VRILEY STATIENS

1350

1275, 403

$375, 503

$181,433
4431433

b1, 448,600
41,456,800

£2,465,375
$2,505,373

Ll
. |

4 't
. L] oy
"= ¢, S -

1348 IR 1957 H
40,475 42s0,8b8  $252,020 A24L 185
365,675 620,635 292,520 24,1

§1,007,355 $1,904,321  $985,003 4961530
11,027,395 $1,006,821 985,013 495550
s1p2 547  V4B4, 281 648515 936,988
$BT,EET  8434,281  $3E5,419  #434,%08
§1,477,268 £1,495,303 63,515,405 41,534,472
$1,477,3%63 §1,496,393 41,515,505 $1,834,872
90,478 474,903 738,135 STILLEN
151,678 1744,908  $738,135  $T3LIS
§2,508, 781 42,503,124 §2,500,ti8 92,654,863
12,504,763 €2,503,126 £2,500,418  $2,498,801

59

1594 1§57 1568 1% il

+
12,041,805
£1,415,335

$159,543
13,670,303

2

TRERIT
3179, 548

$139,357

206,635 428,015 $9E
§228, 837 718,045 :

g0
§206,%35  #I1B,016  R23RY

$36,390
$6,5:9,15¢
$1,5%8,749
190,087
£9,173,994

$80%,849
428,849

$884,503 ¢

537,530 d
1584,605 395t

$337,53

$911,769
1511, 769

150,000
$7%5,3
975,219
$492,754
$2,644,273

$437,153
§492,158

§443,393
$493,398

$439, 508
$469,408

499,895
1490,895

$433, 279
$438,299

$538,000
$2,564, 304

1524, 285
81,441,254
$5,460, 843

81,613,375
§1,813,37

$1,673,453
$1,82%,453

$1,573,699
11,573,699

$1,593,457
$1,593,457

11,554, 104
31,554,164

1150, 000
£3,081, 175
$2,590,755

$662,6%%
14,468,576

4723,557
4773,551

$716, 514
§714,544

£708,910
1768540

$701,090 492,788
$701,957  £862,94b

624,000
7,023,454

12,425,084

$2,478,060 £2,431, 141

$2,478,060

82,491,534
$2,491,t34

$2,£89, 88
12,485, 46§

$2, 429,740
£2,4L9,3L0

17,455,321
42,459,321

ooy

$)
12,182,550
£1,458,780

+i20,104
44,309,758

the, 000
55,920,100
§1,694,037

$752,543
$3,432,680

$150,000
51,049,850
$1,001, 343

§192,047
§2,484,240

$553,50)
§2,542,268
$1,019,332
51,648,744
85,874,315

£158,000
$3,723,800
§2,645,094

$472,151
§6,69¢,035

SR, 000

$9,4:8,743
£2,713,32
£2,401,29

$14,723,B39 $15,304,7%5

£
50,301,808
65,475,563
470,553
§4,145%,433

$45,008
$7,32,05%
41,757,942

$713,132
19,636,172

1150,600
$1,065,800
$1,077,8:2

$491,21
§2,754,528

$522,000
12,197,152
11,052, 764
$1,855,818
$5,058,512

€140, 000
43,358,478
$2,708,414

se48,307

304,218

i}

¢2 43 B

100000
$169,77

$4,089,752

$6,20)
$7,722,000
81,768,430
567%,04¢
$30,20,42

$150,600
§1,125,95
$1,054,751

1489342
12,828,144

$552,000
£2,934, 138
$1,085,58%
£1,882,543

£5,43,12

1450, 000
§3,547,150
£, 185, 5

£350,208
$7,005,136

2 e
IWa-2a

30
035,199,008
£, 750,402
51,008, M4
458,07, 204
§3,122,00
$157,849, 35
114,703,27

$4,573,19

3334,122,8

4
3
!
H

1
.
N

$2, 550,009
$24,005,700
122,4¢5,592

18, 14,054
$39,182,853

19,458,2
§71,941,84
$24,0L8, 571
128,832,775

$174,327, 569

+2,559,000
$35,22,325
$57,153,475
£9,177, 254
$154, 186,554

$1¢,408,000
5204, 561,174
146,370,241
$32.510,945
1349,450,380
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Iy o A JIV =i vl
L—.‘,.';% { ' [ et . A o - e - iy <0
‘."»;. .,c fﬂ.ﬂ s, 1#3 (g2n 149 1292 1972 1954 1395 199 1597 53¢ 1950 208 21 2362 2003 HGL-I6X
2 ‘}f' o vEmnTrEevERLY '
{ _-? ¥ .
T g B . .
cfIr gt ey T ' | FROJECTED OFFICE GROWTH i 9 # . - .. Y -
R 7 - T PRENIUS OFFICE LERSE RSTE R s b Wbl LI AN GRE B
e = R 7 E. . 0§ INCR RETAIL SALES PROFIT BLA0HSAE HLETLO0T A8 8 000 81,071,260 41,408,505 81,2020 41,209,355 ha0,Cal, EIC
NN £ L 0§ INCR VALUE OF UNINPROVED LAMT 526,890 #530,073 "‘,ls (6,360 STALSET RESO0B0 SSELMBD 65t ST SUTLGEE SSIA309  e5p 310 49A3EL SSRL AN 409,368 43,60, 400
L "" P 1073 $I5,000 4530070 SIS,L98  sEeTeT  $HHS5ER SSNEEL SSAGED  SSALNE SU7ECTE SLTIIZD SSE06,723 $1,BEST1 60,80,ET1 1,663,602 81,516,502 630,090,274
At Bl
st FROVECTED OFFICE GROuTH 97,00 WILNO 91,200 497,200 $1,0% H1G00 ST 80,60
gy, PRENIUN OFFICE LESSE Fale $218,00  SUM0 $106,180 9,920 3T,A0 0,00 wEL LA sl E26,500
s INCR RETAIL SALES PROFIT $1,300,052 91,36¢,167 61,368,855 81,437,190 40,476,113 81,505,569 1,555,870 924,399,628
INCR VALUE OF UNIKERGVED LAND 82,000,660 52,141,288 2,193,280 §2,204,306 §2,770,077 $2,314,705 2,363,211 $2,K06,811 $2,025,135 ST,003, 345 02,862,125 92,489,159 92,497,929 82,815,015 42,582,608 837,014,298

T0TAL $2,100,000 $2,541,786 82,083,383 42,204 368 $2,200,C77 $2,314,705 82,360,201 §2,406, 411 44,045,317 $4,064,677 34,264,399 ¢4 308 202 4N 40,902 54,565,497 $4,845,818  $75,153, 541

VERKDNT/SANTA. KGHICA

w&ﬁg x”

PROJECTED Bﬂm snsmu $0 14 $0 0 10 0 40 $0
PREMIDN OFF ICE LEASE RATE $44, 509 $71,550 $73,309 $B5,050 75,800 - 98,550 103,300 2,182,550
INCR RETAIL SALES PROFIT §700,2  STIL,BIT  4TIA,I%0  87S1,977  ATEq,4%4 4787,138 205,243 413,318,000
INCR VALUE OF UNINPROVED LAND 225,000  9226,97  $229,012  $231,065  #233,09%  4235,183  4237,250 239,354 239,37 29,97 6219B41 239,32 s0,081  4MO,138 410,192 6,104,703
tr;m $225,000  $226,997  $229,012  $230,085 233,005  8235,153 237,250 #239,354 81,005,570 1,009,127 81,052,931 81,074,559 1,100,305 $1,)25,885 81,139,035 16,263,709
]

| FROJECTED CFFICE BKOWTH $40,500 129,520 $40, 550 140,500 540,500 440,50 140,500 $347,000
FRENIUN OFF[CE LEASE RATE SI3,A13  $1el,638 $189,083  §193,208 476,513 $234,738  4252,963 45,485,107
INCR RETAIL SALES PROFIT $715,072 731,519 4790,285 748,327 4726550  $805,259 424,11 413,701,133
INCR VACUE OF UNINPKOVED LEND  #990,000 $1,008,873 1,027,707 1,087,094 $1,046,845 $1,084,558 81,107,468 1,128,354 31,137,900 81,047,380 $1,156,769 1,186,111 #1075, 343 81,184,478 $1,193,508  $17,578,175
107AL $990,000 $1,003,678 $1,077,707 $1,647,094 $1,044,805 ¢1,085,5i8 1,107,458 ¢1,128,350 2,037,039 42,082,261 $2,127,638 2,173,226 92,219,006 $7,264,97% 42,311,132 437,301,418
VERMGNT/SUNSET
I}
PROJECTED OFFICE BROWTH $12,000  $12,000  $12,600 812,000 812,000 812,000  $12,000 4142<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>