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PRELIMINARY ESTIMATE OF MONETARY BENEFITS 
PHASE II METRO RAIL STATIONS 

1989 - 2020 

1. INTRODUCJ'ION 

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. 
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.2, TRANSIT-RELATED BENE,FITS 

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 modem rail transit system. 

The Phase II Task Force members have been provided with a summary of the past research 
conducted on the economic impacts of other North American transit systems (Sumrn,azy of 
Issues and Analysis of Benefiw Attribu.tJble to 'Rail D:aost SCRTD General Planning 
Consultant). This paper identified several specific monetary benefits which can be expected 
to accrue to properties located in transit station areas. Among others, these included: 

o appreciation in land value; 
o ability to command premium lease rates; 
o increased retail sales activity; 
o higher occupancy levels (i.e., increased demand for commercial space in 

station areas). 

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. 
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3. 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: 

o Projected Office Growth 
o Office Lease Rate Premium 
o Profits from Increased Retail Sales 
o Increased Value of Unimproved Land 

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 fr.om 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: 

o Current office lease rates 
o Current office space availability 
o Current land use inventory and development density 
o Property sales prices 
o Projected transit patronage 
o Transit usage in station areas 
o Distribution of retail sales by business 
o Station area population and growth projections 

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 3$umptions 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 asswnptions 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 generalize~ 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, 
particularly for the subjective assumptions. Assumptions developed in this manner included: 

o Percentage of projected growth to be accommodated in existing buildings 
o Stabilized office vacancy rate 
o Premium office lease differential attributable to Metro Rail 
o Retail profit margin 
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Transit patronage growth 0 

0 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. 

R~ Qf .As&umptions 

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. 

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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A station opening date of 2000 is assumed for Hollywood/Highland, Universal 
City and North Hollywood. 

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. 

3.2 Value or Projected Office Growth 

Conte!! -for Ewected 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 Il 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 buildinp. 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 
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CalcuJ atim1 of EXJ2ecied 'Ben,~fil 

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 

B. 

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 SCRID (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. 

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 I,gurnaJ of Greater Los, Anseles published 
by the Building Owners and Managers Association (BOMA). The total 
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c. 

2. 

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 SCRID 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. 

3. 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. 

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. 

2. 

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 122,500 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 hall 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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D. 

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. 

3. As another example, consider Universal Oty. 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 Il 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. 

Estimated Benefit Calculation 

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

2. 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. 
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3.3 Value of Office Lease Rate Premium 

C'-Dntex_t for Expe"ed Ben~fits 

Another observed effect of transit systems is that office lease 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) employees 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 whic~ although not measured in this 
study due to the conservative methodology used, still exists). 

Calculation of Expected Benefit 

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 

B. 

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 SCRID 
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). 

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 5 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. 

3.4 Value or Increased Retail Sales Profit 

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. 

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 boar~ 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, Analysjs pf Joint Deye;lo.pment Pptc11tial; 
Seventh and Flower Site; 1986). The localized estimate of annual retail expenditures 
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. 
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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. 

2. 

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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B. 

As a result, there is no double counting with the calculation of retail sales to 
patrons of Metro Rail. 

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. 

2. 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 

B. 

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. 

2. 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. 

Estimated Benefit Calculation 

1. 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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3.5 

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. 

Increased Value of Unimproved Land 

Context fur Emected Be:n.efits 

This study has documented a number of expected increases in economic 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. 

Cal.wla:ti20 of Expeged 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. 

2. 

3. 

The baseline inventory of unimproved land in each station area was taken 
from the SCRID 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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B. 

reflect the redevelopment of currently improved properties, the conservative 
assumption that all growth will occur on currently undeveloped land was used. 

Estimated Benefit Calculation 

1. 

2. 

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 R~ 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 
cpnservative 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). H 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 5. · 
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4, ESTIMATED MONETARY BENEFITS IN STATl2l!{_.._AR.EM 

The results of the calculation of estimated benefits for each of the eleven Phase Il 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 (odd 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 bow 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. 7 

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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s. ESTil\f,ATED MONETARY BENEFITS rN SUB-AREAS 

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 
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TABLE 3 -
ESTIMATED BENEFITS 

I. VALUE OF PROJECTED OFFICE GROWTH 

EST OFFICE GROWTH DIFFERENTIAL WITH r.ETP.O 
½ 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 
ASSUr.ED OFFICE VACANCY RATE 

YEAR 

HIGH 

HIGH 

SO.FT. 

SO. FT. 
PER SC.FT. 

SC.FT 

ESTINATED LEASED OFFICE SPACE SQ.FT. 
ANNUAL LEASE RATE PREMIUM PER SC.FT. 
ESTIMATED METRO RAIL BENEFIT 

Ill. 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 - HEW EMPLOYEES 
ESTIMATED RETAIL PROFIT MARGIN 
ESTIMATED METRO RAIL BENEFIT 

C. RETAIL SALES TO HEIGHBORHOOD POPULATION 

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

HIGH 

HIGH 

ESTINATED METRO RAIL BENEFIT (W 

·.: ":' ~. .... . • . : ' •• •• • '. .=· , • •.• , • ..,_, ...... -: ... ~ -... - ......... . 

SQ.FT. 

EMPLOYEES 

EMPLOYEES 

PERSONS 

1 

LOW 
SO. FT. 

SO. FT. 
PER SC.FT. 

LOW 
SC.FT 

SO. FT. 
PER SC.FT. 

LOW 
SQ.FT. 

EMPLOYEES 

EMPLOYEES 

LOW 
PERSONS 
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TABLE 3 -
ESTIMATED BENEFITS 

IV. INCREASED VALUE OF UNIMPROVED LAND 

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

PRESENT VALUE OF TOTAL ESTIMATED BENEFITS 

21 

YEAR 
<CONTINUEDJ 

HIGH 
SQ. FT. 
PER SQ.FT. 

HIGH 

l 

LOW 
SQ. FT. 
PER SQ.FT. 

LOW 
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TABLE 4 - l 

BENEFIT CALCULATION ASSUMPTIONS 
WILSHIRE-VERMONT STATION 

STATION OPENING DATE 1997 

TII'!,£ 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 
X OF PROJ GROWTH ACCOM IN EXISTING BLDG 

II. VALUE OF PREMIUft OFFICE LEASE RATE 

CURRENT STATION AREA OFFICE INVENTORY 
ASSUftED OFFICE VACANCY RATE 
OFFICE LEASE RATE PREftIUft 
ftONTHLY OFFICE LEASE RATE PREftIUft 

BEGIN YEAR 
1997 
1997 
1997 
1989 

lOX 

END YEAR 
2017 
2017 
2017 
2017 

37,500 SQ.FT. 
80,000 SQ.FT. TO 

2,500,000 SQ.FT. 
l4X 

$14.40 TO 
SOX TO 

2, 500, 000 SQ. FT. 
lOX 

5X TO 
S0.06 TO 

III. VALUE OF INCREASED RETAIL SALES PROFIT 

RETAIL PROFIT ftARGIN (ALL CATEGORIES> 4X 

A. SALES TO TRANSIT PATRONS 
DAILY PATRONAGE 
ANNUAL PATRONAGE GROWTH 
ANNUAL PER CAPITA RETAIL SPENDING 

B. SALES TO NEW EJfPLOYEES 
SQUARE FEET PER EftPLOYEE 
PERCENTAGE OF EftPLOYEE TRANSIT-USERS 
ANNUAL PER CAPITA RETAIL SPENDING 

C. SALES TO NEIGHBORHOOD POPULATION 
STATION AREA POPULATION - WITHOUT ftETRO 
STATION AREA POPULATION - WITH ftETRO 
COftftUNITY RETAIL SALES ASX OF TOTAL SALES 
ANNUAL PER CAPITA RETAIL SPENDING 

IV. INCREASED VALUE OF UNiftPROVED LAND 

ANNUAL COftftERCIAL GROWTH - WITHOUT ftETRO 
ANNUAL COftftERCIAL GROWTH - WITH METRO 
F.A.R. OF PROJECTED GROWTH 
CURRENT INVENTORY OF UNiftPROVED LAND 
PREVAILING STATION AREA LAND VALUE 
INCREASED LAND VALUE PREftIUft 

23 

35000 
21 

92,400 

250 SQ.FT. 
25X 

$2,400 

13,750 PERSONS 
14,293 TO 

S5.67X 
96,611 

4S, 000 SQ. FT. 
90, 000 SQ. FT. 

6 
1,800,000 SQ. FT. 

940 TO 
lX TO 

TO 

122, 500 SQ. FT. 

$21.00 PER SQ.FT. 
75X 

lOX 
$0.18 

14,565 PERSONS 

135,000 SQ.FT. 

S70 PER SQ.FT. 
2X. 
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TABLE 4 - 2 
ESTiftATED BENEFITS WILSHIRE-VERftONT STATION 

1. VALUE OF' PROJECTED OFFICE GROWTH 

EST OFFICE GROWTH DIFFERENTIAL WITH ftETRO 
X ACCOftODATED IN EXISTING BUILDINGS 
ADDL OFFICE DEftAND DUE TO ftETRO 
ESTiftATED LEASE RATE 
ESTiftATED ftETRO RAIL BENEFIT 

II. VALUE OF OFFICE LEASE RATE PREftIUft 

ESTiftATED OFFICE SPACE INVENTORY 
ASSUMED OFFICE VACANCY RATE 
ESTiftATED LEASED OFFICE SPACE 
ANNUAL LEASE RATE PREftIUft 
ESTiftATED ftETRO RAIL BENEFIT 

YEAR 2000 

HIGH 
85,000 SQ.FT. 

75X 
63,750 SQ.FT. 
$21.00 PER SQ.FT. 

$1,338,750 

HIGH 
3,252,500 SQ.FT 

10X 
2,927,250 SQ.FT. 

92.10 PER SQ.FT. 
$6,147,225 

III. VALUE OF INCREASED RETAIL SALES PROFIT 

A. RETAIL SALES TO TRANSIT PATRONS 

ESTiftATED DAILY PATRONAGE 
ANNUAL PER CAPITA RETAIL SPENDING 
INCREASED RETAIL SALES - RAIL PATRONS 
ESTiftATED RETAIL PROFIT ftARGIN 
ESTiftATED ftETRO RAIL BENEFIT 

B. RETAIL SALES TO NEW EftPLOYEES 

EST OFFICE GROWTH DIFFEREJITIAL WITH ftETRO 
ESTiftATED SQ.FT. PER EMPLOY££ 
EftPLOYftENT DIFF ATTRIBUTABLE TO METRO 
ADJUSTftENT FOR EftPLOYEE TRANSIT USERS 
ADJUSTED EMPLOYftENT DIFF DUE TO ftETRO 
ANNUAL PER CAPITA RETAIL SPEJIDING 
INCREASED RETAIL SALES - NEW EMPLOYEES 
ESTiftATED RETAIL PROFIT ftARGIN 
ESTiftATED ftETRO RAIL BENEFIT 

C. RETAIL SALES TO NEIGHBORHOOD POPULATION 

POPULATION DIFFERENTIAL WITH ftETRO 
ANNUAL PER CAPITA SPENDING 
COftftUNITY RETAIL SALES ASX OF TOTAL SALES 
INCREASED RETAIL SALES - NEIGHBORHOOD POP 
ESTiftATED RETAIL PROFIT ftARGIN 
ESTIMATED ftETRO RAIL BENEFIT 

37,142 
$2,400 

$89,141,472 
4X 

$3,565,659 

HIGH 
as. 000 SQ. FT. 

250 
340 EMPLOYEES 

75X 
255 EMPLOYEES 

$2,400 
$2,448,000 

4X 
$97,920 

HIGH 
815 PERSONS 

$6,611 
55.67X 

$2,997,640 
4X 

$119,906 

24 

LOW 
42, ~00 SQ. FT. 

SOX 
21,250 SQ.FT, 
$14.40 PER SQ.FT. 

$306,000 

LOW 
3,082,500 SQ.FT 

10X 
2,774,250 SQ.FT. 

$0.72 PER SQ.FT. 
$1,997,460 

LOW 
42, 500 SQ. FT. 

250 
170 ElfPLO'lEES 

75X 
128 El'IPLOYEES 

$2,400 
$1,224,000 

4% 
$48,960 

LOW 
543 PERSONS 

$6,611 
55.67>: 

$1,998,427 
4X 

$79,937 
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TABLE 4 • 2 
ESTiftATED BENEFITS WILSHIRE-VERftONT STATION 

IV. INCREASED VALUE OF UNiftPROVED LAND 

INVENTORY OF UNiftPROVED LAND 
PREVAILING STATION AREA LAND VALUE 
INCREASED LAND VALUE PREftIUft 
ESTiftATED ftETRO RAIL BENEFIT 

YEAR 2000 
<CONTINUEDl 

HIGH 
1,657,500 SQ.FT. 

970 PER SQ. FT. 
2.49X 

$2,885,250 

HIGH 
PRESENT VALUE OF TOTAL ESTiftATED BENEFITS $76,486,001 

25 

LOW 
1,687,500 SQ.FT. 

940 PER SQ.FT. 
l.12X 

$753,076 

LOW 
$33,320,802 
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TABLE 4 - 3 

BENEFIT CALCULATION ASSUMPTIONS 
WILSHIRE-NOR~ANDIE STATION 

STATION OPENI~G JATE 1'?97 

~:~E ~;A~E ~~~ ~£~£FITS 
I. VA~UE Clr PROJECTED OFFICE GROWTH 
II. VALUE OF PREMIUM OFFICE LEASE RATE 
I!I. IN~REASE~ RE~AIL SALES PROFIT 
IV. INCREASED VALUE OF UNI~PROVED LAND 

~!SCOUNT RA!E FOR NET PRESENT VALUE 

T ~. VALUE OF PROJECTED OFFICE GROWTH 

BEGIN YEAR END 
1997 
1997 
1997 
1989 

107. 

a1.ooo SC.FT. 

YEAR 
2Cll "7 

~017 
2017 
201"" 

ANNUAL OFFICE GROWTH - WITHOUT METRO 
ANNUAL OFFICE GROWTH - WITH METRO 
CURRENT STATION AREA OFFICE INVENTORY 
CURRENT STATIQN AREA OFFICE VACANCY Y. 
CURRENT STATION AREA OFFICE LEASE RATE 
¾ OF PROJ GROWTH ACCO~ IN EXISTING BLDG 

126,000 SC.FT. TO 

II. VALUE OF PREMIUM OFFICE LEASE RATE 

CURRENT STATION AREA OFFICE INVENTORY 
ASSUMED OFFICE VACANCY RATE 
OFFICE LEASE RATE PREMIU" 
MONTHLY OFFICE LEASE RATE PRE"IUM 

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 "ETRO 
STATION AREA POPULATION - WITH "ETRO 
COM"UNITY RETAIL SALES AS Y. OF TOTAL SALES 
ANNUAL PER CAPITA RETAIL SPENDING 

IV. INCREASED VALUE OF UNI"PROVED LAND 

ANNUAL co""ERCIAL GROWTH - WITHOUT METRO 
ANNUAL COMMERCIAL GROWTH - WITH "ETRO 
F.A.R. OF PROJECTED GROWTH 
CURRENT INVENTORY OF UNI"PROVED LAND 
PREVAILING STATION AREA LAND VALUE 
INCREASED LAND VALUE PREMIU" 

26 

6,700,000 SC.FT. 
14Y. 

Sl5.00 TO 
607. TO 

6,700,000 SC.FT. 
10,: 

SY. TO 
so. 06 TO 

4Y. 

5000 
2X 

$2,400 

250 SQ. FT. 
.25X 

92,400 

8,690 PERSONS 
9,371 TO 
55.67Y. 

96,611 

90,000 SQ.FT. 
160,000 SQ. FT. 

6 
2,300,000 SC.FT. 

$30 TO 
lY. TO 

,. 

TO 

132,500 SQ.FT. 

S22.20 PER SC.FT. 
SOY. 

lOY. 
S0.19 

9,712 PERSONS 

175,000 SC. FT. 

960 PER SQ.FT. 
27. 
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TABLE 4 -
ESTIMATED BENEFITS 

4 
WILSHIRE-NORNANDIE STATION 

T VALUE OF PROJECTED OFFICE GROWTH 

EST OFFICE GROWTH DIFFERENTIAL WITH ftETRO 
¾ ACCOMODATED IN EXISTING BUILDINGS 
AODL OFFICE DEMAND DUE TO ftETRO 
ESTIMATED LEASE RATE 
ESTIMATED ftETRO RAIL BENEFIT 

II. VALUE OF OFFICE LEASE RATE PREMIUM 

ESTIMATED OFFICE SPACE INVENTORY 
ASSUNED OFFICE VACANCY RATE 
ESTINATED LEASED OFFICE SPACE 
ANNUAL LEASE RATE PREMIUft 
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 NARGIN 
ESTiftATED METRO RAIL BENEFIT 

B. RETAIL SALES TO NEW ENPLOYEES 

EST OFFICE GROWTH DIFFERENTIAL WITH METRO 
ESTIMATED SQ.FT. PER ENPLOYEE 
EftPLOYftENT DIFF ATTRIBUTABLE TO ftETRO 
ADJUSTftENT FOR ENPLOY££ TRANSIT USERS 
ADJUSTED EftPLOYftENT DIFF DUE TO NETRO 
ANNUAL PER CAPITA RETAIL SPENDING 
INCREASED RETAIL SALES - NEW EftPLOYEES 
ESTIMATED RETAIL PROFIT MARGIN 
ESTIMATED METRO RAIL BENEFIT 

C. RETAIL SALES TO NEIGHBORHOOD POPULATION 

POPULATION DIFFERENTIAL WITH NETRO 

YEAR 2000 

HIGH 
51,500 SO.FT. 

80>: 
41,200 SQ.FT. 
$22.20 PER SQ.FT. 

S914, 640 

HIGH 
7,797,000 SQ.FT 

lOX 
7,017,300 SQ.FT. 

$2.22 PER SQ.FT. 
$15,578,406 

5,306 
$2,400 

$12,734,496 
4X 

$509,380 

HIGH 
51,500 SQ. FT. 

250 
206 EftPLOYEES 

75Y. 
155 EftPLOYEES 

$2,400 
$1,483,200 

4Y. 
$59,328 

HIGH 
1022 PERSONS 

ANNUAL PER CAPITA SPENDING $6,611 
COMMUNITY RETAIL SALES AS¾ OF TOTAL SALES 55.67X 
INCREASED RETAIL SALES - NEIGHBORHOOD POP $3,759,471 
ESTIMATED RETAIL PROFIT NARGIN 4Y. 
ESTIMATED METRO RAIL BENEFIT $150,379 

27 

LOW 
45, 000 SQ. FT. 

60X 
27,000 SQ. FT. 
$15.00 PER SQ.FT. 

S405,000 

LOW 
7,771,000 SQ.FT 

10X 
6,993,900 SQ.FT. 

$0.75 PER SQ.FT. 
$5,245,425 

LOW 
45,000 SQ.FT. 

250 
180 EftPLOYEES 

75¾ 
135 EMPLOYEES 

$2,400 
$1,296,000 

4¾ 
$51,840 

LOW 
681 PERSONS 

$6,611 
55.67X 

$2,506,314 
u 

$100,253 
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TABLE 4 - 4 
ESTIMATED BENEFITS WILSHIRE-NORMANDIE STATION 

YEAR 2000 

IV. INCREASED VALUE OF UNIMPROVED LAND 

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

<CONTINUED> 

HIGH 
2,078,333 

$60 
2. 4 9Y. 

$3,100,976 

HIGH 
PRESENT VALUE OF TOTAL ESTIMATED BENEFITS slOl,890,893 

28 

SQ. FT. 
PER SQ. FT. 

LOW 
2,088,333 

$30 
l.12X 

$698,966 

LOW 
$33,622,840 

SQ.FT. 
PEP. SCJ. FT. 
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TABLE 4 - 5 

BENEFIT CALCULATION ASSUnPTIONS 
WILSHIRE-WESTERN STATION 

STATION OPENING DATE 1997 

TIME FRAME FOR BENEFITS BEGIN YEAR END YEAR 
l. VALUE OF PROJECTED OFFICE GROWTH 
II. VALUE OF PREMIUM OFFICE LEASE RATE 
Ill. INCREASED RETAIL SALES PROFIT 
IV. INCREASED VALUE OF UNIMPROVED LA.ND 

DISCOUNT RATE FOR NET PRESENT VALUE 

l. VALUE OF PROJECTED OFFICE GROWTH 

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

II. VALUE OF PREniun OFFICE LEASE RATE 

CURRENT STATION AREA OFFICE INVENTORY 
ASSUMED OFFICE VACANCY RATE 
OFFICE LEASE RATE PREnIUM 
MONTHLY OFFICE LEASE RATE PREftIUM 

1997 
1997 
1997 
1989 

lOX 

92,500 SQ.FT. 
110,000 SQ. FT. 

1,800,000 SQ.FT. 
20,: 

$18.00 TO 
40Y. TO 

1,800,000 SQ.FT. 
lOX 

5X TO 
$0.08 TO 

III. VALUE OF INCREASED RETAIL SALES PROFIT 

RETAIL PROFIT nARGIN <ALL CATEGORIES) 

A. SALES TO TRANSIT PATRONS 
DAILY PATRONAGE 
ANNUAL PATRONAGE GROWTH 
ANNUAL PER CAPITA RETAIL SPENDING 

S. SALES TO NEW EftPLOYEES 
SQUARE FEET PER EftPLOYEE 
PERCENTAGE OF EnPLOYEE TRANSIT-USERS 
ANNUAL PER CAPITA RETAIL SPENDING 

C. SALES TO NEIGHBORHOOD POPULATION 
STATION AREA POPULATION - WITHOUT METRO 
STATION AREA POPULATION - WITH ftETRO 
COftftUNITY RETAIL SALES ASX OF TOTAL SALES 
ANNUAL PER CAPITA RETAIL SPEHDING 

IV. INCREASED VALUE OF UNiftPROVED LAND 

ANNUAL COftftERCIAL GROWTH - WITHOUT ftETRO 
ANNUAL COftftERCIAL GROWTH - WITH ftETRO 
F.A.R. OF PROJECTED GROWTH 
CURRENT INVENTORY OF UNiftPROVED LAND 
PREVAILING STATION AREA LAND VALUE 
INCREASED LAND VALUE PREftIUft 

29 

17000 
2X 

$2,400 

250 SQ.FT. 
25X 

$2,400 

8,378 PERSONS 
11,308 TO 

SS.67X 
96,611 

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

6 
1,400,000 SQ.FT. 

$30 TO 
1X TO 

2017 
2017 
2017 
2017 

TO 

TO 

116, 500 SQ. FT. 

$23.40 PER SQ.FT. 
60X 

lOX 
$0.20 

12,773 PERSONS 

135,000 SQ.FT. 

$60 PER SQ. FT. 
2X 
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TABLE 4 - 6 
ESTIMATED BENEFITS WILSHIRE-WESTERN STATION 

I. VALUE OF PROJECTED OFFICE GROWTH 

EST OFFICE GROWTH DIFFERENTIAL WITH METRO 
Y. ACCOftODATED IN EXISTING BUILDINGS 
ADDL OFFICE DEftAND DUE TO ftETRO 
ESTiftATED LEASE RATE 
ESTIMATED ftETRO RAIL BENEFIT 

II. VALUE OF OFFICE LEASE RATE PREMIUM 

ESTIMATED OFFICE SPACE INVENTORY 
ASSUftED OFFICE VACANCY RATE 
ESTiftATED LEASED OFFICE SPACE 
ANNUAL LEASE RATE PREftIUN 
ESTiftATED ftETRO RAIL BENEFIT 

YEAR 2000 

HIGH 
24, 000 SQ. FT. 

GOY. 
14,400 SQ. FT. 
923.40 PER SQ.FT. 

9336,960 

HIGH 
2,913,500 SQ.FT 

lOY. 
2,622,150 SQ.FT. 

$2.34 PER SQ.FT. 
$6,135,831 

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 
ESTINATED RETAIL PROFIT ftARGIN 
ESTINATED NETRO RAIL BENEFIT 

B. RETAIL SALES TO NEW ENPLOYEES 

EST OFFICE GROWTH DIFFERENTIAL VITH NETRO 
ESTINATED SQ.FT. PER £1fPLOYE.E 
EftPLOYNENT DIFF ATTRIBUTABU: TO NETRO 
ADJUSTNENT FOR ENPLOYE.E TRANSIT USERS 
ADJUSTED EftPLOYftENT DIFF DUE TO NETRO 
ANNUAL PER CAPITA RETAIL SPENDING 
INCREASED RETAIL SALES - NEW ElfPLOYEES 
ESTINATED RETAIL PROFIT !ARGIN 
ESTINATED NETRO RAIL BENEFIT 

C. RETAIL SALES TO NEIGHBORHOOD POPULATION 

18,041 
$2,400 

$43,297,286 
4Y. 

$1,731,891 

HIGH 
24,000 SQ. FT. 

250 
96 ENPLOYEES 
7SX 
72 E!PLOYEES 

$2,400 
9691,200 

4Y. 
$27,648 

HIGH 
POPULATION DIFFERENTIAL WITH NETRO 4395 PERSONS 
ANNUAL PER CAPITA SPENDING $6,611 
CONftUNITY RETAIL SALES AS Y. OF TOTAL SALES 55.67% 
INCREASED RETAIL SALES - NEIGHBORHOOD POP $16,175,111 
ESTiftATED RETAIL PROFIT ftARGIN 4Y. 
ESTiftATED ftETRO RAIL BENEFIT 9647,004 

30 

LOW 
17,500 SQ.FT. 

40% 
7,000 SQ. FT. 

918.00 PER SQ.FT. 
$126,000 

LOW 
2,887,500 SQ.FT 

lOY. 
2,598,750 SQ.FT. 

$0.90 PER SQ.FT. 
92,338,875 

LOW 
17, 500 SQ. FT. 

250 
70 EftPLOYEES 
75Y. 
53 EJ'!PLOYEES 

$2,400 
$504,000 

4Y. 
$20,160 

LOW 
2930 PERSONS 

SG,611 
55.67X 

$10,783,407 
41. 

9431,336 
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TABLE 4 - 6 
ESTIMATED BENEFITS WILSHIRE-WESTERN STATION 

IV. INCREASED VALUE OF UNIMPROVED LAND 

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

YEAR 2000 
<CONTINUEDl 

HIGH 
1,193,333 SQ.FT. 

S60 PER SQ.FT. 
2.49X 

$1,780,512 

HIGH 
PRESENT VALUE OF TOTAL ESTIMATED BENEFITS 556,698,055 

31 

LOW 
1,200,000 SQ.FT. 

$30 PER SQ.FT. 
1.12X 

$401,641 

LOW 
$24,621,297 
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STATION OPENING DATE 

TIME FRAME FOR BENEFITS 

TABLE 4 - 7 

BENEFIT CALCULATION ASSUMPTIONS 
VERMONT-BEVERLY STATION 

1997 

BEGIN YEAR END 
1997 
1997 

YEAR 
2017 
2017 

!. VALLIE OF PROJECTED DFF!CE GROWTH 
II. VALLIE OF PREMIUM OFFICE LEASE RATE 
III. INCREASED RETAIL SALES PROFIT 1997 2017 
IV. INCREASED VALUE OF UNIMPROVED LAHD 

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 
Y. 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 

1989 

101. 

0 SQ.FT. 
0 SQ. FT. 

120,000 SQ.FT. 
381. 

$15.00 TO 
OX TO 

120, 000 SQ. FT. 
101. 

51. TO 
S0.06 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 HEW EMPLOYEES 
SQUARE FEET PER EMPLOYEE 
PERCENTAGE OF EMPLOYEE TRANSIT-USERS 
AHHUAL PER CAPITA RETAIL SPENDING 

C. SALES TO NEIGHBORHOOD POPULATION 
STATION AREA POPULATION - WITHOUT METRO 
STATION AREA POPULATION - WITH METRO 
COMMUNITY RETAIL SALES ASX OF TOTAL SALES 
AHHUAL PER CAPITA RETAIL SPEHDIHG 

IV. INCREASED VALUE OF UNIMPROVED LAHD 

ANNUAL COMMERCIAL GROWTH - WITHOUT METRO 
AHHUAL COMMERCIAL GROWTH - WITH METRO 
F.A.R. OF PROJECTED GROWTH 
CURRENT IHVEHTORY OF UNIMPROVED LAHD 
PREVAILING STATION AREA LAHD VALUE 
INCREASED LAHD VALUE PREMIUM 

7000 
2X 

$2,400 

250 SQ.FT. 
20X 

92,400 

11,959 PERSONS 
15,071 TO 

55.671. 
96,611 

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

1.5 
2,100,000 SQ.FT. 

S25 TO 
lY. TO 

32 

2017 

TO 

TO 

30, 000 SQ. FT. 

S16.20 PER SQ.FT. 
201. 

!OX 
$0,14 

16,627 PERSONS 

37, 650 SQ. FT. 

$50 PER SQ.FT. 
21. 
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TABLE 4 -
ESTIMATED BENEFITS 

YEAR 

B 
VERMONT-BEVERLY STATION 

2000 

I. VALUE OF PROJECTED OFFICE GROWTH 

HIGH 
EST OFFICE GROWTH DIFFERENTIAL WITH METRO 30,000 SQ.FT. 
Y. ACCOMODATED IN EXISTING BUILDINGS 20X 
ADDL OFFICE DEMAND DUE TO METRO 6,000 SQ.FT. 
ESTIMATED LEASE RATE 916.20 PER SQ.FT. 
ESTIMATED METRO RAIL BENEFIT 997,200 

II. VALUE OF OFFICE LEASE RATE PREMIUM 

HIGH 
ESTIMATED OFFICE SPACE INVENTORY 240,000 SQ.FT 
ASSUMED OFFICE VACANCY RATE lOY. 
ESTIMATED LEASED OFFICE SPACE 216,000 SQ.FT. 
ANNUAL LEASE RATE PREMIUM 91.62 PER SQ.FT. 
ESTIMATED METRO RAIL BENEFIT $349,920 

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 HEW EMPLOYEES 

EST OFFICE GROWTH DIFFERENTIAL WITH ftETRO 
ESTIMATED SQ.FT. PER EJ!PLOYEE 
El'fPLOYMEMT DIFF ATTRIBUTABLE TO METRO 
ADJUSTMENT FOR El'fPLOYEE TRANSIT USERS 
ADJUSTED EMPLOYMENT DIFF DUE TO METRO 
ANNUAL PER CAPITA RETAIL SPENDING 
INCREASED RETAIL SALES - HEW D!PLOYEES 
ESTIMATED RETAIL PROFIT MARGIN 
ESTIMATED METRO RAIL BENEFIT 

C. RETAIL SALES TO NEIGHBORHOOD POPULATION 

7,428 
$2,400 

$17,828,294 
4Y. 

$713,132 

HIGH 
30,000 SQ. FT. 

250 
120 EMPLOYEES 

SOY. 
96 EMPLOYEES 

$2,400 
9921,600 

4X 
$36,864 

HIGH 
POPULATION DIFFERENTIAL WITH METRO 4668 PERSONS 
ANNUAL PER CAPITA SPENDING 96,611 
COMMUNITY RETAIL SALES ASX OF TOTAL SALES 55.67X 
INCREASED RETAIL SALES - NEIGHBORHOOD POP $17,179,844 
ESTIMATED RETAIL PROFIT MARGIN 4X 
ESTIMATED METRO RAIL BENEFIT $687,194 

33 

LOW 
0 SQ.FT. 
ox 
0 SQ. FT. 

915.00 PER SQ.FT. 
$0 

LOW 
120,000 SQ.FT 

lOY. 
108,000 SQ. FT. 

$0.75 PER SQ.FT. 
$81,000 

LOW 
0 SC. FT. 

250 
0 EMPLOYEES 

SOY. 
0 EMPLOYEES 

$2,400 
$0 

4X 
$0 

LOW 
3112 PERSONS 

$6,611 
55.67Y. 

$11,453,230 
4X 

9458,129 
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TABLE 4 - 8 
ESTIMATED BENEFITS VERMONT-BEVERLY STATION 

IV. INCREASED VALUE OF UNIMPROVED LAND 

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

YEAR 2000 
<CONTINUED! 

HIGH 
1,994,700 SQ. FT. 

$50 PER SC.FT. 
2.49¾ 

$2,480,159 

HIGH 
PRESENT VALUE OF TOTAL ESTIMATED BENEFITS $31,033,104 

34 

S.C.R. TJJ~ UBRARY 

LOW 
2,084,167 SC.FT. 

$25 PER SC.FT. 
1.12¾ 

$581,310 

LOW 
$10,731,654 
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TABLE 4 - 9 

BENEFIT CALCULATION ASSUMPTIONS 
VERNONT-SANTA MONICA STATION 

STATION OPEN1NG DATE 1997 

TIME FRAME f-OR BENEFITS BEGIN YEAR END YEAR 
1. VALUE OF PROJECTED OFFICE GROWTH 
II. VA~UE 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 "ETRO 
ANNUAL OFFICE GROWTH - WITH NETRO 
CURRENT STATION AREA OFFICE INVENTORY 
CURRENT STATION AREA OFFICE VACANCY X 
CURRENT STATION AREA OFFICE LEASE RATE 
Y. OF PROJ GROWTH ACCON IN EXISTING BLDG 

II. VALUE OF PRENIUN OFFICE LEASE RATE 

CURRENT STATION AREA OFFICE INVENTORY 
ASSU"ED OFFICE VACANCY RATE 
OFFICE LEASE RATE PRE"IUN 
NONTHLY OFFICE LEASE RATE PRENIUN 

Ill. VALUE OF INCREASED RETAIL SALES PROFIT 

RETAIL PROFIT NARGIN <ALL CATEGORIES) 

A. SALES TO TRANSIT PATRONS 
DAILY PATRONAGE 
ANNUAL PATRONAGE GROWTH 
ANNUAL PER CAPITA RETAIL SPEHDlNG 

8. SALES TO NEW ENPLOYEES 
SQUARE FEET PER E"PLOYEE 
PERCENTAGE OF EMPLOYEE TRANSIT-USERS 
ANNUAL PER CAPITA RETAIL SPENDING 

C. SALES TO NEIGHBORHOOD POPULATION 
STATION AREA POPULATION - WITHOUT NETRO 
STATION AREA POPULATION - WITH NETRO 
CONNUNITY RETAIL SALES ASX OF TOTAL SALES 
ANNUAL PER CAPITA RETAIL SPENDING 

IV. INCREASED VALUE OF UNiftPROVED LAND 

ANNUAL CONNERCIAL GROWTH - WITHOUT ftETRO 
ANNUAL CON"ERC!AL GROWTH - WITH ftETRO 
F.A.R. OF PROJECTED GROWTH 
CURRENT INVENTORY OF UNiftPROVED LAND 
PREVAILING STATION AREA LAND VALUE 
INCREASED LAND VALUE PREMIUN 

35 

1997 2017 
1997 2017 
1997 2017 
19S9 2017 

lOX 

0 SQ.FT. 
10,000 SQ.FT. TO 
86,000 SQ.FT. 

38X 
$15.00 TO 

OX TO 

S6,000 SQ.FT. 
lox 

5X TO 
$0.06 TO 

4Y. 

7000 
2X 

$2,400 

250 SQ. FT. 
20X 

$2,400 

8,604 PERSONS 
8~787 TO 
55.67X 

$6,517 

1,500 SQ.FT. 
12,250 SQ. FT. 

l.5 
900,000 SQ.FT. 

S25 TO 
lY. TO 

TO 

12,500 SQ. FT. 

$16.20 PER SQ.FT. 
20X 

l OY. 
$0.14 

8,879 PERSONS 

15,150 SQ.FT. 

$55 PER SQ. FT. 
2X 



TABLE 4 - 10 

I 
I 
I 
II 

ESTINATED BENEFITS VERNONT-SANTA NONICA STATION 

I 
I 
I 
I 
I 
I 
I 

I. VALUE OF PROJECTED OFFICE GROWTH 

EST OFFICE GROWTH DIFFERENTIAL WITH METRO 
X ACCONODATED IN EXISTING BUILDINGS 
ADDL OFFICE DENAND DUE TO NETRO 
ESTINATED LEASE RATE 
ESTINATED NETRO RAIL BENEFIT 

II. VALUE OF OFFICE LEASE RATE PRENIUN 

ESTINATED OFFICE SPACE INVENTORY 
ASSUNED OFFICE VACANCY RATE 
ESTINATED LEASED OFFICE SPACE 
ANNUAL LEASE RATE PRENIUN 
ESTINATED NETRO RAIL BENEFIT 

YEAR 

HIGH 
12, 500 SQ. FT. 

20Y. 

2000 

2, SOC SQ. FT. 
$16.20 PER SQ.FT. 

$40,SOO 

HIGH 
136,000 SQ.FT 

lOY. 
122,400 SQ.FT. 

$1. 62 PER SQ. FT. 
$198,288 

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 PATROHS 
ESTINATED RETAIL PROFIT NARGIH 
ESTINATED NETRO RAIL BEHEFIT 

7,428 
92,400 

$17,828,294 
4Y. 

$713,132 

I B. RETAIL SALES TO NEW ENPLOYEES 

I 
II 

I 
I 
I 
I 
I 

EST OFFICE GROWTH DIFFERDfTIAL WITH NETRO 
ESTINATED SQ.FT. PER ENPLOYEE 
ENPLOYNEHT DIFF ATTRIBUTABLE TO ftETRO 
ADJUSTNEHT FOR ENPLOYEE TRAHSIT USERS 
ADJUSTED ENPLOYftEHT DIFF DU£ TO ftETRO 
ANNUAL PER CAPITA RETAIL SPDfDIHG 
INCREASED RETAIL SALES - HEW EftPLOYEES 
ESTINATED RETAIL PROFIT NARGlH 
ESTINATED NETRO RAIL BENEFIT 

C. RETAIL SALES TO NEIGHBORHOOD POPULATION 

POPULATION DIFFERENTIAL WITH NETRO 
ANNUAL PER CAPITA SPENDING 
COftNUNITY RETAIL SALES ASX OF TOTAL SALES 
INCREASED RETAIL SALES - NEIGHBORHOOD POP 
ESTINATED RETAIL PROFIT NARGIN 
ESTlNATED NETRO RAIL BENEFIT 

36 

HIGH 
12, SOO SQ. FT. 

2SO 
SO EftPLOYEES 
aox 
40 ENPLOYEES 

$2,400 
$384,000 

4,: 
$lS,360 

HIGH 
27S PERSOHS 

$6,517 
55.67X 

999S,S90 
4X 

939,836 

LOW 
10,000 SQ.FT. 

ox 
0 SQ. FT. 

SlS.00 PER SQ.FT. 
$0 

LOW 
126,000 SQ.FT 

lOY. 
113,400 SQ.FT. 

$0.75 PER SQ.FT. 
$8S,OSO 

LOW 
10,000 SQ.FT. 

250 
40 EftPLOYEES 
BOX 
32 ENPLOYEES 

$2,400 
$307,200 

4,: 
912,288 

LOW 
183 PERSOHS 

$6,Sl7 
5S.67Y. 

$663,927 
4Y. 

$26,SS7 
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TABLE 4 - 10 
ESTiftATED BENEFITS VERftONT-SAHTA ftONICA STATION 

IV. INCREASED VALUE OF UNINPROVED LAND 

:NVENTORY OF UNIMPROVED LAND 
PREVAILING STATION AREA LAND VALUE 
INCREASED LAND VALUE PREftIUN 
ESTINATED ftETRO RAIL BENEFIT 

YEAR 2000 
( CONTINUED l 

HIGH 
852,600 SQ.FT. 

$55 PER SQ. FT. 
2.49¾ 

$1,166,111 

HIGH 
PRESEHT VALUE OF TOTAL ESTINATED BENEFITS $15,061,645 

37 

LOW 
860, 333 SQ. FT. 

$25 PER SQ. FT. 
L 12:r. 

$239,962 

LOW 
$5,966,007 
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TABLE 4 · 11 

BENEFIT CALCULATION ASSUftPTlONS 
VERftONT-SUNSET STATION 

STATION OPENING DATE 1997 

TIME FRAME FOR BENEFITS BEGnl YEAR END 
l. VALUE Or PROJECTED OFFICE GROWTH 
Il. VALUE Or PREMIUM OFFICE LEASE RATE 
!II. INCREASED RETAIL SALES PROFIT 
rv. INCREASED VALUE Or UNI~PROVED LAND 

DISCOUNT RATE FOR NET PRESENT VALUE 

l. VALUE OF PROJECTED OFFICE GROWTH 

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

II. VALUE OF PREMIUM OFFICE LEASE RATE 

CURRENT STATION AREA OFFICE INVENTORY 
ASSUftED OFFICE VACANCY RATE 
OFFICE LEASE RATE PREMIUM 
MONTHLY OFFICE LEASE RATE PREftlUM 

III. VALUE OF INCREASED RETAIL SALES PROFIT 

RETAIL PROFIT ftARGIN <ALL CATEGORIES> 

A. SALES TO TRANSIT PATRONS 
DAILY PATRONAGE 
ANNUAL PATRONAGE GROWTH 
ANNUAL PER CAPITA RETAIL SPENDING 

B. SALES TO NEW EftPLOYEES 
SQUARE FEET PER EMPLOYEE 
PERCENTAGE OF EftPLOYEE TRANSIT-USERS 
ANNUAL PER CAPITA RETAIL SPENDING 

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

IV. INCREASED VALUE OF UNiftPROVED -LAND 

ANNUAL COftMERCIAL GROWTH - WITHOUT ftETRO 
ANNUAL COftftERCIAL GROWTH - WITH ftETRO 
F.A.R. OF PROJECTED GROWTH 
CURRENT INVENTORY OF UNINPROVED LAND 
PREVAILING STATION AREA LAND VALUE 
INCREASED LAND VALUE PREftIUft 

38 

1997 
1997 
1997 
1989 

1 OY. 

5,000 SQ.FT. 
10,000 SQ.FT. 

220,000 SQ.FT. 
38Y. 

515.00 TO 
20Y. TO 

220,000 SQ.FT. 
lOY. 

SY. TO 
$0.06 TO 

4Y. 

7000 
2Y. 

$2,400 

250 SQ.FT. 
15Y. 

$2,400 

5,579 PERSONS 
5,872 TO 
55.67Y. 

96,517 

10,000 SQ. FT. 
15,000 SQ.FT. 

3 
800,000 SQ.FT. 

$30 TO 
1Y. TO 

YEAR 
2017 
2017 
2017 
2017 

TO 

TO 

20,000 SQ, FT. 

516.20 PER 
40Y. 

lOY. 
$0.14 

SQ. FT. 

6,019 PERSONS 

30,000 SQ.FT. 

S70 PER SO. FT. 
2Y. 
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TABLE 4 - 12 
ESTIMATED BENEFITS VERMONT-SUNSET STATION 

l. VALUE OF PROJECTED OFFICE GROWTH 

EST OFFICE GROWTH DIFFERENTIAL WITH METRO 
7. ACCOMODATED IN EXISTING BUILDINGS 
ADDL OFFICE DEMAND DUE TO METRO 
ESTIMATED LEASE RATE 
ESTIMATED METRO RAIL BENEFIT 

II. VALUE OF OFFICE LEASE RATE PREMIUM 

YEAR 2000 

HIGH 
14,000 SQ.FT. 

40¾ 
s, 600 SQ. FT. 

$16.20 PER SQ. FT. 
$90,720 

HIGH 
ESTIMATED OFFICE SPACE INVENTORY 342,000 SQ.FT 
ASSUftED OFFICE VACANCY RATE lOY. 
ESTiftATED LEASED OFFICE SPACE 307,800 SQ.FT. 
ANNUAL LEASE RATE PREftIUft Sl.62 PER SQ.FT. 
ESTiftATED METRO RAIL BENEFIT $498,636 

III. VALUE OF INCREASED RETAIL SALES PROFIT 

A. RETAIL SALES TO TRANSIT PATRONS 

ESTiftATED DAILY PATRONAGE 
ANNUAL PER CAPITA RETAIL SPENDING 
INCREASED RETAIL SALES - RAIL PATRONS 
ESTiftATED RETAIL PROFIT ftARGIN 
ESTiftATED ftETRO RAIL BENEFIT 

B. RETAIL SALES TO NEW EftPLOYEES 

EST OFFICE GROWTH DIFFERENTIAL WITH ftETRO 
ESTiftATED SQ.FT. PER EftPLOYEE 
EMPLOYMENT DIFF ATTRIBUTABLE TO ftETRO 
ADJUSTftEHT FOR EftPLOYEE TRANSIT USERS 
ADJUSTED EftPLOYftEHT DIFF DUE TO ftETRO 
ANNUAL PER CAPITA RETAIL SPENDING 
INCREASED RETAIL SALES - NEW EMPLOYEES 
ESTiftATED RETAIL PROFIT MARGIN 
ESTiftATED ftETRO RAIL BENEFIT 

C. RETAIL SALES TO NEIGHBORHOOD POPULATION 

POPULATION' DIFFERENTIAL WITH ftETRO 
ANNUAL PER CAPITA SPENDING 
COftftUNITY RETAIL SALES ASX OF TOTAL SALES 
INCREASED RETAIL SALES - NEIGHBORHOOD POP 
ESTIMATED RETAIL PROFIT ftARGIN 
ESTiftATED ftETRO RAIL BENEFIT 

7,428 
$2,400 

$17,828,294 
4X 

$713,132 

HIGH 
14,000 SC.FT. 

250 
56 EMPLOYEES 
85X 
48 EftPLOYEES 

$2,400 
$456,960 

4Y. 
$18,278 

HIGH 
440 PERSONS 

96,517 
55. 67Y. 

$1,594,512 

39 

4X 
$63,780 

LOW 
4,000 SQ. FT. 

20¾ 
800 SQ.FT. 

$15.00 PER SQ. FT. 
$12,000 

LOW 
302,000 SQ.FT 

10¾ 
271,800 SQ. FT. 

$0.75 PER SC.FT. 
$203,850 

LOW 
4,000 SC.FT. 

250 
16 EMPLOYEES 
85Y. 
14 EMPLOYEES 

$2,400 
$130,560 

4¾ 
$5,222 

LOW 
293 PERSONS 

$6,517 
55.67Y. 

$1,063,008 
4Y. 

$42,520 
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TABLE 4 - 12 
ESTIMATED BENEFITS VERMONT-SUNSET STATION 

IV. INCREASED VALLIE OF UNIMPROVED LAND 

INVENTORY Of UNIMPROVED LAND 
PREVAILING STATION AREA LA.ND VALUE 
INCREASED LAND VALUE PREMIUM 
ESTIMATED METRO RAIL BENEFIT 

YEAR 2000 
<CONTINUED> 

HIGH 
736,667 SQ.FT. 

$70 PER SQ.FT. 
2.49¾ 

$1,282,333 

HIGH 
PRESENT VALUE OF TOTAL ESTIMATED BENEFITS $17,876,582 

40 

LOW 
756,667 

S30 
l.12X 

$253,257 

LOW 
$6,640,613 

SQ. FT. 
PER SQ.FT. 
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TABLE 4 - 13 

BENEFIT CALCULATION ASSUMPTIONS 
HOLLYWOOD-WESTERN STATION 

STATION OPENING DAT£ 1997 

TIME FRAME fOR BENEFITS 
I. VALUE ~F PRC-!ECTED OFFICE GROWTH 
II. VALUE OF PRE~IUM QFFICE LEASE RATE 
III. INCREASED RETAIL SALES PROFIT 
IV. INCREASED VALUE OF UNIMPROVED LAND 

DISCOUNT RATE FOR NET PRESENT VALUE 

I. VALUE OF PROJECTED OFF!CE GROWTH 

ANNUAL OFFICE GROWTH WITHOUT METRO 
ANNUAL OFFICE GROWTH - WITH METRO 
CURRENT STATION AREA OFFICE INVENTORY 
CURRENT STATION AREA OFFICE VACANCY Y. 
CURRENT STATION AREA OFF!CE LEASE RATE 
X OF PROJ GROWTH ACCOM IN EXISTING BLOG 

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 
1997 
1997 
1997 
1989 

lOY. 

0 SQ.FT. 
0 SQ.FT. 

220,000 SQ. FT. 
38Y. 

SlS.00 TO 
OX TO 

220,000 SQ. FT. 
lOX 

SX TO 
$0.06 TO 

2017 
2017 
2017 
2017 

TO 

I III. VALUE OF INCREASED RETAIL SALES PROFIT 

I 
I 
I 
I 
I 
I 
I 
I 
I 

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 EMPLOY££ 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 ASX 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 LANO 
PREVAILING STATION AREA LANO VALUE 
INCREASED LAND VALUE PREMIUM 

41 

10000 
2X 

$2,400 

250 SQ. FT. 
10:r. 

$2,400 

5,092 PERSONS 
6,127 TO 
55.67X 

96,517 

1,350 SQ. FT. 
0 SQ. FT. 

1.5 
710,000 SQ. FT. 

930 TO 
11. TO 

TO 

2, 500 SQ. FT. 

$16.20 PER 
SOX 

10¾ 
$0.14 

SQ. FT. 

6,645 PERSONS 

4, 000 SQ. FT. 

$60 PER SC. FT. 
2Y. 
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TABLE 4 - 14 
ESTIMATED BENEFITS HOLLYWOOD-WESTERN STATION 

l. VALUE OF PROJECTED OFFICE GROWTH 

EST OFFICE GROWTH DIFFERENTIAL 1WITH METRO 
X ACCOMODATED IN EXISTING BUILDINGS 
ADDL OFFICE DEMAND DUE TO METRO 
ESTI~ATED 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 

YEAR 2000 

HIGH 
2, 500 SQ. FT. 

ear. 
2,000 SQ.FT. 

S16.20 PER SQ. FT. 
532,400 

HIGH 
230,000 SQ.FT 

l OY. 
207,000 SCI.FT. 

S1.62 PER SQ.FT. 
S33S,340 

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 
ESTil'1ATED SQ.FT. PER EMPLOYEE 
EMPLOYMENT DIFF ATTRIBUTABLE TO ftETRO 
ADJUSTl'1ENT FOR EMPLOYEE TRANSIT USERS 
ADJUSTED El'1PLOYl'1ENT DIFF DUE TO ftETRO 
ANNUAL PER CAPITA RETAIL SPEHDING 
INCREASED RETAIL SALES - NEW El'1PLOYEES 
ESTil'1ATED RETAIL PROFIT MARGIN 
ESTIMATED 1'1ETRO RAIL BENEFIT 

C. RETAIL SALES TO NEIGHBORHOOD POPULATION 

POPULATION DIFFEREHTIAL WITH METRO 
ANNUAL PER CAPITA SPENDING 
COMl'1UNITY RETAIL SALES ASX OF TOTAL SALES 
I NCREASED RETAIL SALES - NEIGHBORHOOD POP 
ESTI1'1ATED RETAIL PROFIT MARGIN 
ESTIMATED 1'1ETRO RAIL BENEFIT 

10,612 
$2,400 

$25,468,992 
4Y. 

$1,018,760 

HIGH 
2, 500 SQ. FT. 

250 
10 EMPLOYEES 
90X 
9 E1'PLOYEES 

$2,400 
$86,400 

4X 
$3, 456 

HIGH 
15S3 PERSONS 

$6,517 
5S.67Y. 

$5,632,492 

42 

4X 
$225,300 

LOW 
0 SQ. FT. 
OY. 
0 SQ.FT. 

S15.00 PER SQ.FT. 
$0 

LOW 
220,000 SQ.FT 

10X 
198, ODO SCI. FT. 

S0.75 PER SQ.FT. 
$148,500 

LOW 
0 SQ. FT. 

2SO 
0 EMPLOYEES 

9DX 
0 E1'PLOYEES 

$2,400 
$0 

4Y. 
$0 

LOW 
1035 PERSONS 

$6,517 
55.67X 

$3,754,994 
4Y. 

S150,200 
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TABLE 4 - 14 
ESTIMATED BENEFITS HOLLYWOOD-WESTERN STATION 

!V. INCREASED VALUE OF UNIMPROVED LAND 

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

YEAR 2000 
(CONTINUED) 

HIGH 
693,033 SQ. FT. 

560 PER SQ. FT. 
2.49X 

$1,034,040 

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

43 

LOW 
703,700 SQ.FT. 

$30 PER SQ. FT. 
l . 121. 

5235,529 

LOW 
$7,820,926 
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TABLE 4 - 15 

BENEFIT CALCULATION ASSUMPTIONS 
HOLLYWOOD-VINE STATION 

STATION OPENING DATE 1997 

TIME FRAME FOR BENEFITS 
I. VALUE OF ?~OJECTED 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 NETRO 
ANNUAL OFFICE GROWTH - WITH METRO 
CURRENT STATION AREA OFFICE INVENTORY 
CURRENT STATION AREA OFFICE VACANCY¾ 
CURRENT-STATION AREA OFFICE LEASE RATE 
Y. OF PROJ GROWTH ACCOft IN EXISTING BLDG 

II. VALUE OF PRENIUN OFFICE LEASE RATE 

CURRENT STATION AREA OFFICE INVENTORY 
ASSUMED OFFICE VACANCY RATE 
OFFICE LEASE RATE PRENIUft 
ftONTHLY OFFICE LEASE RATE PRENIUft 

III. VALUE OF INCREASED RETAIL SALES PROFIT 

RETAIL PROFIT NARGIN <ALL CATEGORIES) 

A. SALES TO TRANSIT PATRONS 
DAILY PATRONAGE 
ANNUAL PATRONAGE GROWTH 
ANNUAL PER CAPITA RETAIL SPENDING 

B. SALES TO HEW EftPLOYEES 
SQUARE FEET PER EftPLOYEE 
PERCENTAGE OF EftPLOYEE TRANSIT-USERS 
ANNUAL PER CAPITA RETAIL SPENDING 

C. SALES TO NEIGHBORHOOD POPULATION 
STATION AREA POPULATION - WITHOUT ftETRO 
STATION AREA POPULATION - WITH ftETRO 
COftftUNITY RETAIL SALES ASX OF TOTAL SALES 
ANNUAL PER CAPITA RETAIL SPENDING 

IV. INCREASED VALUE OF UNiftPROVED LAND 

ANNUAL COKftERCIAL GROWTH - WITHOUT ftETRO 
ANNUAL COMftERCIAL GROWTH - WITH ftETRO 
F.A.R. OF PROJECTED GROWTH 
CURRENT INVENTORY OF UHiftPROVED LAND 
PREVAILING STATION AREA LAND VALUE 
INCREASED LAND VALUE PREftIUK 

44 

BEGIN YEAR END 
1997 
1997 
1997 
1989 

lOY. 

19,000 SQ.FT. 
26,500 SQ.FT. 

2,500,000 SQ.FT. 
B¾ 

S12.00 TO 
50¾ TO 

2,500,000 SQ.FT. 
lOY. 

SY. TO 
SO.OS TO 

4Y. 

10000 
2Y. 

$2,400 

250 SQ.FT. 
lSY. 

$2,400 

6,413 PERSONS 
10,223 TO 

55.67Y. 
$6,517 

30,000 SQ.FT. 
40,000 SQ.FT. 

4.5 
2,200,000 SQ.FT. 

$40 TO 
lY. TO 

" " ~ ,LIIIIIIV S.C.ii! IZ· lllffXIC1' 

YEAR 
2017 
2017 
2017 
2017 

TO 

TO 

51,500 SQ. FT. 

$16.20 PER SC.FT. 
75¾ 

10¾ 
S0.14 

12,128 PERSONS 

70,000 SC.FT. 

s10· PER SQ.FT. 
2¾ 
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TABLE 4 - 16 
ESTIMATED BENEFITS HOLLYWOOD-VINE STATION 

!. VALUE OF PROJECTED OFFICE GROWTH 

EST OFFICE GROWTH DIFFERENTIAL WlTH METRO 
Y. ACCDftDDATED IH EXISTING BUILDINGS 
ADDL OFFICE DEMAND DUE TO METRO 
ESTIMATED LEASE RATE 
ESTIMATED METRO RAIL BENEFIT 

11. 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 

ESTiftATED DAILY PATRONAGE 
ANNUAL PER CAPITA RETAIL SPENDING 
INCREASED RETAIL SALES - RAIL PATRONS 
ESTiftATED 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 EftPLDYM.ENT DIFF DUE TO ftETRO 
ANNUAL PER CAPITA RETAIL SPENDING 
INCREASED RETAIL SALES - HEW EMPLOYEES 
ESTiftATED RETAIL PROFIT MARGIN 
ESTiftATED METRO RAIL BENEFIT 

C. RETAIL SALES TO NEIGHBORHOOD POPULATION 

YEAR 2000 

HIGH 
32,500 SQ.FT. 

757. 
24,375 SQ, FT. 
sl6.20 PER SQ.FT. 

$394,875 

HIGH 
1,839,000 SQ.FT 

107. 
2,555,100 SQ.FT. 

Sl.62 PER SQ.FT. 
$4,139,262 

10,612 
$2,400 

$25,468,992 
4Y. 

$1,018,760 

HIGH 
32,500 SQ. FT. 

250 
130 EMPLOYEES 
asx 

lll EMPLOYEES 
$2,400 

Sl,060,800 
4X 

$42,432 

HIGH 
POPULATION DIFFERENTIAL WITH METRO 5715 PERSONS 
ANNUAL PER CAPITA SPENDING S6,517 
COMMUNITY RETAIL SALES AS¼ OF TOTAL SALES 55.67X 
INCREASED RETAIL SALES - NEIGHBORHOOD POP $20,734,099 
ESTIMATED RETAIL PROFIT MARGIN 4X 
ESTlftATED ftETRO RAIL BENEFIT $829,364 

45 

LOW 
7,500 Sf.I. FT. 

SOX 
3,750 SQ.FT. 

Sl2.00 PER SQ.FT. 
$45,000 

LOW 
2,739,000 SC.FT 

lOX 
2,465,100 SQ.FT. 

S0,60 PER SQ.FT. 
Sl,479,060 

LOW 
7,500 SQ.FT, 

250 
30 EMPLOYEES 
asx 
26 EMPLOYEES 

$2,400 
$244,800 

4X 
$9,792 

LOW 
3810 PERSONS 

S6,5l7 
55.677. 

$13,822,733 
47. 

$552,909 
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TABLE 4 - 16 
ESTIMATED BENEFITS HOLLYWOOD-VINE STATION 

IV. INCREASED VALUE OF UNIMPROVED LAND 

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

YEAR 2000 
<CONTINUED> 

HIGH 
2,091,111 SQ.FT. 

S70 ?ER SQ.FT. 
2.49X 

$3,640,047 

HIGH 
PRESENT VALUE OF TOTAL ESTIMATED BENEFITS 560,906,872 

46 

LOW 
2,117,778 SC.FT. 

S40 PER SQ.FT. 
1.12X 

$945,095 

LOW 
$22,150,977 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

TABLE 4 - 17 

BENEFIT CALCULATION ASSUMPTIONS 
HOLLYWOOD-HIGHLAND STATION 

STATION OPENING DATE .:?000 

;r~~ FRA~E '.' QR n~N~;"ITS BEGIN YEAR END 
:. VA~UE OF ~ROJEC~ED OFFICE GROWTH 
II. VALLIE OF PREMIU~ OFFICE LEASE P.ATE 
III. !~CREASED 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 
ANNUA~ OFFICE GROWTH - WITH METRO 
CURRENT STATION AREA OFFICE INVENTORY 
CURRENT STATION AREA OFFICE VACANCY X 
CURRENT STATION AREA OFFICE LEASE RATE 
o/. OF PROJ GROWTH ACCOM IN EXISTING BLDG 

II. VALLIE OF PRENIUN OFFICE LEASE RATE 

CURRENT STATION AREA OFFICE INVENTORY 
ASSUMED OFFICE VACANCY RATE 
OFFICE LEASE RATE PRENIUft 
MONTHLY OFFICE LEASE RATE PRENIUft 

III. VALLIE 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 EftPLOYEES 
SQUARE FEET PER EftPLOYEE 
PERCENTAGE OF EftPLOYEE TRANSIT-USERS 
ANNUAL PER CAPITA RETAIL SPENDING 

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

IV. INCREASED VALUE OF UNiftPROVED LAND 

2000 
2000 
2000 
19M 

lOY. 

25,000 SQ. FT. 
32,500 SQ. FT. 

1,soo,000 SQ. FT. 
lOo/. 

$15.00 TO 
40Y. TO 

1,soo,000 SQ.FT. 
lOX 

SY. TO 
$0.0G TO 

4Y. 

13000 
2r. 

$2,400 

250 SQ. FT. 
20X 

$2,400 

G,721 PERSONS 
8,875 TO 
55.G7X 

$6,517 

50,000 SQ.FT. 

YEAR 
.:?020 
2020 
2020 
2020 

TO 

ANNUAL connERCIAL GROWTH - WITHOUT METRO 
ANNUAL CONftERCIAL GROWTH - WITH ftETRO 
F.A.R. OF PROJECTED GROWTH 

70,000 SQ.FT. TO 

CURRENT INVENTORY OF UNIMPROVED LAND 
PREVAILING STATION AREA LAND VALUE 
INCREASED LAND VALLIE PREftIUn 

6 
1,750,000 SQ.FT. 

$40 TO 
1Y. TO 

47 

40,000 SQ.FT. 

$17.40 PER 
GOY. 

lOY. 
$0.15 

SQ. FT. 

9,952 PERSONS 

95,000 SQ.FT. 

S75 PER SQ.FT. 
2X 
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TABLE. 4 - 18 
ESTIMATED BENEFITS HOLLYWOOD-HIGHLAND STATION 

I. VALUE OF PROJECTED OFFICE GROWTH 

EST OFFICE GROWTH DIFFERENTIAL WITH METRO 
¼ 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 
ASSUNED OFFICE VACANCY RATE 
ESTIMATED LEASED OFFICE SPACE 
ANNUAL LEASE RATE PRE"IUM 
ESTI"ATED "ETRO RAIL BENEFIT 

YEAR 2000 

HIGH 
15,000 SQ. FT. 

E,Q,: 

9, 000 SQ. FT. 
S17.40 PER SQ.FT. 

$156,600 

HIGH 
1,790,000 SQ.FT 

10¼ 
1,611,000 SQ.FT. 

Sl.74 PER SQ.FT. 
$2,803,140 

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 NARGIN 
ESTINATED "ETRO RAIL BENEFIT 

B. RETAIL SALES TO NEW EMPLOYEES 

EST OFFICE GROWTH DIFFERENTIAL WITH "ETRO 
ESTIMATED SQ.FT. PER ENPLOYEE 
EMPLOYNEHT DIFF ATTRIBUTABLE TO NETRO 
ADJUSTNENT FOR ENPLOYEE TRANSIT USERS 
ADJUSTED EMPLOY"ENT DIFF DUE TO NETRO 
ANNUAL PER CAPITA RETAIL SPENDING 
INCREASED RETAIL SALES - NEW ENPLOYEES 
ESTINATED RETAIL PROFIT MARGIN 
ESTINATED "ETRO RAIL BENEFIT 

C. RETAIL SALES TO NEIGHBORHOOD POPULATION 

POPULATION DIFFERENTIAL WITH "ETRO 
ANNUAL PER CAPITA SPENDING 
CO~MUNITY RETAIL SALES AS Y. OF TOTAL SALES 
INCREASED RETAIL SALES - NEIGHBORHOOD POP 
ESTINATED RETAIL PROFIT NARGIN 
ESTINATED NETRO RAIL BENEFIT 

13,000 
$2,400 

$31,200,000 
4Y. 

Sl,248,000 

HIGH 
15,000 SQ. FT. 

250 
60 ENPLOYEES 
SOY. 
48 EMPLOYEES 

$2,400 
$115,200 

4Y. 
$4,608 

HIGH 
3231 PERSONS 

$6,517 
55.67X 

$ll, 722,113 

48 

4X 
S468,885 

LCW 
7,500 SQ.FT. 

40¾ 
3,000 SQ, FT. 

Sl5.00 PER SQ.FT. 
$45,000 

LOW 
1,782,500 SQ.FT 

10¾ 
1,604,250 SQ.FT. 

S0.75 PER SQ.FT. 
Sl,203,lS8 

LOW 
7,500 SQ.FT. 

250 
30 EMPLOYEES 
80¾ 
24 EMPLOYEES 

$2,400 
$57,600 

4Y. 
S2,304 

LOW 
2154 PERSONS 

$6,517 
55.67¼ 

$7,814,742 
4¾ 

$312,590 
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TABLE 4 - 18 
ESTIMATED BENEFITS HOLLYWOOD-HIGHLAND STATION 

IV. INCREASED VALUE OF UNIMPROVED LAND 

INVENTORY OF UNIMPROVED LAND 
PREVAILING STATION AREA LAND VALUE 
!NCREASED LAND VALUE PREM!UM 
ESTIMATED METRO RAIL BENEFIT 

YEAR 2000 
(CONT!NUEDJ 

HIGH 
l,$50,833 SC.FT. 

$75 PER SC.FT. 
2.49Y. 

$3,078,906 

HIGH 
PRESENT VALUE OF TOTAL ESTIMATED BENEFITS $44,557,382 

49 

LO'.:I 
! , 655, 000 SC. FT. 

$40 PER SQ.FT. 
1. 12Y. 

$738,572 

LOW 
$16,667,427 
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TABLE 4 - 19 

BENEFIT CALCULATION ASSUMPTIONS 
UNIVERSAL CITY 

STATION OPENING DATE 2000 

TI~E :RA~E ;-~~ EENEf!TS BEGIN YEAR END YEAR 
:. VALUE ~F PROJECTED OFFICE GROWTH 
II. VALUE Or P~~r.IUN OFFICE LEASE RATE 
!!1. INCREASED RETA!~ SALES PROFIT 
IV. INCREASED VALUE Or 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 Y. 
CURRENT STATION AREA OFFICE LEASE RATE 
¾ OF PROJ GROWTH ACCOM IN EXISTING BLDG 

I!. VALUE OF PREMIUM OFFICE LEASE RATE 

CURRENT STATION AREA OFFICE INVENTORY 
ASSUNED OFFICE VACANCY RATE 
OFFICE LEASE RATE PREMIUM 
MONTHLY OFFICE LEASE RATE PREMIUM 

Ill. 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 ASX OF TOTAL SALES 
ANNUAL PER CAPITA RETAIL SPENDING 

IV, INCREASED VALUE OF UNIMPROVED LAND 

ANNUAL COMMERCIAL GROWTH - WITHOUT METRO 
ANNUAL COMNERCIAL GROWTH - WITH METRO 
F.A.R. OF PROJECTED GROWTH 
CURRENT INVENTORY OF UNIMPROVED LAND 
PREVAILING STATION AREA LAND VALUE 
INCREASED LAND VALUE PREMIUM 

so 

2000 2020 
2000 2020 
2000 2020 
1989 2020 

lOY. 

125,000 SQ.FT. 
125,000 SQ.FT. TO 
810,000 SQ.FT. 

13X 
$21.00 TO 

O¾ TO 

810,000 SQ. FT. 
lOY. 

SY. TO 
$0.09 TO 

4X 

16000 
2X 

$2,400 

250 SQ.FT. 
10¾ 

$2,400 

1,971 PERSONS 
2,262 TO 
55.67X 

$12,274 

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

6 
710,000 SQ. FT. 

UO TO 
lY. TO 

TO 

135,000 SQ.FT. 

$33.00 PER SC.FT. 
20Y. 

lOX 
$0.28 

2,408 PERSONS 

168,250 SQ.FT. 

$75 PER SQ.FT. 
2Y. 
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TABLE 4 - 20 
ESTlMATED BENEF!TS UNlVERSAL CITY 

T VALUE OF PROJECTED OFFlCE GROWTH 

EST OFFICE GROWTH DIFFERENTlAL WITH METRO 
¼ ACCOMODATED lN EXlSTlNG BUILDINGS 
ADDL OFFICE DEMAND DUE ;0 METRO 
ESTlMATED LEASE RATE 
ESTIMATED METRO RAIL BENEFlT 

II. VALUE OF OFFICE LEASE RATE PREMlUM 

ESTIMATED OFFICE SPACE INVENTORY 
ASSUMED OFFICE VACANCY RATE 
ESTlMATED LEASED OFFlCE SPACE 
ANNUAL LEASE RATE PREMIUM 
ESTIMATED METRO RAIL BENEFlT 

YEAR 2000 

HIGH 
10,000 SQ.FT. 

20¾ 
2,000 SQ.FT. 

$33.00 PER SQ.FT. 
S66,000 

HIGH 
2,195,000 SQ.FT 

lo,: 
1,975,500 SQ. FT. 

$3.30 PER SQ.FT. 
$6,519,150 

lil. VALUE OF IHCREASED RETAIL SALES PROFlT 

A. RETAIL SALES TO ;RANSIT PATRONS 

ESTIMATED DAILY PATRONAGE 
ANNUAL PER CAPITA RETAIL SPENDING 
INCREASED RETAIL SALES - RAlL PATRONS 
ESTIMATED RETAIL PROFIT MARGIN 
ESTIMATED METRO RAIL BENEFlT 

B. RETAIL SALES TO NEW EMPLOYEES 

EST OFFICE GROWTH DIFFERENTlAL WITH METRO 
ESTIMATED SQ.FT. PER EMPLOYEE 
EMPLOYMENT DlFF ATTRIBUTABLE TO METRO 
ADJUSTMENT FOR EMPLOYEE TRANSIT USERS 
ADJUSTED EMPLOYMENT DIFF DUE TO METRO 
ANNUAL PER CAPITA RETAIL SPENDING 
lNCREASED RETAIL SALES - NEW EMPLOYEES 
ESTlMATED RETAIL PROFIT MARGIN 
ESTIMATED METRO RAIL BENEFlT 

C. RETAlL SALES TO NEIGHBORHOOD POPULATlON 

POPULATION DlFFERENTlAL WITH METRO 

16,000 
$2,400 

$38,400,000 
4X 

$1,536,000 

HIGH 
10,000 SQ.FT. 

250 
40 EMPLOYEES 
90X 
36 EMPLOYEES 

$2,400 
$86,400 

4X. 
$3,456 

HIGH 
437 PERSONS 

ANNUAL PER CAPlTA SPEND!NG $12,274 
COMMUNITY RETAIL SALES ASX OF TOTAL SALES 55.67X 
INCREASED RETAIL SALES - NE!GHBORHOOD POP $2,982,576 
ESTlMATED RETAIL PROFIT MARGIN 4X 
ESTIMATED METRO RAIL BENEFIT Sll9,303 

51 

LOW 
0 SQ. FT. 
ox 
0 SQ.FT. 

$21.00 PER SC.FT. 
so 

LOW 
2,185,000 SQ.FT 

10¾ 
1,966,500 SQ.FT. 

Sl.05 PER SQ.FT. 
$2,064,825 

LOW 
0 SQ.FT. 

250 
0 EMPLOYEES 

90X 
0 EMPLOYEES 

$2,400 
$0 

4X 
$0 

LOW 
291 PERSONS 

$12,274 
55.671. 

$1,988,384 
4X 

$79,535 
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TABLE 4 - 20 
ESTIMATED BENEFITS UNIVERSAL CITY 

YEAR 2000 
<CONTINUED I 

!V. INCREASED VALUE OF UNIMPROVED LAND 

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

HIGH 
423,625 

$75 
2.49¾ 

$790,087 

HIGH 
PRESENT VALUE OF TOTAL ESTIMATED BENEFITS $41,767,625 

52 

SQ.FT. 
PER SQ.FT. 

LOW 
425,625 

S40 
1. 12Y. 

$189,943 

LOW 
$16,256,095 

SQ.FT. 
PER SQ.FT. 
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TABLE 4 - 21 

BENEFIT CALCULATION ASSUNPTIONS 
NORTH HOLLYWOOD STATION 

STATION OPENING DATE 2000 

TIME FRAME FOR BENEFITS 
I. VALUE OF PROJECTED OFFICE GROWTH 
II. VALUE OF PRENIUN OFFICE LEASE RATE 
III. INCREASED RETAIL SALES PROFIT 
IV. INCREASED VALUE OF UNI"PROVED LAND 

DISCOUNT RATE FOR NET PRESENT VALUE 

I. VALUE OF PROJECTED OFFICE GROWTH 

ANNUAL OFFICE GROWTH· WITHOUT NETRO 
ANNUAL OFFICE GROWTH - WITH NETRO 
CURRENT STATION AREA OFFICE INVENTORY 
CURRENT STATION AREA OFFICE VACANCY X 
CURRENT STATION AREA OFFICE LEASE RATE 
X OF PROJ GROWTH ACCON IN EXISTING BLDG 

II. VALUE OF PRE"IUN OFFICE LEASE RATE 

CURRENT STATION AREA OFFICE INVENTORY 
ASSUMED OFFICE VACANCY RATE 
OFFICE LEASE RATE PRENIUN 
NONTHLY OFFICE LEASE RATE PRENIUN 

BEGIN YEAR END 
2000 
2000 
2000 
1989 

lOX 

46, 000 SQ. FT. 
66,000 SQ. FT. 

950, 000 SQ. FT. 
22X 

$15.00 TO 
SOX TO 

950, 000 SQ. FT. 
lOX 

5X TO 
$0.06 TO 

I III. VALUE OF INCREASED RETAIL SALES PROFIT 

I 
I 
I 
I 
I 
I 
I 
I 
I 

RETAIL PROFIT NARGIN <ALL CATEGORIES> 

A. SALES TO TRANSIT PATRONS 
DAILY PATRONAGE 
ANNUAL PATRONAGE GROWTH 
ANNUAL PER CAPITA RETAIL SPENDING 

B. SALES TO NEW ENPLOY££S 
SQUARE FEET PER EMPLOY££ 
PERCENTAGE OF EftPLOYEE TRANSIT-USERS 
ANNUAL PER CAPITA RETAIL SPENDING 

C. SALES TO NEIGHBORHOOD POPULATION 
STATION AREA POPULATION - WITHOUT "ETRO 
STATION AREA POPULATION - WITH "ETRO 
COft"UNITY RETAIL SALES ASX OF TOTAL SALES 
ANNUAL PER CAPITA RETAIL SPENDING 

IV. INCREASED VALUE OF UNiftPROVED LAND 

ANNUAL co""ERCIAL GROWTH - WITHOUT "ETRO 
ANNUAL COft"ERCIAL GROWTH - WITH "ETRO 
F.A.R. OF PROJECTED GROWTH 
CURRENT INVENTORY OF UNiftPROVED LAND 
PREVAILING STATION AREA LAND VALUE 
INCREASED LAND VALUE PREftIUft 

4X 

10000 
2X 

$2,400 

250 SQ.FT. 
lOX 

$2,400 

3,302 PERSONS 
3,357 TO 
55.67X 

$6,783 

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

6 
1,200,000 SQ.FT. 

$40 TO 
1X TO 

53 

YEAR 
2020 
2020 
2020 
2020 

TO 

TO 

86,000 SQ.FT. 

$18.60 
75X 

lOX 
$0.16 

3,385 PERSONS 

100,000 SQ.FT. 

$60 
2X 
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TABLE 4 - 22 
ESTIMATED BENEFITS NORTH HOLLYWOOD STATION 

I. VALUE OF PROJECTED OFFICE GROWTH 

EST OFFICE GROWTH DIFFERENTIAL WITH ftETRO 
Y. ACCOftODATED IN EXISTING BUILDINGS 
ADDL OFFICE DEftAND DUE TO METRO 
ESTIMATED LEASE RATE 
ESTIMATED METRO RAIL BENEFIT 

II. VALUE OF OFFICE LEASE RATE PREMIUM 

YEAR 2000 

HIGH 
40,000 SQ. FT. 

7SY. 
30,000 SQ.FT. 
$18.60 PER SQ.FT. 

sss8,ooo 

HIGH 
ESTIMATED OFFICE SPACE INVENTORY 1,496,000 SQ.FT 
ASSUftED OFFICE VACANCY RATE lOX 
ESTIMATED LEASED OFFICE SPACE 1,346,400 SQ.FT. 
ANNUAL LEASE RATE PREMIUM $1.86 PER SQ.FT. 
ESTIMATED METRO RAIL BENEFIT S2,S04,304 

III. VALUE OF INCREASED RETAIL SALES PROFIT 

A. RETAIL SALES TO TRANSIT PATRONS 

ESTIMATED DAILY PATRONAGE 
ANNUAL PER CAPITA RETAIL SPEHDIHG 
INCREASED RETAIL SALES - RAIL PATRONS 
ESTIMATED RETAIL PROFIT MARGIN 
ESTIMATED METRO RAIL BENEFIT 

8. RETAIL SALES TO NEW EMPLOYEES 

EST OFFICE GROWTH DIFFERENTIAL WITH METRO 
ESTIMATED SQ.FT. PER EMPLOYEE 
EMPLOYftENT DIFF ATTRIBUTABLE TO METRO 
ADJUSTMEHT FOR EMPLOYEE TRANSIT USERS 
ADJUSTED El!PLOYftEHT DIFF DUE TO METRO 
ANNUAL PER CAPITA RETAIL SPENDING 
INCREASED RETAIL SALES - HEW El!PLOYEES 
ESTIMATED RETAIL PROFIT MARGIN 
ESTIMATED METRO RAIL BENEFIT 

C. RETAIL SALES TO NEIGHBORHOOD POPULATION 

POPULATION DIFFERENTIAL WITH ftETRO 
ANNUAL PER CAPITA SPENDING 
COMMUNITY RETAIL SALES AS 1 OF TOTAL SALES 
INCREASED RETAIL SALES - NEIGHBORHOOD POP 
£5TlftATED RETAIL PROFIT MARGIN 
ESTIMATED METRO RAIL BENEFIT 

10,000 
$2,400 

$24,000,000 
n 

$960,000 

54 

HIGH 
40,000 SQ.FT. 

2SO 
160 EMPLOYEES 

90X 
144 £JfPLOYEES 

$2,400 
$34S,600 

n 
$13,824 

HIGH 
83 PERSONS 

S6,783 
5S.67X 

$311,528 
n 

$12,461 

LOW 
20, 000 SQ. FT. 

SOX 
10, 000 SQ. FT. 
$15.00 PER SQ.FT. 

$150,000 

LOW 
1,476,000 SQ.FT 

lOX 
1,328,400 SQ.FT. 

S0.75 PER SQ.FT. 
$996,300 

LOW 
20,000 SQ.FT. 

250 
80 E11PLOYEES 
90X 
72 EMPLOYEES 

92,400 
$172,800 

n 
$6,912 

LOW 
55 PERSONS 

S6,783 
5S.67X 

S207,685 
U · 

$8,307 
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TABLE 4 - 22 
ESTI"ATED BENEFITS - HORTH HOLLYWOOD STATION 

IV. INCREASED VALUE OF UNI"PROVED LAND 

INVENTORY OF UHI"PROVED LAND 
PREVAILING STATION AREA LAND VALUE 
INCREASED LAND VALUE PRE"IU" 
ESTI"ATED "ETRO RAIL BENEFIT 

YEAR 2000 
<CONTINUED> 

HIGH 
l,100,000 SQ.FT. 

$60 PER SQ. FT. 
2.49lt 

Sl,641,254 

HIGH 
PRESENT VALUE OF TOTAL ESTI"ATED BENEFITS $30,858,731 

55 

LOW 
1,104,167 SQ.FT. 

S40 PER SQ. FT. 
l. 12,: 

$492,754 

LOW 
$12,539,996 
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l~~I! WUI[ Cf ~!,JliH:QVH V~D ss;z ,~·')) rn1 ,9:.s S:8!,m ~9(1~. 711 rn1, 5~6 S?34.il3 ,m,m p ~q,996 sm,w 11 1<111,m , 1 !017 , ~65 U ,034 ,0 40 u,0~0,,,2 Sl ,(167, ~3b 11,~~~ ,H4 u1,rn ,so, 
_.,. 

W AL 
S9:-, ,, ~·) saH 1 ?3~ ~,3!,rn Ht f,H t m1 , ~~) t9~4,7j: ~,:-2,,~3 S%9 19Q.~ n 1523,o~ S2 ,~6& , !bO S2 ,~(lb,! 51 '2!641/21~ S2,t92,702 ,2,n6, 1f4 12! m ,~.:2 W ,(.~~ 1 n9 

i 
H,Hn~ O!WE I 
UI 
f'~C.'£C~H OFflt:: BR.Clll,I 

S4~ ,0()() H\C(IO HS ,l.'00 ·t~~.~ m,ooo S4~ ,OM f45 ,ooo ,m,ooo 

Pli~~!U1 OFFICE tE~S£ RAT[ 

u,rn,1:-v Hi m,41C H , H4 J750 U 1 47i 1060 U,03 1370 H,~7,b80 SI, 521,Cj~O 1:2.f!0,4l0 

m, P.W.it mEs r·r;OFIT 
1~1462 1746 si ,~ot , 350 H , 540,913 H ,m,461 Sl ,1123,023 st.~~5 ,628 st,70'1 .lGS S2Q, 195,677 

I~R mil£ Of UNll'\~·ROV~D Lt.!<D mo,Mo SSSo 1 l07 ss~2,2•1 1sn, 422 H0~, t32 s~:o,e7s 1rn,m m3 ,4U> 

r"·"· 
S9!~ ,1~ 1ffi,M~ m~,015 $950,54~ ms,ins Hbt ,m n• ,042,49'1 

TOTM. 18BO,MO set.b,!n ,,~2,147 sgqa , ,:2 sqo~,b32 l~!0,87~ ~rn.m H23, 4!,6 s ,e72,72b s3, m ,c~o $3,990,328 ,~Jc~,,iu ,~, 111, '?33 H , lHi3-07 H,'237 , ,67 s~s,rn!,~~ 

Kl 
P~JECTED OFF!CE GROWTH f'"'"' sm,m m4,E75 S394 1875 S3~4,875 S3<?1,S7~ sm,sn t:-,~2l.l,'.i~O 

Pf:Ellltll'! oFm[ LE~SE RATE 

, ,914,0~1 n,,~,cas H,Ob•,175 H,m, 2b2 H,214 , 3£9 H1~e9,4:.b H ,~,A 1 ~23 S:31'187, ~~7 

l~CR RET~IL SALES PROFIT 

S , 702 ,0&4 si ,m,m Sl,82~,9b0 s1 1 s<10, s~, SI, 957 ,IXIS $2,02!, ,378 121095 i H9 S3B,O(i, 15S 

[ NCR V~LIJE GF LIN t!li'RO\'ED L~ND s~,080 ,(ltlO $3, 13,2, ~~~ n,1ss,011 $3,2)8,8(17 S3,293,~90 13 ,:.49.(•'5 S3 1405 , m S3,'~2,904 t~-06,646 n,m.m S3, ~9~ i rl l 131640,047 S3,b&~,22i n,1~,n2 \ \77616H m,m,4~1 

TllTAt 13,(190,0~0 n,n2,~&o l31 18~ ,0II S3,2l!!,8l7 13 ,213,~80 Sl,H910~5 n ,m i ~l5 S3,4b2,904 s ,s11,m n ,611.~~1 S9,!i81 ,23l $10,064,740 Sl0,2511 4~9 S!0,~401 (~1 S!?,631 17e8 m o,rn,313 

( 

LO 
P~OJ~CTED c,FICE 6R~NTH 

S~),000 $45,000 145,00? m,ooo sm,ooo 

U , 203,l&S ·h,22s,m U 1247,~3 Ui 2b9 ,000 124,929,458 

1l,5o2,tl94 111597,3'2 u,~2 ,s~ Sl, 61>8 , 404 m ,~so ,010 

I~ WHE Cf Ulii!IPROV~D L~Nn S7001000 S703 16~3 S701 , m mo, ~00 $714,~<i ma,190 1721,~4 $725, 479 srn,124 m21m sm,m sns,~n m~;100 $742,796 '744 ,8j9 Sl2i '142,852 

TOTAL s10-0,oi,o S103,633 S7C7 ,269 mo,1oe S7l~, ~0 n1a,19o m1,rn sm ,478 sm,124 m21m ,rn,m S31H,,bs.1 s3,6(lg,217 S3,~e7,416 '3,727,263 173,217,380 

HI 

- '!""'~:;t_: ~ 

PftOJEC:[D OFF ICE 6RONTH 

m&
1
1ioo ·,151,£00 .:.' uS&11too sm,&00 i 2.u2,200 

f1t["lllll OfflIT LEAS[ RATE 

S2, ll031 140 ·~l%51,?~~- ,t21m,420 S2,~1,~ S~0,431 ,'J~ 

IIIC~ RETA IL SALES PROF IT 

U ,721,493 u,16-4,668 -u,m ,n1 U,853,723 m,3'?011,10 

I Nul VAi.i.iE OF Ult! l\.0 ROVED LAND n,02~,000 S2,6b4 1 m n, 10~ ,o4o S2, 745 1S76 $2, 787,263 S2 ,82)' 1 ?07 S2,811 , 714 $2J914,790 S2,9~8 ,HO u,on,no 13,047 ,486 Sl,07819()6 S3,11(11~ $31141,847 s1,m,m m,714,840 

TOTAL S2,625i000 12/H,1Sv $2 1705,C40 ,2, 74~,876 S2, 787 ,2b3 12, S21 1 ?07 S2,87l, 714 S2,H4,79~ 12,~~8,HO Sl,002,670 n,on,486 S7,7601B8 $7,897, 411 ~i015,b05 se,174,729 Ubl ,207 ,i~o 

HO\.LYNOOD ST~JJ()t;;S TOT~~ 

LO 
r!WJECTED omcr 6ROlHH 

miooo ,~~.ooo S4~ ,000 111'01000 t90 10(l(I $90 ,000 iC?O ,CiOO Sli 395,00:) 

ff.EKIU" OtFICf LEASE RATE 

H, ~84 1630 u,:.~ ,940 H16131254 12,830,748 12,86b,9~5 $2,903,243 !2,i31,HO m,s1a,arn 

JW:R RETAIL SALES PROFI T 

s2,m ,ooo ,2 ,i79,450 12,~,245 H,313,314 S4 1410,405 $4
1 
~O'J,614 H,H0,99b m,m1 Ho ' ~" ft;_ 

!NCR YM.UE OF UKi11PR0V£D LAND u,m,ooo H,&04,m H 18lb 1247 Sl!827 I rn) u,tm,10~ ll ,tSl,~12 1!,~3,371 st ,875,2&3 SL ,E:S,S, ~76 SI 18'17 ,~7 H ,~1,277 11 1919,1% U ,92' ,123 U 193910H S\,'i4!l, m $~ 1b4S,1:U .-r. '4 

TOTAL H ,793,000 $! 19C1. ~97 H,31b1i47 U,827,9~ H ,e39 ,705 u ,es1 ,m 11 1?~1,ln U ,87~ , 283 lb,087,~ 16,171,'liJ St,2~~. 772 n,lSJ,2~,8 S9,2416,~23 S9,Hl ,9h iq ,!.&Y 1H2 s:bS,4~4,834 v •• Ii 
,l;' 

HI 

~ 

PR~J[CT[D O,FICE SRO~TH 

,u1 1275 un.m s~::1,m rnD,875 SW3 1875 rni 1si5 i~~-3,m se,6H,O~O ~~-

PREitu~ o,flCE LEt5E ~~~E 

14 ,238, 40b H,317,1~ H ,~i5, 970 $7 ,277,742 H,41,,114 S7, ~60 14M 17 1701,F~S H34,6<1,5'72 

- INtR R~ rA!L SALES PROflT 

t2i8B1 1b?I s2, 965,626 n,c~o,m 14,859,564 14,992,328 S51128,!l4 l~ 1167 ,bB5 ,~~,M5,282 
I 

-~ ' 

I NCR VAL Lit CF U~ l MPf11','t0 LAM D $!, 1 ~'.7 ,(,(10 Sb,6Hi76~ ,~,774,225 H,885 ,~93 S6,99!!,2i9 17 ,112,967 H ,229 1422 u, m ,690 S1 14~,n3 H ,~:,4,'l~a s1,uo 1372 '7 ,752,993 $7 ,846,254 S7,Htl,W s3,)34 ,M2 sm,m ,0~0 ' 
It'' .J .. 

TOl~l ib ,m,no l6,fH, 71>8 S6,i74,225 Sb,88'.\,J'IJ S6,998,2i9 '7,112,967 S7 ;22'1,422 
n, !0 ,690 H4 ,999,ol~ u5 ,n4,v~7 H5,!,3' ,2o9 ,20,n~ ,113 , 20.e41,m ,21,212,e4Ct rn,~88,on 

rn~,1(:1, 403 
I '-t' I 

NH PRESENT V~LUt - LO H-~ ,b39,33! J 
~ET FRt5EIIT \'~UJ£ - HI Sl21 1 t72 ,b! l ; 

~ 



.~. 
.:..' .. 1-

I f;:t;.>·"\ J.' • ,. 
( .... .. .. ~ • .s.;; 

I \ 
S1W,!R1 Of ml!IATrn mum . .'nEY STAHC~; 

' 
11,:~ !~9(1 !jG ~ 1'.~; 1r ;? ;9;4 1m 1,·% H17 1,·~a :~!: 9 :?,)(:O :~111 : :·r.: -=~·\: ; :· )O~-·~.)?.il 

J':l ','U.,~L rnv 

I 
j 

~ 
LO 

-,;: ;~ ·. rnom.m om~E ~~owrn ·~ n !'.) i (l so 

. ,_ ', FF·;l\l!JII OfFICt LmE ~m 
n ict~.f~~ ,1,1s:,~~~o s: ,:.~i ,01~ , : ~ • ! ·~ , :·~·o , :.;, i Ti J!L.~ 

I 
. {" ' • 11:[R mm ! >L t~ f'ROFIT 

! 1~~~ :il:.~-5 11 ,e:~,1io 11,m,5t3 11. ; 1~.0~5 ~.~1. i: 1,;77 

11;;:R m!Jf Of ui.;11,:,~lj',':O L4kD sm,~M 127,, !O~ ,:~~ ,.r~ , 2,)1') , lbb ,m,m s1~i , 1~~ 11)~·~}57 ,2a, ~:;) '2:8,0!S ,~,:,~,2~~ S:H,'.-~S U$9 1'j 43 ,;~,E;• I ~70 ,.)~,;. S1~9 , 77 7 I ! ,;)'..~,~.I 

rmt m•,o~o 12; ~,;o; i~CS,61) suo,~~6 12~2,m ,2~~J!~$ sm,b:,7 l ii6, 'i'~S 1:1S/;l~1 t Z~8. ;~! m~.m t3,E'10 ,303 -~ ,.jJ~,79~ $4,g9,~.38 '4, 2=tE2 -~~ / 't3,:·(.1 

I 
~I 
?itDm m (;ff ICE S~!llflH 

IU ,M<l Hb ,GOO H6 , tO>l IH,·)01 ti ,!??,0{10 

f~E"!UII OfflCE LE~E ~ATE 
'6, 5:~,ISC $6 ,92~, 1!}0 n ,:m,~~~ $7 1722,~¢0 11~:.~1, ,3~0 

:~(~ RETtlL S~lES fROflT 
u,o~e,m SI ,l94 ,03.7 SI. JiQ,v!O u ,m,1a~ n~,:n,m 

,I 
I ~CR V~LeE Of U~I !\f fiOvrn LAIID u ,ot 5, o,xi '1 ,(,!~,775 $! ,027 ,3,5 H,006,~21 Vi'S~,013 $91,1,~30 m7,5IO m1,769 ,ae4 ,,01 ,g5!,1f!, S8i~,S~~ mC,CB7 , m,~43 , 1n,m li,7:, ~ , ~ 14 c~7~ , l11 

U, Ob5, 0(10 l l ,oi6,77S H ,027 , 3~5 SJ, 006, S21 m15,~n m1.m ,m ,'.,30 ,m,m $88. , 6(13 ~fs:., qss tm,si, ,9,,m. m $91 U2,6% ,~,£30,172 '10,?26,~25 ; 23411n,e: i 

NOf. TK H~L ffCl{ID 

I f'F:[l~ECTED CHIC£ 6ROHH 
$1~,0{;0 , !so,v,o S!~~1000 , 2,5~0,0~!J 

'1~0,000 

F'R[ll!lffl OFFICE LEASE RAIE 
H~b ,3•)0 ti ,041,fl!-O ,1,0b~,~~ s1,m ,9:.ai $'..'b.Oi5,300 

I 
INCR RETAIL SALES ff.'()f ]T 

m~,n9 H ,001 13U l l,017,8~2 u ,t5• 1n 1 l2~ 1 Hb,~n 

~H1;R V~LUE OF Uklr.PROVfD LA~D $(3~,000 , 1a1,m H8?,6U n84,2 !1 H8~1bl ) f!%,%8 ma,2n HS~,~ ,no.s95 H~1 153 m1,m m2.1s• sm,w m1,2i1 m),t•2 li,14[ ,0~1 

TOTAL I ~8:) 1 X:0 Wl,U3 H82,80 , ~s• .2!1 gf:),61~ tm,m1 S4a8 129(1 HS9.MQ H90 ,8'1~ $4412,!~S sm ,398 '2 ,6l. ,27l '1,bS. ,2.0 S2,7'.·4 ,Si8 $2 .12~,g4 i 5? ,1S2 ,0~3 

I 
I HI 

PROJECTED CfFICf: 6RDliTH 
me,ooo -~~8 ,000 ,5~.a,000 s~:.s,DOO S9,t%,()00 

f"F.fi',JU~ OfflC( LUSE r.>J.tE 
s2 ,SC4 , JH '2,6~,268 S2,?H,232 S2,~~1H6 rn, 9q ,sz• 

l!i{R RETAIL SALES f'f,.ilf!T 
mt,285 s1,01~.;m u,e~2,m u ,oe; , ~s6 ,2~,c1u.,n1 

I' 
1~:R VALUE Of t;l(ll\f'~OVEa LANn u,1•:i,coo 11 ,m,6;0 S1,U7,368 H,.9o, ~l H/•1 5,•05 u ,mtm u,m,u• $1 ,)7\69'? U ,~93,4S7 H,rn,~75 u,&~3,4~3 '1 1 W,2S4 U ,64e,7H s1,1,s:,,~i6 H,M2,~43 ,~s.s!21m 

fOT M. H,Ho,oco u ,m,&co ,1 ,477 ,1~a H,4%, 3.)3 ll ,5!),~\)~ H,m,672 H, ~.~. ,tr.• u,sn t6'?9 u, ~n, •57 $! ,6i3,375 Sl ,; 33,~:,3 S\H"1,&4~ i~.87A 1l!S ,~,05e,B12 •~ ,ic,ni sm,m,s&~ 

I 
I 
I 
I' Y~LLEY STATIONS TOT~l 

I f'RGJEC1ED GfflCE 6ROIITH 
H:,0 ,000 11:,0,000 !J:,O, ON Sl 5(1,COO S 2, :.~~, 00(1 

PREIIIUII OFF ICE W;SE F:ATE 
n ,0&1 ,m sJ,223,8.ZtO i3, }~! ~ 475 S3, 54~ 1 150 !~~,22~ ,8:~~ 

I 
lWCR HTAIL SftlES F'ROF!t 

S21 ~110,iS5 n,t~ll,CSC s21106,m s2,n~,m $'.i7 ,l~31 ~iS 

lll{R rnuE Of UN 11'.PRO\'ED lfi~V sn ,, ooo 1m1s37 m1,m i744 ,903 ,ns, rn m1,m ,m,9~1 Hlb,~,H s708,'HO $7f. l ,052 ,tn, "b& S6B2 ,li% ,~12,m ,.~~l }J21 t~~},l!q t~,177 ,2~~ 

rntM. nu,ooo S7~7,837 S751 10; t H4,'IJ8 H38113~ $731,153 1721, <;~1 1716 , ~44 11ce,cm lM,u:-2 $692,qi~ t 6,~S~1 ~,?6 H ,c~t ,O::.S ! ~,~0~~ ?!6 '7,'.J'.,,no Sl~~,'.~t, ,{: ~~ 

HI 

I 
fRCJEtTED OFFICE b"RO~TH 

tb:4 ,O(:O sm,cco t ~.~~ ,c~C'-' i~:~,i:;oo HC,~OS!OvO 

H:Elll!ffl OFFICE LEASE RATE 
H ,023, 454 s<1,~!.$1 :.r~ i !~,11s1 ~~2 ,:~,b~,m i}~,.~1.111 

mR REWL SALES f'R(lfll 
S2,~(\(\{4 11,711,310 , iJn2,:04 12,~~J,Ob7 !eC,370,2~1 

!~CR VALUE OF UtHl'JROVED LA~n SZ , SOS,O(iO 12, ~(,S ,F5 ~2, ~,('4, 763 t2 1 ~.n, 12~ ~,, ~0~1 qe t2, c1.~,b03 n, ~q1,~~, S2,~8S,(H S21 ~70, ClM !7 I !t(j ,3~0 12,m,321 n,,31,341 12 1~31,2!.7 ,2 1369.~~B •~,3}~ ,m s:-.2,rn.1,,~s 

rnTAL n ,sc~ .Mo t2,~-(1\375 12 ,~0 4, 763 s2, St1 ~, 12~ '2 1 5,:i(l, 418 11,m,tcJ ,2.~'IJ,t,34 S2 ,46S1 4~S· $2 147S,Ob0 i2 l4~q, 3~-0 S'.'. ~'.S,321 H4 ,72~ ,K-q $!~.~-M,9~5 n\eP3,931 q~,~t9,7 :-0 tkB, 4!,0 ,3BO 

I 
~ET ri;:ESE~.T VAL UE • LQ i 2e,7H, tq l 
"H H'EStNT VALUE - HI n21tn ,3~7 

I ., . .,. ' ., ... 
. .. , :. 1-·.f . !" , .. ~-\.: ' .. -J .... 

. ""' .:,/:JI. J •·, .. '1.-x,_t,• I 
,- :• ~ _• '4' ~ ,1 ! , ~- . _. I ... • 



I ' 

~·, 
stil!r.~r Cf csmrno ~~!1£F m - 1·£~~T mm,is 

I ; °"',f ! 9?{1 !~11 1m ! ~,-:. 1m m~ .m :'1~:' im ;9~~ Z:'IOC ~(:~1 

\ 
;,c2 :'003 :>m-:o:c 

VE>:lll.lNf nmRl. y 
•• 

I ,J LO 
•· FROm:m Off!CE 6k()lfTH 10 10 I? $(: I I) 1-) IQ t o) 

PRE~l~K Offle! LEASE R; TE SS!,~C~ U, '.•00 131 I {))¢ S3l ,OM t~J, O(·~ 1~: ,o~o I f ! ,(,00 SI, t l ! ,(,O•) 

11,:R ll!TA!l ~AL ES PROFIT l! ,IC! ,~I: I I. !:7 1 91] I!, 1~9, ~: 4 11,171.:1!1 1!,H3,~i5 11,m ,21~ 11,23~1:m 1:e>,rn ,Fl~ 

I lk~ \'AU!E OF l!lilllN-:OVfD Lm s~2s,,~o , ~30 ,c,n 1~3~·, l: 5 151~,~!>7 s: ~ ~ . ~-a~ t~.~·O , ~bl t!,~S, 1~3 ~ ~: ! '!, ~.£ t '.,H, m 1!-71 , j '.,O 1m , m 1~.e1, 31'> 15?6,3'.,3 1~~1 , 1;~ sm,m s~, ~ I~ , 4i-4 

roT.u. 1525,\·~~ 1~30, 0!3 m:,,m l~!e,JO 1;~5 .~d l ~15) ,8tl 15%1 ,F3 rnt,$~6 S! ,rn,'..J l H,73J,m l! ,E:06,723 11 ,1333, 571 11 ,~t~ .~iJ II ,B€3 ,~~2 s1, ~-a ,~02 I :0,0~1 ,Z74 

HI 
PROJECTED OFFICE 6P.O~TH sQj I ~~ 5q7 , 2~0 197 1 iOO m,200 m, 2~ m,:()v sq7 1 200 ti, 3:,(: , S<,O 

I PREIIJUN OfflCE LE~SE f:.~ JE S218,)~I) ,m.m s::~6,ISO 134'1 1 920 im,~~ H3' ,t t.0 HE-1,: 40 t ll , :28,660 

!~CR RETAJL SAL£5 PROFIT u,m,c.~: 11,:.,'.,tn H13ti8,S:i5 u,rn ,1qo U,4?6, 1!3 u ,m,60, s?,m,e11 126,391,B:5 

IMCR VM.UE Of UMIKf·RC\'ED L411D t2, l0~1CC? $2,m,n~ 12, l~\:.@3 f2 ,2~6,30S ,2, m, ,011 12,314 ,705 , 21 36~,n1 s2,1~f ,6!1 $2 I 12\335 s2,W ,HS t2,462,12~ 12 , 48'), l~l 12,497,921 s2, ~n,'ls 12,532,6C$ '37,W,255 

I 
ram n,100,000 12,J41, :9b S2, lf3,3S; 12, 2:!, 308 12, 27\(:77 12,314, 71'.lS $2, l60111 I 12,406,£.ll 14 ,Cl.-~1317 14 1 :S4 1b7? 1& 12t4,:m1 I 4, 36( 1 ~1~ .. ,~4 ,902 IA , 56~1697 14 I S!-b1BIS sn , m ,~.41 

VfRIIONl/St.Xl~ l'\OtjJCA ·--r, -v.r· LO J{' ;2· 1'-i-{i .. 
I, ·~ . l .... 

PRO,l[CT£9 OffJC( ~OVTH 10 ,c, ,o ,o , o so so so 

PROIIUII Off!~ l[~SE ~AIE rn,soo 171,'.,50 m,300 185 ,cso 11!,BOO sqsi 550 '105, 300 , 2,1si ,~50 

INCR R£TAIL S41..ES PkOFIT 1w ,m 1711,877 H~ 1i!/O m1 ,qn mq,4H 17117,BB SB05,24l U3 13t6105S 

I 
tliCl v~uJE or L'+ltl"i'!i'O',u Lm S2251(,00 ,n1i,m ,m,m m1,m sm,09s 1m 1 1b3 1237 , 2~0 mq,m •n9,m sm,bn ,m,rn ,n9, q62 12' ~ ,Cl~I sm,1~s m o, m n ,3~4, 10s 

TOT AL sn ~,00() 1226,m 1219,0!2 m 1,o, s ,m,m S235,H3 sm,250 im,354 SJ,005 1m s ! ,o:9, 121 I ! ,c:~,2,931 u ,on,~l H,101,3()5 '1 ,J25,e8& u, 150,m UF.PB3,709 
Ht 
~[CTED Gff lCE ~TH $!0, 500 1,0, soo rn,s?O 14(),~00 H ~,~O HO,'.a,O HO,S~ 156\000 

I f'REIIJl..ill CHIC£ LEASE R.4TE sm,m H~l ,~!.$ l !S0,063 S1!/:3,288 r-16,Sll mc,139 ,m,m $5 , ~~~ , :01 

!MCR R£TAIL SAl.£5 PROF IT ,m,on m2,~n 17~0 ,28S S1b8,,21 sm,~50 1@05,2~9 1814,J bl st l,701,rn 
INU Y~l UE Of Ullll'IPRO\-'£..D LAND 19~) (\0-0 SI 10081673 '1 ,027,707 11,047, C94 11,01,6,845 11 ,0S6,%8 u,~011468 u,1n13S4 11,137,904 u,m,:.e4 SI 1156 , 789 '1,166, lll u,m,Jo 11,184,478 11 11'3,~·08 U 7,S7l1,l75 
TOTAL ,m,o~ Sl ,003, 679 u,on,101 H,047,094 u,oit- , 84 5 u ,o~,~te I! ,107 ,4b8 u,1n,:m s2 10H, 03~ 11,{'1{12,241 '2,127,638 ,2,11:i,n1i 12,219, 006 11,264,975 '2,JU ,132 S37,SOl , H6 

I VERl!~T/S~T 

LO 

I f'fi:OJECTED OfflCE GROWTH 112,oco 1~2,000 112,(;QO 112,0)() U2,000 '12,000 112,000 slbe, ooo 
PREIIIIJI! OHICE LEASE RAT[ StS3, bM mo,:.xi ,m,100 Si\l~, S~Q sm,~~o '217,3~0 sm,100 tJ,at6, 1so 
IWCR PElAIL SALES P~ilflT S715,117 S:'3C 10i7 '745,! 411 1700,374 1776,682 n n ,776 JGC, ,162 113,227, ll& 

I 
INCA YALUE Of Ulfl~OYED Lm $140/IOO m 1,m m2, m sm ,m ,m,~~J sm,m m 81m 1249 ,8()8 mo,m m 1, :.es S~52 1~v6 S25J~257 sm,011, 11S4 ,933 ms , 1ss t3 1bbl ,7lB 
TOTAL 12~0,COO tiH,390 m21m t2H, l81 i:4\!-ii3 1246 ,'167 1248,H6 sw~,eoe H, 161 ,39e st , i~J, 99~ Sl, ?03,£-~4 11 ,219, ~11 ll,2Sl,3tll ,1, 211,0~9 Sl,301,020 , 20,903,00b 
Ht 
~£CT£D OFFICE 6~0NlH t90, 72C ,q,.120 s~o, no $9~,720 190,120 190,120 S90 172~ 11 ,210,oeo 

I 
f>REKI IJII OFFICE l£AS£ RATE uu,m H41, m rn9,m 1498,6!.6 ,m,m m6,9~ t~,116 Sll,167,424 
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