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SUMMARY

In November 2008, a working group consisting of staff from the City Administrative Officer
(CAO) as Chair, Mayor's Office, Chief Legislative Analyst (CLA) and City Attorney was
convened upon request of the Mayor to explore opportunities for a public-private partnership
(P3) with respect to the City’'s parking assets. In July, the Controller's Office joined as an ex
officio member following a discussion in Council (C.F. 09-0728-52). In September 2009, the
working group was instructed by the Mayor and Council to provide the final parking study, an
analysis of the results and a discussion of options for consideration (C.F. 09-0600-S120). The
working group has concluded the assessment phase of this project and herein presents these
findings and recommendations for further action in support of a P3 concession and lease for
ten parking structures within the City.

The CAO and CLA recommend proceeding with this P3 concession for the following reasons:

o Community interests — A soundly-constructed concession can accommodate community
interests and business needs, maintain market-driven service levels, and provide sufficient
mechanisms to ensure accountability and a successful partnership with the concessicnaire.
The Special Parking Revenue Fund (SPRF) and public ownership of garages severely
limits the opportunities to leverage these assets for private use and economic development.

» Financial challenges — Declining revenues, increasing obligatory expenses and the
economic crisis have created significant financial challenges. The Reserve Fund is being
used to balance the City's budget, despite the adoption of aggressive cost-saving
measures this fiscal year. A concession is a critical opportunity to help replenish the
Reserve Fund and continue generating ongoing revenues to fund other priorities.

» Core functions —~ Regardless of its financial condition, the C:ty should strive to focus its
resources on the efficient and effective’ delivery of core;services. Generating economic
development is a core function of government, however operatmg garages is not. Parking
is essential to the viability of the local economy and can be successfully managed and
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leveraged by the private sector, as evidenced by their operation of parking facilities
throughout the City, some of which directly compete with City facilities.

» Maximize asset utilization — The City's parking structures are underperforming assets. In
the case of Hollywood and Highland, in 2008-09, revenues were insufficient to cover the
cost of operations, maintenance and debt service by $989,000. A concession would
transfer the risk of operations to the private sector and provide an opportunity to improve
the utilization of these assets by removing many of the obstacles impeding the City’s
operation of the structures, such as procurement requirements.

Other Issues

e Labor — A successful transaction will require the cooperation of the City’s labor partners to
ensure interests are met, to the greatest extent possible, and a seamless transition is
implemented.

o Rate setting authority — Adoption of a five year schedule, adjusted by the Consumer Price
Index (CPI) thereafter, is recommended by the City’s parking consultant. The City could
retain the right to approve increases beyond this and engage the concessionaire in
dialogue to maximize revenue growth.

+ Based on the findings of the City’s Independent Financial Advisor and parking consultant:

o Asset value (City operates structures) — If the City continues to operate these
structures, the financial value of these assets based on a present value calculation
over 50 years is approximately $198 million. This assumes certain rate adjustments,
revenue growth and operational improvements, such as investments in technology,
which if not met, significantly decreases the value of these assets.

o Asset value (Concession) —- The value of a 50-year concession is approximately
$200 to $300 million, less possessory interest tax. After defeasing debt for
Hollywood and Highland and Cinerama Dome, the adjusted value is approximately
$100 to $200 million. This does not include other revenue impacts, such as
potentially increased Parking Occupancy Tax receipts. All of these figures are based.
on various assumptions discussed further in this report.

e Avoided debt costs — Avoided interest costs from defeasing debt on Hollywood and
Highland and Cinerama Dome would be approximately $137 million. Average annual debt
service is $5.4 million from the Special Parking Revenue Fund for Hollywood and Highland
and $3.1 million in CRA funding for Cinerama Dome.

o Commit resources if no concession ~The working group analyzed how garage operations
are currently handled and concluded that the City has not dedicated the resources
necessary to improve operations and maximize revenue-generation. If the Mayor and
Council decide against pursuing this concession, then a commitment should be made to
dedicate the necessary resources oh an on-going basis to successfully compete in the
parking business, including funds for maintenance and investments in technology. The
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development and adoption of a long-term asset management plan, including a policy
requiring the need for demand studies for future lots and structures, would be a critical
component of this commitment.

o Use of proceeds — Proceeds from the culmination of a P3 transaction should be considered
one-time only funds, and treated as such for the purposes of budgeting. Proceeds shouid
only be programmed for use on one-time expenditures or to improve the City's reserves.

The Council has previously authorized $630,000 for the assessment phase, most of which has
been expended or encumbered. Contracts for the initial data compilation and assessment
phases were structured to pay consultants for time and materials, rather than as a percentage
of the proceeds of the transaction, to ensure the advisors’ independence from the outcome of
the deal. Should the Council choose to move forward and solicit proposals for this concession
agreement, additional funds will be needed to proceed. However the exact nature and scope of
the work required during the next phases of this transaction are difficult to estimate since they
depend on a variety of factors that cannot be predicted, such as the number of interested
bidders and the complexity of negotiations. The report recommends the appropriation of an
additional $510,000 as an estimate of future expenses to be incurred in the near future while
bidders are qualified and the concession agreement is drafted for bidder review:

Financial Advisor $ 185,000
Parking Consultants $ 40,000
Transaction Counsel $ 260,000
Sell Side Advisor Expenses $ 20,000
Contingency $ 5,000
Total $ 510,000

The working group will report on the expenditure of these funds, and need for additional funds,
in a future report as necessary.

Adoption of the recommendations in this report is consistent with the City's Financial Policies
in that funding in the amount of $3 million was included in the Unappropriated Balance of the
2009-10 Adopted Budget to evaluate and implement a potential public-private partnership with
respect to the City’s parking assets.

RECOMMENDATIONS
That the City Council, subject to approval of the Mayor:

1. Authorize the City Administrative Officer to issue a Request for Qualifications to qualify
bidders for a proposed public-private partnership with respect to the City’s parking
structures;

2. Authorize the City Attorney to negotiate and execute an Agreement with Katten Muchin
Rosenman, LLP, for a term of two years and amount not to exceed $200,000, for legal
services needed to execute and implement the public-private partnership transaction;
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3. Transfer appropriations of $510,000 from the Unappropriated Balance, Fund No.
100/58, Account No. 0250, Public-Private Partnership Parking, to the Capital Finance
Administration Fund No. 100/53, General Administration Account No. 0170, for
expenditures related to the engagement of outside counsel, Sell-Side Advisors, and
Financial Advisor including subcontractors, needed to execute and implement the
public-private partnership transaction; and

4. Authorize the City Administrative Officer to make technical adjustments as necessary to
implement the intent of the Mayor and Council actions.

FISCAL IMPACT STATEMENT

The City Administrative Officer will report back with the results of the public-private partnership
solicitation and include a fiscal impact statement based on any proposals resuiting from this
solicitation.

DEBT IMPACT STATEMENT

The City Administrative Officer will report back with the results of the public-private partnership
solicitation and include a debt impact statement based on any proposals resulting from this
solicitation.




FINDINGS

1. BACKGROUND

The impetus for this project stems from significant financial challenges facing the City resulting
from declining revenues, increasing obligatory expenses and the economic crisis. The
challenge of managing City operations under these circumstances has prompted an
examination of what core services the City must provide, and how the City might provide
non-core services differently. The City built these structures to catalyze local development and
accommodate community needs. However, operating these facilities is not a core function of
government on par with public health and safety. The private sector already operates parking
facilities throughout the City, including facilities that directly compete with these City-owned
structures. If the private sector can be tapped to operate the City-owned structures more
effectively and efficiently, then the City could focus scarce public resources on core activities,
and the public would have undiminished, and perhaps enhanced, parking service.

2. TEAM

The composition of the team engaged to assist with this project has changed since adoption of
the initial staff report by the Mayor and City Council on April 28, 2009 and May 5, 2009,
respectively (C.F. 09-0728). Originally, J.P. Morgan Chase & Co. (JP Morgan) was selected to
serve as the lead Sell-Side Advisor, with Loop Capital Markets LLC (Loop) and Samuel A.
Ramirez & Company, Inc. (Ramirez) to serve as co-Sell-Side Advisors. Due to legal
uncertainties related to potential conflicts of interest under Government Code Section 1080,
the City has to date been unable to execute an agreement with JP Morgan. The City executed
agreements with Loop and Ramirez, but on October 28, 2009, Ramirez notified the City of its
election to terminate the contract as of November 28, 2009. Ramirez also expressed concerns
about the uncertainties of Government Code Section 1090. Loop is now acting as the City's
sole Sell-Side Advisor.

The City Attorney, with input from the CAO, CLA and Mayor's Office, completed a competitive
process to identify legal counsel to assist the City with this transaction. Ten firms responded
and were interviewed by the City panel, leading to the selection of the top four firms. DLA Piper
was selected, however they were ultimately unable to clear the City Attorney's conflicts
screening. Katten Muchin Rosenman, LLP was subsequently selected based on their relevant
experience and competitive pricing proposal. The City Attorney requests authority to negotiate
and execute an Agreement with Katten Muchin Rosenman, LLP to serve as outside counsel
for this project. The proposed term is for two years with a not-to-exceed amount of $200,000.
Funding from the Unappropriated Balance set aside for the P3 project is available for this
contract.

The working group, with the assistance of a financial advisor, Scott Balice Strategies (SBS),
and its parking consultant, Desman Associates (Desman), has worked with the Community
Redevelopment Agency (CRA), General Services Department (GSD), Recreation and Parks
Department (RAP) and the Department of Transportation (DOT) to collect and analyze the
data and findings presented herein.




3. ASSETS

Since the adoption of the initial staff report, the working group has received additional
instructions from Council regarding the direction of this project. Specifically, the initial staff
report proposed the evaluation of a P3 for particular garages and the meter system. Desman
was engaged and began a study of both garages and meters. In June 2009, the Budget and
Finance Committee instructed the working group to focus on City garages exclusively (C.F
09-0600-S120). Accordingly, the parking study and this report include preliminary information
about the meter system; however this report primarily focuses on the following structures:

Logation CD Spaces  Debt*
Broxton Westwood 5 366
Cherokee Hollywood 13 386
Cinerama Dome (CRA) Hollywood 13 1,717 $35.5M
Dickens Sherman Oaks 5 198
Friar St Van Nuys 6 237
Hollywood & Highland  Hollywood 13 3,008 $59.9M
Larchmont Hancock Park 4 167
Pershing Square (RAP) Downtown 9 1,590
Robertson West LA 5 334
Ventura Blvd Studio City 2 397
TOTAL SPACES: 8,398 $95.4M

*Debt net of debt service reserves, Debt must be defeased as part of transaction. The Special Parking Revenue
Fund includes Mangrove debt, which net of debt service reserves, totals $25M. See discussion under
‘Transaction Structure.'

Cinerama Dome (also referred to as Arclight)

The parking structures to be included in the proposed concession and lease include the
Cinerama Dome garage, owned by the CRA, and Pershing Square, owned by the City but
managed as a revenue-generating asset for RAP. Should the City choose to proceed with this
transaction, the working group will address these ownership complexities of this facility in detail
over the next 30 days for the purposes of incorporating this asset into the transaction.

Cinerama Dome losses have narrowed in the last few years, and only recently began
generating revenues sufficient to cover operations, maintenance and debt service. The
working group believes that packaging this structure with a larger pool of strategically-located
assets will maximize investor interest and generate a value premium that CRA could not
achieve through a single asset sale or lease. The working group also believes that it can
structure a concession which protects CRA’'s programmatic objectives, including parking
support for the proposed Academy Museum of Motion Pictures Arts and Sciences, slated for
the property immediately south of the garage.

Pershing Square

RAP states that Pershing Square generates approximately $2 million annually that is used to
support RAP programs, including $500,000 transferred annually to the General Fund in
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support of various Citywide programs. The City Attorney has concluded that RAP is entitled to
the “net proceeds” ascribed to this asset through a concession, where “net proceeds” are
gross revenues less expenditures for operation and maintenance. To determine RAP’s proper
share of the rent derived from a lease for all 10 of the parking structures, RAP and the City
must estimate and agree upon the amount of the rent attributable to Pershing Square. The City
Attorney has advised that various factors are relevant to this rent allocation, including, but not
limited to, the historical revenue and expense numbers for all of the structures. In general, the
working group believes that a private operator will generate more value from the Pershing
Square garage, and this additional value should be available to support RAP operations within
the funding requirements of the City Charter.

New Parking Structures

The development of several new parking structures has been initiated (funding approved) or
are currently being conceptualized (funding pending). Construction has commenced on a new
structure on Judge Aiso Street (Aiso Structure) in Downtown Los Angeles, approximately one
block from City Hall and the new Police Administration Building, to provide 323 public parking
spaces and 21 spaces for the Los Angeles Police Department. The City expects to begin
construction of a new 457-space structure on Vine Street approximately three blocks from the
Cinerama Dome Structure south of Hollywood Boulevard (Vine Structure). The City is also in
the process of executing an agreement with a developer for a senior affordable housing project
including replacement public parking of 39 spaces at surface lot number 689 on Pico
Boulevard in the Crestview community (Pico-Robertson Structure).

Funding options for the acquisition of land and development of a new parking structure as part
of the Bringing Back Broadway initiative (Broadway Structure) are also being explored.
Development of this project in partnership with the private sector is under consideration at this
time.

Since DOT does not wish to continue to operate City-owned structures in light of competing
priorities and diminishing resources, and these structures are intended to provide public
parking, the working group proposes to explore including these new and proposed structures
within the scope of the concession. As the new structures have no existing operating history, it
is difficult to know how bidders will value these new structures, though it seems highly unlikely
that bidders will value these structures at the City's cost (approximately $96 million for all
three). The working group proposes to evaluate this in discussions with qualified bidders and
our advisors for a future report to the Mayor and Council.

4. PARKING STUDY

Desman has completed a parking study of the assets proposed for this P3 transaction. The
details of this engagement and the scope of its study were previously addressed in CAO
reports dated May 18, 2009 (C.F. 00-0728-S1) and August 6, 2009 (C.F. 09-0600-S120). The
attached parking study is comprised of several segments, with key findings identified in the
main document, Financial Analysis and Condition Appraisal of the Los Angeles Public Parking
System (Analysis), and supporting information provided in the subsequent segments. This
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study is intended to help policy makers identify options and risks, and also help potential
bidders obtain financing.

Parking Structure Models

This report addresses general regional economic factors, an overview of the parking industry
in the U.S., a discussion about revenue collection technologies, parking occupancy surveys,
and a discussion of modeling assumptions such as growth in parking demand, elasticity and
expense projections. These assumptions have been incorporated into a 50-year comparative
review based on two models:

o Current Operating Structure — garages continue to be operated by the City, with a
modified staffing plan based on the implementation of new technology; and

o Private Operator — garages are operated by a private operator via a concession and
lease.

A third model based on optimizing current operations to a level consistent with the private
sector was investigated by Desman. If instructed to do so by Council, GSD is willing io
implement the equipment and staffing optimized plans at garages it manages for DOT in the
manner proposed by Desman, with some modification. However, DOT determined that it could
not commit to specific resulfs through optimization. Competing demands for scarce parking
funds, Charter and Administrative Code requirements regarding procurement, the Civil Service
process, and the escalating costs of City pensions and benefits are factors that handicap the
public sector’s ability to achieve the efficiencies of the private sector. Similarly, RAP has seen
the operating costs for Pershing Square rise in recent years, diminishing the support available
for other parks programs. RAP would prefer a dedicated revenue stream that is less vulnerable
to these operating cost escalations (see Attachment 2-A for a copy of report).

Parking Meter System

This report also addresses preliminary parking meter system information. The Council
authorized funds to assess various parking strategies. After its initial authorization, the Budget
and Finance Committee clarified Council’s intent, seeking to focus the parking study on
parking structures and omit further study of parking meters. The working group amended its
instructions to Desman. As a resuilt, Desman’s final report includes a market survey of the
City’s parking meters, which is the work performed prior to new instructions, as well as some
preliminary findings.

The metered off-street and on-street parking system includes 39,692 metered spaces
distributed in 13 of the 15 Council Districts, including both single- and multi-space meter
technologies. Desman states that a one percent sample of the on-street meters provides
statistically sufficient data to project the performance of the entire meter system. Thus, a
sample of 380 on-street meters provides enough data to be 95 percent confident in the results.

One on-street meter area was surveyed in each of the 13 Council Districts containing parking
meters. In addition to geographic distribution, the surveys were also selected based on meter
performance. The specific street selected in each of the 13 areas surveyed was based on a
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site visit to find an area of meters that met the following criteria: good visibility, 8 to 10 meters
in close proximity and high activityfurnover. Each sample area survey was conducted in June
2009, during the hours of operation specific to that location. :

Desman conducted a variety of on-street meter surveys to assess the utilization of meters, the
efficiency of enforcement, the amount of piggybacking occurring (overpayment at a meter
allowing the next car to park at no cost), and uptime of the parking meters. The results of the
surveys provide key data in modeling the revenue enhancements from utilizing Pay-and-
Display meters verses Pay-by-Space and single-space meters, as well as geometric (number
of cars per block) encumbrances on revenue growth. Based on its preliminary analyses,
Desman makes the foliowing assessments of the City’s parking meter system:

15 percent of the City’s meters were not operating, but 72 percent of these failed meters

were occupied.

o The City has a pay station pilot program consisting of Pay-by-Space technology. DOT
reported a 15 percent to 20 percent increase in revenue where this system has been
installed.

s Alternative Pay-and-Display technology, which requires the user to put a printed ticket
on a car's dashboard, has been demonstrated to increase revenues by approximately
30 percent.

e Only 10 percent of meter violations over 15 minutes resulted in tickets, compared to a
national average of approximately 18 percent.

o A reduction in piggybacking would result in a 4 to 11 percent increase in revenue
depending on the region.

s The elimination of broken meters would result in a 10 percent revenue increase for all
on-street and off-street single space meters.

s [mproved enforcement and the implementation of a parking meter system that offers
multiple payment options would equate to a three percent growth in revenue for the
entire system as parkers will be more likely to pay for their entire parking occupancy if
the possibility of receiving a ticket is greater and increased options facilitate payment.

e The improved space geometry associated with implementing an on-street Pay-and-

Display meter system could contribute an additional 9 percent revenue growth for all on-

street meters (see Attachment 2-a, Sections 6 and 9, for analyses of parking meter

system and Attachment for 2-c for the meter market surveys).

5. SURVEY FINDINGS ON STRUCTURES

Desman conducted field surveys of the 10 identified parking structures and 58 metered lots
managed by DOT. The surveys conducted in June 2009 included occupancy counts to
determine utilization in the morning, afternoon and evening, on weekends and during the
week. Desman also reviewed the surrounding land uses, competing parking facilities, parking
rates at City and competing facilities, and future revenue potential.

Based on the Desman surveys, the garages are underutilized. Peak occupancy is the most
useful measure of use when comparing structures. Average occupancy does not account for
turnover or structures with various hours of operations. Desman found that peak occupancy
rates at the structures range from 12 percent at Dickens to 92 percent at Broxton. Demand at
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Broxton may be higher because the City offers two hours of free parking. Peak occupancy
rates for the two largest garages were 61 percent at Hollywood and Highland and 78 percent
at Cinerama Dome. The garages had the highest aggregate occupancy level during the
weekend evening period at 46 percent, which coincided with the highest occupancy for the two
largest garages. The garages had the lowest aggregate occupancy level during the weekend
morning period at 22 percent (Analysis, Table 17).

Parking Rates

Parking rates at most of the structures have been adjusted over the past ten years, with the
exception of Dickens. The hours of operation also vary greatly across the structures. Rates for
the first hour range from free at Broxton to $7.72 at Pershing Square. Rates for maximum time
range from $4.40 at Friar to $15.40 at Pershing Square. Rates for monthly parking range from
$38.50 at Dickens and Broxton to $280 for non-residential at Pershing Square. This
demonstrates that parking rates are dependent on the demand drivers and competitive profile
of each structure within its market (Analysis, Table 19). .

Several of the parking structures have validation programs, including Ventura, Broxton,
Larchmont, Hollywood & Highland and Cinerama Dome. The most generous validation
program exists at Broxton, where drivers can park at no cost for two hours. In some cases
merchants compensate the City for these validations, otherwise the City absorbs the costs of
validations. '

Parking Operations

All of the structures are currently operated by attendants. Pursuant to several Memoranda of
Understanding (MOU) between DOT and GSD, GSD operates the structures at Broxton,
Dickens, Friar, Larchmont, Robertson and Ventura. Pursuant to a MOU between RAP and
GSD, GSD also operates Pershing Square. Cherokee is currently operated by Parking
Concepts, Inc., pursuant to a contract with DOT. H&H is currently operated by New South
Parking pursuant to a contract with DOT. Cinerama Dome is currently operated by Parking
Concepts, Inc., pursuant to a contract with CRA. Cinerama Dome, Cherokee and Pershing
Square are open 24/7. The working group envisions the development of a detailed
implementation plan, including a transition period between the existing operator and the new
concession operator, if Council approves a concession. The details of an implementation plan
would be addressed in a subsequent report.

6. FINANCIAL MODELS ON STRUCTURES

Desman developed financial modeils by which to project revenues and expenditures for the
Current Operating Structure and Private Operator scenarios. Based on a survey of rates at
competing facilities (Analysis, Table 36), Desman has proposed specific rate structures
through 2014 presented in Analysis, Table 35. Thereafter, the Desman models assume rates
will increase at the rate of inflation. Expenditure projections for the Current Operating Structure
model are derived from historical data provided by the City, assumed implementation of the
prevailing “pay-on-foot” technology (in which exit turnstiles are automated, rather than staffed),
industry information and projected inflation statistics. Expenditure projections for the Private




-11-

Operator model are based on Desman's professional knowledge of expenses, such as staffing
and technology, which are typically incurred by private operators. A summary of revenues and
expenditures is provided in Attachment 1.

Revenues

Each structure has unique characteristics that impact revenues. Growth in parking demand
considers several factors, such as types of parking patrons (transient/monthiy/event), existing
capacity and potential land use changes. Information on market area employment growth and
published statistics on workers who drive to work were used to forecast the growth of monthly
parkers. Information on population growth and pending or planned developments within the
market areas were used to forecast growth in transient parkers. Pershing Square, Hollywood &
Highland and Cinerama Dome were the only structures expected to be impacted by new
development in their areas.

Revenues are quantified by the price elasticity of demand, which is a measure of the sensitivity
of demand relative to changes in rates. Rate increases, quality of parking and availability of
alternate parking options impact the price elasticity of demand. Revenue projections are
summarized in Attachment 1.

Desman finds that the private sector will drive higher revenues, primarily through more
aggressive marketing and more timely reaction to market opportunities. The working group has
found that the City does not appear to market these garages to a ievel comparable with the
private sector. The working group believes it is unlikely that the City could achieve the same
level of revenues as the private sector, motivated by profit and unencumbered with conflicting
City priorities for scarce resources.

Desman concluded that the validation program at Broxton is unique for City structures and has
a significant negative impact on revenues. Desman estimated that reducing the validation
program from two hours free to one hour would increase revenues at Broxton by approximately
64 percent or $602,000 in the first year (Analysis, Table 34). The Base Case in the SBS
valuation model assumes elimination of the Broxton validation program to match pricing
policies of other City parking structures.

Expenditures

Annual operating expenditures include direct and indirect payroll costs, maintenance and
utilities. Expenditure projections are summarized in Attachment 1. Both models assume
adoption and installation of Parking Access and Revenue Control systems (PARCS),
sometimes also called “pay-on-foot” because the system requires the parking patron to use a
central kiosk to pay parking charges. This system is already in place at the Cinerama Dome
structure but not yet in place in other Structures. Implementation of this system facilitates a 44
percent reduction in overall staffing levels, detailed below.
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Projected
Annual Work
Current Annual Hours % Change
Lot Work Hours {Both Models) over Current
Friar 4,942 2,196 -55.6%
Dickens 7,635 2,196 -71.2%
Broxton 12,447 8,606 -30.9%
Ventura 8,209 2,196 -73.2%
Robertson 11,794 8,372 -29.0%
Larchmont 5,328 5,328 0.0%
Pershing Sq. . 32,185 17,472 -45.7%
Total: 82,509 46,366 -43.8%

The Current Operating Structure model estimates the cost of this reduced staffing based on
current city costs with a growth factor applied to each category of expenses. The Private
Operator model is based on the projected expenditures of a professional parking operator
assuming operations in accordance with industry standards.

in calculating the City's direct labor costs, historical data was collected from DOT, GSD and
RAP. Since the Cinerama Dome already employs PARCS technology and is operated by a
contract manager, the model assumes no staffing reductions resulting from the lease of this
asset to a concessionaire, and no reduction in CRA staff costs. The City’s indirect labor costs
are calculated based on compensated time off (CTO), pension, health and welfare costs. GSD
uses a mix of full-time, part-time and half-time employees to operate the seven structures, and
under existing City rules, these groups have markedly different benefits packages. Since CAP
rates use a “one size fits all” approach, the working group determined that a more accurate
measure of avoided costs through a concession would be the reduction of costs in payroll and
benefits associated with those specific positions. There would not be a significant reduction in
departmental or citywide overhead costs, particularly since some staff will be needed to
monitor the concession. Also, CAP rates are based on historical data from two years prior and
the working group believed current data was more relevant to this analysis. Projections for
LACERS costs are based on figures used in the CAO forecast. Salaries are escalated by one
percent in the initial years and three percent after 2011. The CAO calculated the fringe benefit
rates as follows:

CTO (Full-Time, Half-Time) 19.20%

LACERS/Medicare (Full-Time, Half-Time) 20.96%

Pension Savings Plan/Medicare (Part-Time) 4.50%

FLEX (Fuli-Time, Half-Time) $9,087 (Full-Time) or
$4,489 (Half-Time)

Administrative staff expenses for the management of the structures by DOT are captured
separately as current cost accounting systems do not capture these costs by structure and
these positions manage the entire inventory of DOT parking facilities.

Continuing debt obligations of the Special Parking Revenue Fund (Ventura, Mangrove,
Hollywood and Highland) are included in the City-operated mode. The CRA's debt for the
Cinerama Dome is also included.
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The Private Operator model assumes costs based on Desman’s industry experience, adjusted
for inflation. DOT administration costs for the administration of the concession and lease are
included. This model assumes no continuing debt obligations as the debt carried on the
structures would be defeased if a transaction were executed (see Use of Proceeds discussion
below). :

Capital expenditure projections included preventative maintenance and capital improvements
needed for each structure based on site inspections by Desman and were included in both
models. This data is discussed in a separate Desman report entitied “Capital Expenditures”
attached herein.

7. VALUATION

SBS was hired to provide a high-level analysis of the potential value ranges that the City could
receive from a long-term concession for the ten previously-identified parking structures.

SBS developed numerous scenarios to frame the value ranges, based on the information
provided by Desman. Any value range depends heavily on the specific terms and conditions
embedded in the concession agreement. SBS value estimates do not consider any specific
concession terms, each of which may materially affect the amount paid to the City. Therefore,
these values ranges are only estimates, not a guarantee that these levels could be achieved.

Key variables that could have a major impact on value include, but are not limited to, parking
rates and hours limits, free or reduced-cost validation practices, labor considerations, default
events and remedies, investor suitability provisions, regulatory provisions and other legal
issues from the private sector.

Base Case Assumptions

SBS developed base case assumptions for the calculations of two scenarios, one public and
one private. The “Private Operator Scenario” assumes that the City retains ownership of the
asset, but transfers the parking structure operations to a private operator through concession
and operating agreements, and the City receives an upfront payment. The second scenario,
the “Current Operating Structure Model,” evaluates the future cash stream under continued city
ownership, with modified staffing as described above. The SBS base case assumptions are
as follows:

e Revenue and operating expense forecasts use Desman estimates, without further
adjustments.

o 50 year term, recognizing that 50 years is the legal limit for contracts and would show the
greatest value to continued public operation given higher capital costs of private ownership.

o Private Operator Scenario weighted average cost of capital of 10.625 percent.

o Private Operator Scenario would incur financing costs of 2 percent of upfront proceeds.
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o Private operator would incur an effective tax rate of 25 percent of net income after Year 20.
For years 1 to 20, the private operator would eliminate the tax liability through eligible
operating expense deductions, including depreciating the asset over that time.

e Current Operating Model Scenario weighted average cost of capital of 7.5 percent. This
rate is used to present value the future cash flows. The rate is based on the historic levels
of taxable municipal finance interest rates for parking assets. A taxable rate is used
assuming use of proceeds would include such items that would not be eligible for tax-
exempt treatment.

e Cost of bond defeasance in Private Operator Scenario of $95,475,000 based on detailed
refunding analysis of City debt incurred to finance the targeted parking structures and
secured in whole or in part by parking revenues associated with the targeted parking
structures.

s Parking structures would be subject to possessory interest taxes, which is applicable when
an entity leases real estate owned by a government agency. Depending on the allocation
by the County of concession proceeds to property interests that are subject to the tax, the
tax will negatively impact the value of the upfront proceeds by $38 million on the base case,
assuming the entire gross value of the transaction is subject to possessory interest tax.
However, this would be partially offset by an increase in City revenues from its share of the
additional taxes to be received. If the City chooses to subsidize or otherwise offset the
concessionaire’s cost of the City’'s share of the tax, the negative impact on upfront
proceeds would be reduced.

Base Case Results

SBS’ base case valuation estimate for the Private Operator Scenario produces an approximate
$200 to $300 million in gross upfront value to the City or $100 to $200 million net after
defeasing debt at Hollywood & Highland and Cinerama Dome. This value would be further
reduced by the impact of possessory interest taxes. In comparison, the base case for the
public ownership, Current Operating Model Scenario, produces $198 million in estimated
present value although no cash payment is received by the City. SBS did not estimate the
value to the City of public services that could be provided or preserved (e.g. public safety,
neighborhood improvements, etc.) from the upfront proceeds associated with the Private
Operator Scenario that are lost in the Current Operating Model Scenario.

Results with Sensitivity Analysis

SBS performed sensitivity analyses on the Private Operator and Current Operating model
scenarios around term, cost of capital, and revenue and expense adjustments to produce a
range of values for each scenario. The range for the Private Operator Scenario is $42.2 million
to $265.4 million (less the possessory interest tax impact) and for the Current Operating Model
Scenario is $43.9 million to $422.7 million.

Concession Agreement Analysis

There are certain decisions that the City must make regarding terms in the Concession
Agreement that will affect the value of the transaction.
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Term. The base case analysis assumes a 50 year term. SBS projects that a 10 year
term would reduce upfront proceeds to the City, from $158.7 million to $42.2 million, in
each case net of the $95.5 million debt defeasance cost.

Hours. The model assumes no change in current hours of operation. Although a limit on
hours of operation would not affect hours currently assumed in the model, a reduction in
operator flexibility may result in a lower value.

Broxton validation. SBS assumed that the validation program at Broxton is eliminated. If
not, upfront proceeds wouid be reduced by $9.7 million.

Price caps. The model contemplates rate adjustments in the initial five year period to
reflect the current market for parking, based on detailed surveys of competing facilities
presented in the Desman studies. After that period, rates grow at the Consumer Price
Index (CPIl} annually. Although a CPI cap after the initial adjustment period would not
affect rates assumed in the model, the reduction of operator flexibility may result in a
lower value. The rate assumptions are more thoroughly explained in the Desman report.

Revenue share. The Concession Agreement should include a revenue share, whereby
the City accepts a certain amount of upfront proceeds and receives a share of revenue
going forward. However, the market for a revenue share fransaction is evolving and
SBS is uncertain on its impact to valuation. Debt would need to be defeased under a
revenue share scenario.

Current Operating Structure Model

Desman’s projections for the Current Operating Model assume that public sector rate
adjustments would match the Private Operator Model adjustments, but would occur two years
later than the Private Operator. In addition, Desman assumes that total revenues under the
Current Operating Model would reach 90 percent of the revenue growth projected in the
Private Operator Model. As the City was unable to provide historical information or planning
documents that parking structures would be operated substantially differently going forward
than they have been operated in the past, the vailuation presented for the Current Operating
Scenario cannot be relied upon as an accurate depiction of the worth of parking structures in
their current form. SBS states that if operations do not achieve the 90 percent effectiveness
level, the value of the Current Operating Model falls dramatically. In fact, if current operations
do not achieve any of the growth projected for the Private Operator Model, the value of the
asset approaches zero.

Based on the statement above, Desman and SBS attempted 1o value the asset as if the public
sector could achieve the same revenues as the private sector. After discussions between
Desman and SBS, observations of City operations, and discussions with both the CAO and
DOT, Desman believes, and SBS concurs, that given the budgetary constraints and the labor
obstacles to contracting and personnel management, rate setting and revenue optimization, it
is unlikely that the City will achieve the same revenues the private sector could achieve. In the
absence of evidence that the City could achieve optimized revenues, the extensive history
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showing that it would not, and the absence of any plans showing how the public sector could
achieve such results, SBS was unwilling to provide any valuation of public ownership beyond
how the assets are presently managed. Any estimates to the contrary would be entirely
speculative and not based on any reasonable financial, statistical or business models.

8. TRANSACTION ISSUES

The concession and lease agreement will be the document that establishes the terms and
conditions by which the winning bidder would be required to maintain and operate the parking
structures. A variety of factors need to be considered to define the City's objectives for this
transaction and develop a document that meets these goals. Typical practice for P3
concessions involves the development of a draft concession agreement while bidders are
responding to the City’s Request for Qualifications (RFQ). Once potential bidders have been
qualified, the draft concession is presented to the qualified bidders for comment. The City will
have the opportunity to respond to any questions or concerns raised by qualified bidders. The
working group proposes fo draft this concession over the next two months, for review by the
Mayor and Council prior to release bidders. If the draft is changed in response to bidder
concerns, the revised draft would again be presented for approval before final bids are due.

Typically, the period to comment on the draft concession ends at least one month before final
bids are due, so bidders know the exact form of the concession agreement that will be required
from the winning bidder. In most cases, bidders are also required to post nonrefundable
deposits with their bids, which the City can retain as liquidated damages if it subsequently fails
to close. Chicago recently retained a $126 million deposit from the winning bidder in the
Midway Airport transaction, which the bidder failed to close. The working group believes that
this process will enable the City to recoup its transactional costs if the deal fails to close,
assuming the City is willing to proceed with a commercially reasonable concession. To the
extent that the City imposes terms and conditions that are unfamiliar in the P3 industry, or
requires bidders to accept risks that are difficult for bidders to quantify, it is possible that the
City receives no bids and thus is unable to recoup its costs. The working group proposes to
mitigate this risk by adhering to commercially reasonable terms that have been proven in other
P3 transactions. The Mayor and Council will have the opportunity to review the proposed
concession terms early, before presentation to the bidders.

Outstanding Debt

As noted, the City has outstanding debt for the Hollywood & Highland facility and the CRA has
outstanding debt for the Cinerama Dome facility. The debt on these facilities must be
defeased if the proposed concession closes. Though the Mangrove property is not included in
this proposed concession, existing debt on Mangrove is also structured within the Special
Parking Revenue Fund (SPRF). Since Mangrove would be the only remaining debt within the
SPREF if the concession concludes, defeasing the Mangrove debt upon closing of the P3 will
maximize the City’s operational flexibility. If the Mangrove debt is defeased through the
concession proceeds and the Mangrove property is later sold, the net proceeds to the City
from the sale of Mangrove will be higher. If sale of the Mangrove property closes before the
P3, the sale proceeds can be used to defease the Mangrove debt, and the net proceeds from
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the P3 concession will be higher. The estimated expenditure to defease debt, with and without
Mangrove, is as follows:

Available
Debt Series Reserves Net
H&H 1999A $ (5,398,000) $ 59,950,000
Cinerama Dome 2000 3,108,217 35,625,000
Subtotal $ (8,506,217) $ 95,475,000
Mangrove 2003A (3,211,560} 25,025,000
Total w/Mangrove $(11,717,777y  $ 120,500,000

Avoided interest costs from defeasing debt on Hollywood and Highland and Cinerama Dome
would be approximately $137 million; this amount increases to $163 million if Mangrove is also
defeased. Average annual debt service of $5.4 million on Hollywood and Highland and $3.1
million on Cinerama Dome would become available for programming towards other priorities.

Not all of the City's parking lots paid for by bonds currently generate sufficient revenue to pay
for its operation, maintenance and debt service. In the case of Hollywood and Highland,
revenues were insufficient to cover the cost of operations, maintenance and debt service by
$989,000 in Fiscal Year 2008-09. Revenues from Cinerama Dome have only recently started
to just cover all costs, including debt service.

Transaction Structure and Use of Proceeds

The working group has explored various potential transaction structures, including a single
upfront payment, a partial upfront payment with some type of revenue sharing, or
compensation based entirely on revenue-sharing over a specified duration. Some of the
factors that have been considered include the status of the credit markets, the valuation impact
of equity compared to debt financing, and the City’s short and long term financial goals. It is
increasingly likely that this transaction will be largely equity-based, given current market
conditions and the relative size of this transaction, therefore credit considerations may have a
minimal impact on value. in the short-term, the City is facing a shrinking Reserve Fund as
revenues continue to fall and expenditures are not sufficiently reduced. However, the need to
continue to invest in the City's infrastructure over time remains.

The working group recommends further exploration of a combination of a single upfront
payment plus revenue-sharing over the life of the concession. Dedicating one-time upfront
proceeds to the Reserve Fund and using ongoing proceeds from a revenue-sharing plan would
provide funds to address the City’s current financial challenges and provide a financially
sustainable mechanism to partially offset the loss of revenue from these structures and fund
new priorities. Preliminary information on value shows an inverse relationship between upfront
proceeds and revenue sharing, lower upfront proceeds will likely result in a higher percentage
share of net revenues. Given the urgent need to replenish the reserve fund, the working group
recommends structuring the transaction so that upfront proceeds, net of debt defeasance, are
in the range of $50 to $80 million. The CAQ and CLA strongly recommend that these proceeds
go to the Reserve Fund. The amount of on-going revenue cannot be quantified at this time as
it will depend on various factors built into the concession.
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Rates

Rate setting authority is a significant element of the concession. If the Mayor and Council
retain authority to set rates, or restrict the concessionaire’s ability to react to market conditions,
the value of the return on the concession will be significantly reduced. Chicago permitted its
structure concessionaire to adjust rates at will, without further city approval. Chicago
determined that normal market conditions, particularly the supply of privately-owned parking in
the vicinity of its structures, were sufficient to moderate concessionaire price hikes. The
working group does not recommend pursuing this approach. Instead, the working group
concurs with the recommendations of the City’'s parking consuitant, to establish a specific
schedule of rates for the next five years and a CPi-based rate ceiling thereafter (see Analysis,
Tables 35 and 36). The City could retain the right to approve increases above this ceiling, so
that both parties continue to engage in dialogue to maximize opportunities for revenue growth.
This also signals to the concessionaire that the City remains a committed partner to the project
and while not assuming it entirely, is sharing in the long-term risk of operations.

{ abor

A mix of City employees from GSD, DOT and RAP currently work at or in support of these
structures. DOT and RAP use staff to cover these sfructures and other matters, and have
therefore preferred to report time on a Full-Time Equivalent (FTE) basis. For example, under
an FTE approach, if two people each work half-time the result is reported as a single FTE.
GSD expressed concern that FTE aggregation could understate the number of current City
employees that would be affected by the proposed concession, and preferred to report actual
counts of full-time, half-time, and part-time employees. The charts below report both actual
counts and FTE equivalents, by department, by union and by employment status:

Employment by Department # of Positions FTEs
GSD 47 46.2
LADOT 7 1.5
RAP 5 3.4
Total 59 51.1

Employment by Union # of Positions FTEs
ASFCME 3 0.9
EAA 11 4.2
LACCSA 1 0.2
SEIU Local 347 44 459
Total 59 51.1

Employment by Status

# of Positions

Full-Time 40
Part-Time/Half-Time 19
Total 59
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The working group believes that active labor support is essential to the success of this project
and expects that labor issues will be addressed within these parameters:

o Investors in complex public-private partnerships recognize the importance of labor
support. The working group believes that these investors are comfortable with
requirements like the Service Worker Protection policy, pursuant to which a winning
bidder would be required to offer employment to affected employees, and prevailing
wage, pursuant to which the winning bidder must pay scale wages for construction or
significant refurbishment that may be required during the life of the concession.

o Under the City Charter and existing MOUs, City workers are entitled to a variety of
protections, including seniority-based bumping and layoff avoidance systems. The
working group expects that any current City employee who does not voluntarily accept a
position with the winning bidder would be entitled to these protections.

o  Some of the employees now working at these structures were employed by the previous
operator, before GSD took operations in-house. Though the City offers superior
compensation and benefits, many of the current employees are used on an as-needed
basis, and as such do not qualify for City benefits.

The concession must state the City’s iabor and workforce requirements. The working group
proposes to incorporate Service Worker Protection and Prevailing Wage, and will also meet
with affected unions prior to the next report back to assess other options and enhancements.
The working group will also engage in discussions with bidders, once qualified, to assess the
impact of alternative labor strategies on investor expectations.

Operating Standards

The concession must define the City's expectations for operating and maintaining the assets.
This will be developed in part based on the Desman report and must be sufficiently flexible to
adapt to future technological and operational challenges. It is expected that the concessionaire
will seek to use technology and automate where feasible to maximize revenue generation. The
working group proposes to incorporate comprehensive requirements that address both the
concessionaire’'s interests and the City's desire to protect its assets and report in further detail
in a future report.

Release of a Request for Qualifications

A Request for Qualifications (RFQ) is necessary to qualify interested bidders. The RFQ
process allows the City to engage in negotiations with qualified bidders over the terms of the
concession agreement. In addition, by qualifying potential bidders, the City will be able to
gauge the interest of the qualified parties and better assess the financial and practical risks
that could dissuade bidders from bidding. A proposed RFQ is attached (see Attachment 3).
The working group seeks authorization to release the RFQ.
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Timing of the Transaction

The City's consideration of a concession agreement for parking assets has raised concerns
regarding the timing of this proposal, in that real estate markets have dropped dramatically and
the financial marketplace is still recovering from the recent near-collapse of the financial
markets, so the City's assefs could be undervalued in any transaction offered within this
context. According to the City’s financial advisors, conventional real estate assets (residential
and commercial real estate) where there are more sellers than buyers has resulted in a buyers
market. In contrast, there is a limited supply of high quality infrastructure assets currently
being offered in the marketplace. A diverse set of investors continues show interest in this
asset class despite the weak economic environment and the financial crisis.

The City’s financial advisors note that over the last 2-3 years, infrastructure funds have raised
a tremendous amount of capital which they are anxious to deploy. While parking is not
considered their core infrastructure, lack of adequate deal flow has resulted in infrastructure
funds expanding there sphere of activities to non-core infrastructure such as parking. These
funds have a history of bidding for, and successfully operating, parking assets in partnership
with parking management firms.

In terms of the City’s potential parking concession, the City’s financial advisors note that it is
rare for more than 8000 parking spaces to come to the market in one offering, thereby
presenting a great opportunity for both mid-size regional parking operators and
national/international operators. Parking operations have become increasingly automated with
higher fixed costs (such as information technology) and lower variable costs. Consequently,
size matters in this case as fixed costs can be spread over a larger parking base. The
indicative transaction valuation would likely attract both large international/national operators
and smaller players. The City’s financial advisors believe that, with credit concerns gradually
subsiding over the last year and an interested, motivated buyer universe, the timing of the
fransaction is unlikely to constrain valuation.

9. CONCLUSIONS

In September 2009, the working group was requested by the Mayor and Council to provide the
final parking study, an analysis of the results and a discussion of options for consideration by
the Council.

This analysis is limited to the information provided by these reports, but includes several policy
issues. Below is a summary of those “Pros and Cons” to a P3 Parking concession:

Pros

Decrease in City expenses (operations and maintenance)

Decrease pension obligations

Increase in City revenues (either one-time and/or stream-of-revenue}

Increase in Parking Occupancy Tax revenues (related to any approved rate
increases)
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» Renovation and maintenance of garages by private entity to provide better public
service, and to limit risk of deteriorating physical condition due to deferred City
maintenance

» Reduction of risk due to declining demand for parking

o Reduction of debt obligations at H&H and Cinerama Dome

¢ Reduction or elimination of normal risks pertaining to property ownership (e.g., slip
and fall liability) and employment (e.g., workers’ comp claims)

e Avoided interest costs from defeasing debt on Hollywood and Highland and
Cinerama Dome totaling approximately $137 million

e Ability of City to focus human resources on other core functions, such as safety,
parking enforcement, etc.

o Ability of City to focus financial resources on other core functions (reducing debt
obligations, increasing Reserve Funds, providing constituent services, improving
infrastructure, etc.)

Cons

Loss of control of property.
Elimination of City jobs when parking operations are transferred to the private sector.
Increase of parking rates, e.g., areas near these garages are less accessible to
those who cannot pay, area businesses may suffer in the short-term, and could
upset stakeholders

o Monitoring and enforcement of P3 agreement will require staff to ensure City
receives it share of stream-of-revenue and all contract provisions are honored,
regardless of method of payment

» Poor maintenance of the parking structures could trigger a default under the
concession agreement, but enforcing default rights is time consuming and can be
contentious. As the City pursues legal remedies, the City could be blamed for bad
conditions even though it no longer handles operations and maintenance.

s Loss of a continuing revenue stream currently available to fund City services.

The CAO and CLA believe that despite all the cons, parking is one area where there is the
opportunity to shed a function that is not a core function of the City. Although the City could
upgrade the parking structures and maintain them, and theoretically, the value of the parking
assets would be greater than privatization, historically the City has not committed the
resources to do this and it is unlikely that sufficient resources will be available in the
foreseeable future to make the necessary investment to maximize parking asset value and
revenue. DOT has stated that it cannot embrace a City Optimized Model for these reasons and
cannot guarantee any increase in future revenue. The working group recommends that the
Mayor and Council continue with the “Next Steps” outlined below.
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NEXT STEPS
The following are key milestones for the proposed transaction.

s The working group, in consultation with the City's advisors, will identify the bidders who
qualify pursuant to the requirements stated in the RFQ.

s The working group will report back to the Mayor and Council for approval of the Request for
Proposals (RFP), which will include the proposed concession and lease agreement and the
list of qualified bidders. At that time, the working group will also seek authority fo enter into
negotiations with the qualified bidders over the final form of the concession and lease
agreement.

e A final concession and lease agreement will be developed based on feedback from the
qualified bidders and released for bids. The working group will report back to the Mayor and
Council with the outcome of the bid process and recommendations for the selection of the
winning concessionaire.

Preliminary Transaction Timetable

brsory — Councll reviewr of approval ta ar
ko qualify biddersis released,

Mearch — Draft concossion presonted to Mayor/Councll. Bidder shortilst announced, RFP and
Conceasion Agreement distribuled, data room opencd, comment peciod.

el — of set bid specs Including deposits,

ds due.
Jung — Mayor/Coandl! approval of winning bidder, implementation plans developad,

5= July — Finandal close, ©

10.FUNDING

As noted above, additional funds will be needed to execute and implement the proposed
concession and lease. The Council previously authorized $630,000 for the assessment phase,
including $70,000 for an Operations Manual that will be valuable to DOT irrespective of the
outcome of these discussions. The exact scope and nature of the work that wouid be required
in the next phases of this transaction is difficult to estimate since it depends on a variety of
factors that the working group can not predict, such as the number of interested bidders and
the complexity of negotiations. As detailed earlier in this report, the working group
recommends that the Council and Mayor authorize the appropriation of an additional $510,000
at this time, to proceed with this agreement. This estimate is based on additional services
required by SBS ($185,000), parking consultants ($40,000), outside counsel ($260,000), and
non-contingent expenses capped by contract that may be incurred by the Seil-Side Advisor
($20,000). The working group will report on the expenditure of these funds, and need for
additional funds, in a future report, as necessary.
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Adoption of the recommendations in this report is consistent with the City's Financial Policies
in that funding to evaluate and implement a potential public-private partnership with respect to
the City's parking assets was included in the Unappropriated Balance of the 2009-10 Adopted
Budget. The Adopted Budget provides a total of $3 million for this purpose from funds
originating from the Special Parking Revenue Fund. Of this amount $130,000 has been
transferred to the Capital Finance Administration Fund to fund expenses associated with the
assessment phase (C.F. 09-0600-S120), leaving a balance of $2.87 million available for the
implementation phase of this project.
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Table 39

Revenue and Expense Projection Model Summary, Current vs. Private Operator

Current Operating
Structure Model

Gross Revenue

Parking Tax

Operating Revenues Net of
Parking Tax

Oporaling Expenses
Operaling Income Nef of
Parking Tax

Parking Equipment Cap-Ex'
Facillly Matntenance Cap-£x'
Total Capax

Dabt Service

Yesr 1

0

$20,473,487
(52,011,075)

§18,462,422
$10,686,230
$7,771,193

$609,857
$608,857

11,858,198

Year 3
2012

Year2
201

522,477,027 $26,%92,010

(52,210,428) (32,680,717)
$20,267,497 $20,611,204
$14,060,057 $10,438,272
$9,207,440 $13,473,022

4,436,053
$627.947
$5,064,000

$648,785
$645,795

$11,856,074 §11,866,374

Yeard

2013
$27,586,174
{32,718,978)

$24,065,205
390,482,323
14,373,973

$656,140
$666,152

§14,694,876

Year 5

2014

$29.608,115
(52,925,883}

$26,768,111
10,857,808
16,001,623

$686, 174
$686,174

$41,601,126

Year 10

2019

537,027,907
(53,655,460)

§33,372,448
$12,847129
§20,628,219

$596,699
$596,689

$11,866,678

Year 12

202
$39,606,707
$3,810,457)

$35,596,260
$13,730,201
$21,966,569

$5,961,605.
$1,076,948
$7,005,693

§11,867,110

Yeer 20

2023

$45,544,546
{34, 750,548)

$43,75%,000
517,994,523
$25,756,477

1,364,248
1,384,245

50,366,511

Year 22

2031

51,719,880
(85,104,508}

$46,615,383
$19.273,310
§27,342,073

$6,012,008
$3,260,202
$11,260,208

$3,106,180

Year 30

2035

§56,701,788
{86,584,604)

$60,117,004
$25 458,447
$3¢,660,662

$4,440,060

$4,140,060

Yeer 32
2041
$1M,094, 175
(37,018,727}
$64,076,449
§27,312,839
$36,762,810

%10,757,466
§789,520
$11,556,986

NetCash Flow (54,691,663) (§7,713,434) $070,863 52,092,908 $3,614,223 $8,362,041 $3370,226 $16,025720 $12,955,685 $30,520,592 $25,206523

Private Operator
Model

Griss Rewnug

Farking Fex

Cperating Revanues Net of
Parking Tax

Opesatlng Expenses
Operating Income Net of
Parking Tax

Parking Equipment Cap-&x'
Faclily Maintenance Cap-ExX'
Totzaf Capax

Year 1

Mo

$25,045,079
(52,453,258

$22,681,847
6,572,014
$16,009,833

$1.655,480
$609,857
$2,266,137

Yoar2 Year3
o 012
SBASTATE  $34,819845
($2603234)  (§3.435,185
$23A8L 344 $31,384,850
$5,790339  “§7.016.243
$IT063,902 424,265,407
$627,847 $648,785
$627,847 $846,785

Year4
2013

$36,487,340 -

(53,603,832)
$32,863,700

$7,240,9%
$25,633,713

$605,189
$496,100

Years Year 40
2014 2018
$45,041,080 551,470,482
(34,257,650)  (36,023,104)
530,783,400 $46,377,200
$7,491,879 $8,633,830
$31,201,620  $37,543,450
$686,174 $596,680
$596,689

$686,174

Year 41

2020
$53,349,300
(85,270,459)

$48,060,822
58,131,003
530,098,56

52296171
$1,045 85t
$3,271,762

Year 20

2028

360,718,342
{55,853,258)

362,617,084
$12,265,056
$50,552,028

54,364,248
$4,364,245

Yoar21

205

§72,161,647
{§7141,617)

$55,020,030
$12,682,28
§52,335,765

$2,991,767

$3,173,011
$6,164,765

Year 3¢

i)

593,480,994
(59,750,832

08,730,162
317,481,880
§71,648.213

$4,140,060
$4,140,260

Year 31

2040

$101,950,883
($10,094,903)

$01,855,981
$17,774,818
$74,08%,165

4,000,742
755,525
$4,787,236

Year 40

2048
§91,816,483
49,066,964}

$62,751,619
$36,300,215
$46,459,304

$1,000,141
1,000,441

$45,451,163

Year40

2049

$138,328,314
13802212

$126 627,102
$24,162,893
101,384,200

$4,000,441
$1,000,141

Yaar 42

2051

597,368,800
{59,668,109)

$88,234,79¢
$39,001,613
§48,230,217

$14,670,574
$4,081,045
$15,6%1,623

$33,698,654

Year 41

2050
144,260,398
(514,281 458)

$120,969,538
$25,008,020
$104,863,510

§5,403,500
$1,030,145
$6,433,645

Year 50

2058

§126,621,432
{§12,507,748)

$114,113,684
§52,082,144
$62,021,540

$1,344,108
$1,344,106

$60,677,424

“foar 50

2059
ST
(§19,567,485}

$477,064,220
§34, 103209
$143,760,301

$1,344,108
$1,344,106

NetCash Flow $13,743,696 $16435955 $23,718,622 $24,967,524 §30,605,355 $36,946,760 $36,667,167 $49,187,781 $46,171,968 567,408,212 $69,283,928 $100,364,06% $08,528,065 §142,416,875

| 1 wawipeny|
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EXECUTIVE SUMMARY

Scott Balice Strategies retained DESMAN Associates to perform a 50-year financial review of
the City of Los Angeles (“City”) Parking System under two scenarios: (i) the existing operation
by the Los Angeles Department of Transportation (“LADOT”) and (ii) Private operation under a
concession lease based Public-Private Partnership. The City of Los Angeles Parking System
(“the Parking System™} consists of both on-street and off-street parking. The off-street, operated
parking system analyzed includes 10 parking structures. The metered off-street and on-street
parking system analyzed includes 39,692 metered spaces distributed in 13 ofthe 15 City Council
Districts, including both single- and multi-space meter technologies. The purpose of this study
was to assess the existing physical and financial state of the parking system and its place in the
competitive market and to formulate long-term financial projections.

Aside from data supplied by various City of Los Angeles entities including, but not limited to:
the LADOT, the Department of Recreation and Parks, the Community Redevelopment Agency
(“CRA”), the CAO’s office and the Mayor’s office — DESMAN used occupancy data gathered
from parking surveys performed at the 10 garages and 58 metered lots included in the study. In
addition to gathering hourly and daily utilization pattern data on the subject facilities, particularly
in relation to the garages, DESMAN also identified competing parking facilities, including space
inventories, occupancies and rates, made observations of the commercial and residential areas
surrounding each facility and identified possible areas of new development that could impact the
supply of and demand for parking in the market area of each facility. These surveys and
observation periods were undertaken during a weekday, a weekend day and a weekend evening
at each facility, in order to accurately document the varying levels of parking activity that occur
at a facility based on its surrounding market arca. All of this data was gathered during the month
of June 2009.

In addition to parking occupancy surveys and market area observations, a detailed engineering
survey was conducted at each of the 10 parking garages. The information gathered during these
surveys was used to evaluate the physical condition of each facility as well as to forecast the
potential costs associated with repairing and maintaining the facilities over the course of the next
50 years.

For the on-street meter portion of the assignment, detailed surveys were conducted to identify
operational characteristics of representative meter areas around the City. One on-street meter
area was surveyed in each of the 13 Council Districts containing parking meters. In addition to
geographic distribution, the surveys were also selected based on meter performance. The
Parking Meter Zones (“PMZ’s”) were assigned a value based upon the documented revenue
generated per meter, per year in each zone. The meter zones were ranked based on their activity

Financial Analysis and Coundition Appraisal November 3, 2009
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level (hours occupied per meter) and the more active PMZ’s were selected to be surveyed (the
highest activity level areas were not always selected as we determined that this may skew the
results). The specific street selected in each of the 13 PMZ’s to be surveyed was based on a site
visit to find an area of meters that met the following criteria: good visibility, 8§ to 10 meters in
close proximity and high activity/turnover. Also performed in June 2009, each sample area
survey was conducted during the hours of operation specific to that location.

Prior to the development of a financial model to project the revenues and expenses of the parking
meter system, DESMAN Associates was instructed by the LA City officials directing the project
to cease work on the parking meter portion of the assignment. However, the data collected and
analyzed in relation to the parking meter system to that point is included in the report and
indicates that improvements to the operations and technology of the system are possible.

In preparing financial models of the performance of the 10 parking garages over a 50-year
period, in addition to historical revenue and expense data, the following elements were analyzed:
population growth, economic conditions, existing and future parking demand, sources of revenue
enhancement within the parking system, and changes in system operating expenses.
Additionally, the facility repair and maintenance costs, developed as a result of the engineering
surveys, were incorporated into the financial models. From this information, two models were
developed: the Current Operating Structure model to project the performance of the system if the
City, the CRA and the Department of Recreation and Parks continue to operate and manage the
system as is and the Private Operator model to illustrate how the performance of the system
would be affected if a professional private parking operator were to take over and improve the
operations of all 10 garages.

The Current Operating Structure model makes several assumptions about future revenues,
expenses and capital expenditures including, but not limited to:

» Parking fee increases equivalent to the increases shown in the Private Operator model
will be implemented throughout the life of the model, but the public sector
implementation will lag two years behind private sector adoption.

» Rates will increase by an average of 3% per year beginning in 2017 to match the
historical rate of inflation.

» Expenses will increase cach year at a rate of growth that depends on the expense
category.

» Nearly all of the facilities will be equipped with such technologies that will make the
operations of the garages almost completely automated by the end of 2011 and labor
costs will be reduced in half once the new technologies are in place.

Financial Analysis and Condition Appraisal November 3, 2009
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The Private Operator model assumes:

» Parking fee increases that occur on a set schedule beginning in 2010 for the first five
years of the concession and at the historical rate of inflation thereafier.

» Lower operating expenses due to the expertise of the private operator that will also
increase over time based on each expense category.

» Nearly all of the facilities will be equipped with such technologies that will make the
operations of the garages almost completely automated in the first year of the concession.

Several selected years of projected revenues, operating expenses, capital expenditures and Net
Cash Flows are shown below to illustrate the effects of maintaining the current operating
structure of these 10 parking garages versus privatizing the operations in exchange for a lump
sum cash payment.

Current Operatin ] Year 1 Year 2 Year 10 Year 12 Year 20 Year 22 Year 30 Year 37 Year 40 Year 42

Struciure Model 20%0 211 2019 2021 2029 200 2039 2001 2049 2051
Gross Rewnue  S20473497  $22477.927  SITO7907  S3I9B06707 48541546  §51719889  §65701788  §7I.094175  $91.818483 97,609,800

ParkingTax (2,001,075 (2210429  ($3,655450)  (S3.010457)  (S4700546)  {35.104506)  (S5.564604)  (§7.018727)  ISUOBGSGH)  (59669,109)

Operating Re";’;“r::n’;e;:: $18,462,422  §20267497  $33T2448  $I5695.250  $4A751,000  S46.615383  $60.117.094  $64075.449  $BZTEISID  $88.23%,791
Operating Expenses $9,707,489 $9,879,120 $11,041,772  $11,707,824 $14,818,866 $15,723,300 $19,953,553 $21,184,%18 $26,951,840 $28,632 580

Operting ’“;::’I';n’:?:: $8,754,934  $10,388.358  $22,330876  $23,988426  $28,932134  $30,892073  $40,163542  $42800,531  §55,700678 950,599,211
Parking Equipment Cap-Ex‘ §4,436,053 $5,061,685 $8,012,008 $10,767,466 $14,470,574
Facikty Maintanance Cap-EX° $600,657 $627,947 §506,600  $1076.048  $1264248  $3268200  $4,140,060 $789.520  B1000,141 51,081,049

Total Capex $609,657 §5,064,000 $596,649 $7,038,633 §1,364,246 $11,260,208 84,140,060 $11,556,936 $1,000,141 $15,531,623

Debt Service' 48,678,517 $8,676,736 $8,425.923 $8,420,860 $8,366,511 $3,106,180

NetCash Flow  {§533,334) (33,352,368 $13,308,065 $8,528,933 919,201,377 $16,505,686 $36,023,481 $31,333,545 54,799,538 $44,067587 §76,255270

Year 50

2059

$126,621,432
{312,507, 748)

$114,113,684
$36,514,205
$77,599,375

51,344,105
$1,384,106

Private Operator Year 1 Year 10 Year 11 Year 20 Year 21 Year 30 Year 31 Year 40 Year 41

Model 2010 2419 2028 2029 2030 2038 2040 2048 2050
Gross Revenue $25,045,079 $51,470,482 $53,349,390 460,716,342 $72,161,647 $98,480,994 $101,950,883 $139,32¢,314 $144,260,998
Parking Tax (52,463,233) (95,083, 194) {$5,279,469) {$6,898,258) {$7.141,617) ($9,750,832) {$10,094,503) ($13,802,212) ($14,291,459)

Operating R"";‘;‘:fﬁ:ﬁa‘f §22681,847  $45,377,289  WE069927 952817084 965,020,030  SEB7A0M62 §91865981  S126527,102  §125,969,539

Opéfaling Expenses $7,277,567 $9,680,763 $0,996,181 $13,310,641 $13,750,754 $18,463,928 $19,082,837 $25,719,776 $26,502,389

Operafing '“;:“d‘gn:";af $15,304,280  $36,896,526  $3BOTITA1  B9,506,443  $5Y,269,275  $70266,234  $72773,343  §U9,807,326  $103,377,360
Parking Equipment Cep£X $1,656,480 $2,226,171 $2,581,767 $4,020,712 $5,403,500
Facility Maintenance Cap-Ex' $609,657 $506,69¢ $1,045,581 $1,364,246 $3, 173,011 $4,140,060 $766,525 $1,000,141 $1,030, 145
Tota) Capex  $2,266,137 $595,509  $3271,752 364246 $6164799  §4M0060  S4767.236  $1000141  $6,433645

Year 50

2009

$197.431,715
(315,567,495

$177,864,220
$35,968,543
$144,895,677

$1,344,106
$1,344,106

NetCash Flow $13,038,143 $36,099,827 $34,801,989 $48,142,197 $45104,477 $66,126,174 $67,986,107 $98,807,185 $96,943,504 $140,551,571
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1.0 Introduction

Scott Balice Strategies retained DESMAN Associates to perform a 50-year financial review of
the City of Los Angeles (“City”) Parking System under two scenarios: (i) the existing operation
by LADOT and (ii) private operation under a concession lease based Public-Private Partnership.
The City of Los Angeles Parking System (“the Parking System”) consists of both on-street and
off-street parking. The off-street, operated parking system to be analyzed includes 10 parking
structures. The metered off-street and on-street parking system to be analyzed includes 39,692
metered spaces, which are distributed in [3 of the 15 City Council Districts. The purpose of this
study is to assess the existing physical and financial state of the Parking System and its place in
the competitive market and to formulate long-term financial projections.

The ten parking structures include (i) 8 parking garages operated by the Los Angeles Department
of Transportation (“LADOT”) containing 5,091 spaces, (ii) 1 garage owned by the City’s
Community Redevelopment Agency (“LACRA™) containing 1,717 spaces and (iii) one 1590-
space garage operated by the City’s Department of Recreation and Parks. The on-street meters
include both single space meters and Pay-by-Space meters. The meters and off-street parking
lots are managed and operated by the LADOT Bureau of Parking Operations and Facilities.

In preparing a financial model of the City’s parking system over a 50-year period, the following
elements were analyzed: population growth, economic conditions, existing and future parking
demand, sources of revenue enhancement within the parking system, and changes in system
operating expenses. The study focused on two primary types of changes: short term and long
term. The short term changes, such as potential increases in rates and changes in operating
expenses are likely to occur quickly. The impact of marketing activities will begin to show up in
the first year and will stabilize after five years. After that, long term growth trends will affect
both revenue and expenses. Also, a review of the condition of the parking facilities and the future
improvements necessary to keep the parking system in sound operating condition are
incorporated into the financial models.

2.0 DESMAN

DESMAN Associates is a national specialist in parking structure planning, design and
restoration. We also offer a full range of services including transportation engineering, master
planning, economic feasibility studies, site/size selection analysis, cost estimating, parking
functional design, architectural design, structural engineering, revenue/access control system
design, condition survey/due diligence studies, parking consulting, and restoration engineering.
We have been in existence since 1973 and currently operate on a national basis out of eight
principle offices. We have a total staff of over one-hundred twenty people, comprised mostly of

transportation and parking planners, architects, and structural engineers. We have been involved

in market and revenue studies for the following Public-Private Partnership projects: Chicago
Garages located at Millennium Park, the Chicago Parking Meter System, Midway Airport, City
of Harrisburg Parking System, and the San Juan Luis Munoz Marin International Airport. We
have also performed financial analyses of the parking systems in the City of St. Louis, the

Financial Analysis and Condition Appraisal November 3, 2009
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University of Illinois at Urbana-Champaign, the Ballpark Village in St. Louis, MO, Hamot
Medical Center in Erie, Pennsylvania and many others.

3.0 Market Area

Figure 1 displays a map of the City of Los Angeles. Located in Southern California, Los
Angeles is the largest city in California and the second largest in the United States. The City
covers a total area of 498.3 square miles and it had a population of approximately 3.8 million in
2007. Los Angeles County covers 4,084 square miles and includes 88 incorporated cities, with
the central city being Los Angeles. Based on the U.S. Census Bureau, the County of Los
Angeles had a population of 9,862,049 in 2008. Los Angeles County’s economy would be the
18" largest in the world if it were a nation (Appendix 1). There are more than 244,000
businesses in L.A. County and it is the nation’s top international trade center and manufacturing
center.

Future parking utilization in the City is dependent on the projected growth in population,
employment, vehicle use, and major institutions. In order to understand the future success and
growth of the City, historical and projected data regarding the items listed below were examined.

¢ Population

e  Employment

» Economic Factors

e Journey to Work

e Alternative Modes of Transportation
¢ Major Institutions

3.1 Papulation

The population trend in the City of Los Angeles is essential to help project its future growth and
prosperity. Population. in the City is derived from the U.S. Census Bureaun’s tabulation of
surveys conducted at 10-year intervals. As such, population estimates are required when
attempting to characterize a year between Census counts. The U.S. Census’ last estimate for the
City of Los Angeles was calculated for 2007. The historical U.S. Census population data
between 1900 and 2007 for the City of Los Angeles and Los Angeles County are provided in
Table 1. The percentages in the table reflect the rate change in relation to the previous year.
Overall, the residential population in the City has increased over every ten-year period and has
increased approximately 10% between 1990 and 2007.

Financial Analysis and Condition Appraisal November 3, 2009
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Figure 1 — City of Los Angeles Map
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Table 1
City of L.os Angeles and Los Angeles County Population Trends from 1900 to 2007
City of Los Angeles Los Angeles County
Year Population § Growth Rate Population Growth Rate
1900 102,479 - 170,298 -
1910 319,198 211.5% 504,131 196.0%
1920 - 576,673 80.7% 938,455 85.8%
1930 1,238,048 114.7% 2,208,492 © 135.8%
1840 1,504,277 21.5% 2,785,643% 26.1%
1850 1,970,358 31.0% 4,151,687 49.0%
1860 2,479‘015I 25.8% 6,038,771 45.5%
1870 2,816,061 13.6% 7,041,980 16.6%
1880 2,966,850, 5.4% 7,477 421 6.2%
1990 3,485,398 17.5% 8,863,164 18.5%
2000 3,694,820 6.0% 9,519,338 7.4%)
2007 3,834,340 3.8% 9,883,649 3.8%
Source: U.S. Census Burcau
DESMAN Associates

The population growth rate since 1970 has slowed primarily due to a decrease in the overall
population growth rate in the United States and the expansion of suburban communities further
outside the Los Angeles metropolitan area.

Table 2 displays population growth projections to 2030 for the areas that contain parking meters.
These projections are based on the Department of City Planning’s Policy Allocation of
Population by Community Plan. Based on this data, the City population is projected to increase
approximately 9.5% between 2005 and 2030, or at an average annual rate of 0.38%. In Council
Districts where parking growth is more heavily dependent on population growth and not
employment growth, the annual population growth projections listed in Table 2 will be one of
the factors utilized to determine future parking demand growth.

3.2  Employment

Employment growth in the City plays a major role in the projected utilization of the parking
system. The economy of Los Angeles is primarily driven by international trade, entertainment,
acrospace, technology, petroleum, fashion, apparel, and tourism. The ports of Los Angeles and
Long Beach together comprise the fifth busiest port in the world and are vital to trade within the
Pacific Rim. As of 2007, the Los Angeles Combined Statistical Area had a gross metropolitan
product (GMP) of $697.9 billion, making it the second largest economic center in the Western
Hemisphere (Appendix 2).
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Table 2
Projected Population Growth from 2005 to 2030 — I.os Angeles Council Districts

Growth per
Growthi Year (25 yrs)
38"

ociates

Table 3 compiles the historical employment data for Los Angeles County between 1980 and
April 2009. This employment data was obtained from the California Employment Development
Department. Between 1980 and April 2009, employment in the County of Los Angeles has
increased by a total of 909,100 employees, despite certain periods where the employed
population decreased in L.A. County. The unemployment rate has ranged between 5.3% and
10.7%. The April 2009 unemployment rate of 10.7% is due to the recent economic downturn in
the U.S. and Global economies. |

Table 3
Los Angeles County Employment Trends between 1980 and 2009
# Unemployment {Growth Rate in #
Year Labor Force § # Employed | Unemployed Rate Employed
1980 3,781,200 3,534,600 246,600 6.5 -
1985 3,988,600 3,708,400 280,200 7 4.9%
1990 4,523,700 4,259,700 264,000 58 14.9%
1995 4,282,500 3,938,600 343,900 8 -7.5%
2000 4,677,300 4,424 900 252,400 54 12.3%
2005 4,810,000 4,652,800 257,100 53 2.9%
2009 4,974,400 4,443,700 530,700 10.7 ' -2 4%
Source: California Employment Development Department — April 2009

DESMAN Associates

Table 4 displays projected employment growth between 2005 and 2030 in the City of Los
Angeles. These projections are based on the Southern California Association of Governments
(SCAG) 2004 Regional Transportation Plan Growth Forecast. SCAG is the federally
designated metropolitan planning organization for the Southern California region. Based on the
SCAG 2004 Regional Transportation Report, employment in the 13 Council Districts studied is
projected . to increase by 401,400 employees by 2030. The projected overall growth in
employment is approximately 22%, which represents an annual growth of 0.89%. The annual
employment growth projections will be applied to determine future parking demand in the
financial model.

Financial Analysis and Condition Appraisal November 3, 2009
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Table 4
City of Los Angeles Council District Emplovment Growth Projections — 2005 to 2030

005 Base | 2030 Futare I Growdh per
Employment | Employment Year (25 yrs)

- SCAG — 2004 RTP Growth Forecas!
DESMAN Associates

The local economy in Los Angeles is not based solely on one indusiry sector. Table 5 lists the
City of Los Angeles employment by industry in 2000. As shown in Table 5, the City has a good
distribution of employment over many industries. Los Angeles is the largest manufacturing
center in the United States. It also contains one of the world’s busiest ports and is a major
banking and fmancial center. Los Angeles also has one of the largest retail markets in the United
States with $140 billion in taxable retail sales {(Appendix 3). A well diversified economy is
essential to help prevent a drastic economic downturn from the collapse of one industry.

Historical and future projections of employment data for the City of Los Angeles reveal that
employment will continue to increase. Although recent developments in the National and World
economy have presently halted employment growth, it is expected that average yearly
employment growth figures will closely match the SCAG report in the long term. Furthermore,
considering that the population in the areas surrounding the City and Los Angeles County is
projected to increase, more people will be dependent on vehicle travel, which will cause a
growth in parking demand. An examination of Journey to Work (JT'W) data and competing
modes of transportation in the City will help show the extent to which people rely on vehicle
travel.

Financial Analysis and Condition Appraisal November 3, 2009
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Table 5 _

City of Los Angeles Employment by Industry

Employed

Industry Population} Percentage
Agriculture, forestry, fishing and hunting, and mining 3,158 0.2%
Construction 81,032 5.3%
Manufacturing 202277 13.2%
Wholesale trade 60,691 4.0%
Retail trade 158,1181 10.3%
Transportation and warehousing, and utiliies 60,867 4.0%
Information 107,285 7.0%
Finance, insurance, real estate, and rental and leasing 108,032 7.1%
Professicnal, scientific, management, administrative, and waste management services 197,876 12.9%
Educational, health and social services 265,613 17.3%
Arts, entertainmeht, recreation, accommodation and food services 147 462 9.6%
Other services (except public administration) 105,037 6.9%
Public administration 34,626 2.3%
Total Employed Population 1,532,074 100%)
Source: 2000 U.S. Census Bureau

DESMAN Associates

3.3 Journey to Work

The City of Los Angeles has approximately 6,500 miles of streets, 21 freeways, 4,300 signalized
intersections and tens of thousands of traffic control devices. According to the California
Department of Motor Vehicles (DMV), there were 2,499,764 automobiles, commercial vehicles,
and motorcycles registered in the City of Los Angeles as of January 1, 2007. According to 2005
U.S. Census data, all but 8% of people live in households with a vehicle and 25% live in
households where there are 3 or more vehicles available (Appendix 4).

The number of people who drive to work in the City of Los Angeles correlates directly with the
parking demand. U.S. Census Bureau data regarding the preferred method of transportation
when commuting to work, known as Journey to Work (JTW) data, can be used to understand the
travel patierns of residents of the City of Los Angeles and Los Angeles County. Table 6
provides the 2007 breakdown of the method of travel of people that live in both the City of Los
Angeles and Los Angeles County. Based on this data, 73% and 78% of the City and County
residents drive to work, respectively.

Table 7 shows the historical trend of mode split for Los Angeles County between 1993 and
2005. This data is based on SCAG’s 2006 State of the Commute Réport. Based on this data,
between 1993 and 2005 there has been an annual decrease of 0.42% in commuters that drive
alone. The percentage of commuters that utilize public transportation (public bus and commuter
rail) has increased 0.67% per year. However, both the percentage of commuters that carpool and
either walk or bike to work has decreased (Appendix 5).
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Table 6
2007 Breakdown of Modes of Transportation to Work for the City of Los Angeles and Los

Angeles County

| City of Los Angeles Los Angeles County

Mode Split Employees Percentage Employees Percentage

| Car, truck, or van — drove aione 1,149,669 67.3% 3,159,712 72.3%
Car, truck, or van -- carpooled 192,572 11.3% 508,762 11.6%
Public transporiation (excluding taxicab) 187,880 11.0% 307,725 7.0%
Walked 60,365 3.5% 124,586 2.8%
Qther means 36,707 2.1% 80,535 2.1%
Worked at home 80,997 4.7% 181,613 4.2%

D

Source: U.S. Census Bureau 2007 data
DESMAN Associates
Table 7
Historical Mode Split Trend for Los Angeles County 1993 — 2005
Year Ann. Trend between
Mode of Travel 1993 1995 1997 1998 2005 1993 - 2005
Drive Alone 80% 74% 75% 77% 75% -0.42%
Carpool 14% 15% 14% 14% 12% 0.17%
Vanpool 1% 1% 1% 1% 1% 0.00%
Bicycle 1% 0% 0% 0% 0% -0.08%
Motorcycle 0% 0% 2% 0% 0% 0.00%
Public Bus 3% 7% 5% 6% 9% 0.50%
Commuter Rail 0% 1% 1% 1% 2% 0.17%
Private Bus 0% 0% 0% 0% 0% 0.00%
Walk 1% 2% 2% 1% 0% -0.08%
Source: SCAG — 2006 State of Commute Report
DESMAN Associates

3.4  Alternative Modes of Travel

Future development in the public transportation system and investment in travel demand
management (TDM) strategies could decrease the number of vehicle trips for both visitors and
residents of the City of Los Angeles. Based on SCAG’s 2008 Regional Transportation Plan
(RTP), within a six county area surrounding and including Los Angeles County (Los Angeles,
Orange, San Bernardino, Riverside, Ventura and Imperial) there are plans to invest $2.2 billion
through 2035 in TDM strategies and over $2.6 billion for non-motorized transportation (bicycles,
walking, etc.). TDM strategies include ridesharing, telecommuting, and park-n-ride programs.
Parking pricing can also be implemented as a TDM strategy, through congestion pricing and the
elimination of free employee parking. The effectiveness of TDM strategies in deterring vehicle
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trips has been difficult to measure, but the City of Los Angeles is committed to the continued
implementation of TDM strategies.

The City of Los Angeles also provides a multitude of public transportation options which include
an extensive transit operation managed by the Los Angeles County Metropolitan Transportation
Authority, transit options through the LADOT (Commuter Express, DASH, and City Ride) and
the MetroLink commuter train service. Each of these services has been vital in increasing transit
usage in the City and in helping to reduce the number of vehicle trips. The weekday and
weekend DASH schedules are listed in Appendix 6.

In the 1990’s there was a decline in transit utilization. However, new rail and bus rapid transit
lines resulted in a nearly 20% growth in passenger trips between 2000 and 2006. During this
time period, bus ridership increased by 11%, Metrolink ridership increased by 68%, and urban
rail ridership increased by 45% (Appendix 7). '

Within the six-county region, the 2008 RTP has designated $44 billion for transit projects, with
$23.3 billion for bus and intermodal facilities, $6.2 billion to commuter rail projects and
approximately $14.5 billion to beavy rail, light rail and other projects (Appendix 7). The Future
development plans for both transit and rail lines in Los Angeles County are listed below.

Future Transit Developments

o Regional Connector LRT (Union Station to 7th St/Metro Center) - 2035

Geold Line Foothill Extension Phase 2 (Azusa-Citrus to Montclair) - 2020

Westside Extension (Metro Purple/Red Line Extension) - 2020

Green Line Extension (Mariposa/Nash to Century/Sepulveda LAX, technology TBD) -
2030

Future Rail Capacity Improvements

3" main track, Fullerton (Basta) — City of Commerce (Bandini)
4" main track, Hobart-Fullerton

2" main track, Pomona (Oak) — Montclair (Roselawn)

2% main track, Alhambra — Walnut

¢ 9 9o o

3.5  Major Institutions

As with many major metropolitan areas across the United States, the City of Los Angeles is also
a host to a variety of higher-education facilities, health-care facilities, and government
organizations. These institutions constitute some of the major employers and are a large part of
the City’s economy. Table 8 lists the top 30 employers in Los Angeles County. Of these 30
employers, 15 are located in the City of Los Angeles. Of those 15 employers, 9 are major
institutions made up of government departments, government services, schools and a health-care
facility. The three largest employers are the County of Los Angeles, the Los Angeles Unified
School District, and the Federal Government, including the U.S. Post Office. The two main
universitics in the City are the University of California - Los Angeles (UCLA) and the

Financial Analysis and Condition Appraisal November 3, 2009
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University of Southern California (USC). Due to the high volume of government employees
and institutions, the City of Los Angeles is less susceptible to economic downturn than most U.S.
Cities. This creates a stable market for the public parking system.

Table 8
Top 30 Emplovers in Los Angeles County

Number of

Main or Local
Empl
Employer Headqguarters mp oyees
: 2006 2002

7 iKaiser Permanente Pasadena 32,180 27,635

8 iNorthrop Grumman Corp. Los Angeles 21,000 10,000
9 jBoeing Co. Long Beach 15,825 23,468

_Los Angeles | 14,000

¥

12 {Bank of America Los Angeles

13 fVons Arcadia N/A
Target Pasadena 10,993

ink
Long Bach
Los Angeles

ATET Inc. (former SBC Pacific Bell

20 |Wells Fargo Los Angeles 8,458 N/A
21 |California Institute of Technology Pasadena 8,453 N/A
22 JAmgen Inc. Thousand Oaks | 8,000 N/A
23 |Fedex Corp. Memphis, TN 7,976 N/A
24 |Albertsons Southern California Region Fullerton 7,431 N/A
25 JABM Industries Inc. Los Angeles 7,221 9,250
26 {Providence Health System Burbank 7,058 N/A
27 |City of Long Beach Long Beach 6,035 6,657
28 jEdison International Rosemead 6,768 5,565
29 {Catholic Healthcare West Pasadena 6,338 N/A

30 §UPS Burbank 7.058 NIA

oy 05 e
Source: California Employment Development Department
DESMAN Associates
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3.0 Economic Factors

In order to develop a sense of how the economy in general will affect the City of Los Angeles
Parking System, DESMAN performed an analysis of the relationship between the average
revenue of the parking system and several potentially influential economic factors. These factors
included inflation, fuel prices, unemployment, mass transit ridership, and growth trends of the
local population. The corresponding data (collected from 1999-2007) suggests that average
parking revenue is neither dependent on nor closely interdependent with any of these leading
economic factors. A graphic representation of this data is presented in Figure 2.

Figure 2 - Rélationship between Economic Factors and Parking Revenues

30.60%
25.00% i\
20.600% /’
15.00% -
/ \ / e nflation

10.00%
/ \ / /\\_ ~&=Retail Gas Price

5.00%
et MSA Untempl oyment

0.00% +—

1999 | 2003 2004 2006 2007 2008
5.00% / \ / = Parking Revenue

o] \/

-15.00% o \ /
-20.00% y

-25.00%

=i MSA Popul ation

Note: Parking Revenue figures prior to 2005 were unavailable at the time the report was submitted.
DESMAN Associates

Inflation (Blue)

Using historical inflation data from the Bureau of Labor Statistics (Appendix 8), DESMAN was
able to analyze the annual change in the inflation rate during the period in question. The changes
in revenue over the period seem to be unaffected by the rate of inflation. As most consumers
will not consider inflationary pressure on such a small cost transaction and the cost of most coin-
operated meters cannot quickly be changed, it is logical that inflation does not noticeably affect
revenue.

Fuel Prices (Red)

Changes in fuel prices had a varying relationship with meter revenues over the period. In some
time periods, such as 2006, there is an inverse relationship as one would expect; as the price of
gasoline rose, the revenue produced by the parking system decreased. In other time periods
however, such as 2002, as the price of gas increased so did the revenues generated by the parking
meter system. From the data, it appears that there may be some relationship between the price of
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gas and parking revenues, but it does not appear that an increase in gas prices means an
automatic decrease in revenue (Appendix 8).

Unemployment (Light Purple)

Unemployment in the Los Angeles MSA rose from 2001 — 2003, declined from 2004 — 2006 and
rose again in 2007 (Appendix 8). From this analysis, it appears that there is a relationship
between unemployment and parking revenues. As unemployment decreased in 2004, revenues
rose. After a peak in 2006, parking revenue fell as unemployment once again rose. Although
this factor absolutely has an effect on parking revenues, unemployment alone cannot be used to
predict movements in parking revenue.

3.7  Trends and Projections Conclusion

The population in the City and County of Los Angeles has been consistently increasing since
1900 and there is projected population growth in the City of 0.38% per vear until 2030. Along
with the population, the number of employees within the City is also projected to continue to
increase at an annual rate of 0.89% until the year 2030. The City’s economy is less susceptible
to an economic downturn due to the presence of highly diverse industries and the fact that 9 of
the 15 largest employers are in relatively stable sectors (government departments, government
services, schools and a health-care facility).

Not only is there projected growth in the City, but there is also a high dependence on vehicle
travel as 73% of people in the City drive to work and 92% of the households own a vehicle.
However, the percentage of commuters that utilize public transportation (public bus and
commuter rail) has increased 0.67% per year between 1993 and 2005 and there are future
development plans for both rail and transit services in the City of Los Angeles. Due to the
sprawled, decentralized layout of Los Angeles, it is difficult to provide effective public
transportation options for all residents. There have also been and will continue to be large
investments by the City in TDM strategies, but it is difficult to specifically measure how
effective these methods have been in reducing vehicle trips.

In comparing the growth in employment and mode split for commuter travel, there was a 1.6%
annual increase in employment in Los Angeles County (1995 to 2005) and an annual increase of
0.67% in public transportation utilization in Los Angeles County between 1993 and 2005. This
reveals that the growth in commuter parking demand was approximately 0.93% annually.
Overall, the City of Los Angeles resident and employment populations are projected to grow and
as the City continues to remain primarily dependent on vehicle travel, parking demand will
continue to grow.

4.0 Overview of U.S. Parking Industry

In order to understand how the Los Angeles parking system ranks in comparison to the standard
for similar U.S. cities, a discussion of the parking rates, parking tax, and parking technologies in
the U.S. is provided. Analyzing the existing average parking rates and parking taxes in the U.S.
provides insight into how the parking rates and parking taxes in Los Angeles compare. Also,
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parking technology trends in the U.S. are examined because technology plays a key role in
modern parking systems.

4.1  Parking Rates and Parking Taxes

In the City of Los Angeles there is a 10% parking tax imposed on all parking revenue. Table 9
shows the parking tax imposed in thirteen U.S. citics. The average parking tax of these Cities is
approximately 16%. This shows that the Los Angeles parking tax of 10% is below average in
comparison to other major metropolitan areas.

Table 9
Parking Tax in Select U.S. Cities

Parkiing fax

.S, Cities (%)
Chicago, IL 25toc 35
San Francisco, CA 25
Harrisburg, PA 15
Oakland, CA 10
Anaheim, CA 7.75
Berkley, CA 10
Sania Monica, CA 10
Cleveland, OH 8
Miami, FL 20
New York, NY 18.5
New Orleans, LA 12
Baltimore, MD 12

Pi gh, PA 35

&

]SESMAN Associates

Tables 10, 11 and 12 provide the parking rates in either 2008 or 2009 for selected U.S. Cities.
This data is based on a parking rate survey conducted by Colliers International North America.
The parking rates in each table are ranked from lowest to highest based on the median parking
rate. The LA parking rates are compared to both the national average and the average of the ten
highest rates. ' '

Table 10 lists the monthly unreserved and reserved parking rates. The data shows that the 2009
median unreserved and reserved monthly parking rate in the U.S. was approximately $154 and
$189, respectively. The City of Los Angeles median monthly parking rates for unreserved and
reserved parking are $205 and $293, respectively. The City’s median monthly parking rates are
both greater than the national median rates, but less than median rates of the 10 U.S. cities with
the highest monthly parking rates. As shown in Table 11, the median L.A. daily parking rate
($28.20) is much greater than the national median daily parking rate ($15.96), but approximately
the same as the median rate of the 10 U.S. citics with the highest daily parking rate ($30.52).
The median early bird parking rate in L.A. ($9.95) is nearly the same as the median national
average early bird parking rate ($10.05), but less than the 10 U.S. cities with the highest rates
($17.18). The hourly parking rates provided in Table 12 reveal that the median hourly parking
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rate charged at off-street parking facilities in L.A. ($12) is more than double the national median
hourly rate ($5.57) and very close .to the 10 highest cities’ median hourly rate ($13.55).
However, the hourly metered parking rate in L.A. ($1.21) is less than both the national median
rate of $1.46 and the 10 highest cities” median rate of $2.93.
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Table 10
Monthly Parking Ratfes in Selected U.S. Cities

|

i Monthly Unreserved Parking Rate .

i 2049 Parking Rate Data ' {Us$) s 2009 Parking Rate Data | Nty Reserved Parking Rate (US$

Market High Low Median Market High Low Median

Bakersfield, CA $50.00 $40.00 $40.00 F1. Lauderdale,FL - - -
Reno, NV $56.00 $30.00 - $4500 New York NY-Downtown - - -
Ft. Lauderdale,FL $63.60 $26.50 $53.00 New York, NY-Midtown - - -
Memphis, TN $90.00 $20.00 $57.00 West Palm Beach,FL - - -
Walnut Creek,CA $65.00 $50.00 $57.50 Littie Rock AR $107.85 $48.37 $53.75
Littte Rock, AR $77.40 $48,37 $59.12 Walnut Creek,CA $65.00 $50.00 $57.650
Fresno,CA $95.00 $40.00 $60,00 | Bakersfield, CA $70.00 $60.00 $60.00
Columbia,5C $80.00 $40.00 $65.00 |Reno, NV $75.00 §45.00 $60.00
Las Vegas NV - - $65.00 Fresno,CA $100.00 $50.00 $70.00
Phoenix AZ $75.00 $406.00 $65.00 Phoenix,AZ $95.00 $65.00 $80.00
West Paim Beach,FL $85.00 $68.90 §68.890 Columbia,5C $135.00 $65.00 $82.50
Greenville, SC §70.00 $69.70¢ $69.75 Greenville, 5C $84.70 $94.70 $94.70
Boeise,ID $90.00 $80.00 $80.00 . | Boise,ID $100.00 $90.00 $95.00
Crlando,FL $150.00 $75.00 $85.00 Las Vegas NV - - $95.00
Atlanda, GA . $935.00 $35.00 $90.00 Memphis, TN $140.00 $65.00 $100.00
Dallas, TX $180.00 $45.00 $90.00 Minneapolis/St. Paul MN $290.00 $85.00 $115.00
Kansas City, MO $136.00 $75.00 $90.00 Rafeigh,NC $150.00 $115.00 $115.00
Charleston,SC $125.00 $85.00 $94.50 Charleston,SC $150.00 $85.00 $117.50
Jacksonville FL $125.00 $85.60 $94,54 Kansas City, MO $210.00 $110.0C $125.00
Raleigh,NC $125.00 $60.00 $95.00 Nashville, TN $180.00 $75.00 $125.00
Leuisville KY $150.00 $70.00 $96.00 Jacksonvilie, FL $155.00 $100.0G $127.50
Chariotte NC $170.00 $2000 $103.75 § Columbus OH $240.00 $100.90 $130.00 )

' Indianapolis,IN $130.00 $90.00 $105.00 | Indianapolis,IN $175.0G $105.00 $130.00
St. Louis, MO $140.00 $45.00 $405.00 | Aflanta,GA $200.00 $40.00 $135.00

’ Columbus,OH $200.00 $60.00 $410.00 J Louisville KY $165.00 $110.00 $135.00
Milwaukee, Wl $180.00 $70.00 $110.00 | Milwaukee, W $180.00 $100.00 $136,00

' San Jose/Sticor Valley, CA $135.00 $100.00 $117.50 § St, Louis MO $160.00 $120.00 $138.50
Nashvile, TN $180.00 $75.00 £125.00 | Charlotte NC $215.00 $85.00 $440.35
Cincinnati, OH $225.00 $25.00 $127.50 | Orlando,FL $300.00 $125,00 $150,00
Tampa,FL $140.00 $105.00 $133.00 | Dallas,TX $300.00 $115.00 $185.00
Miami,FL $147.54 $127.36 $134.12 | Hariford,CT $235.00 $135.00 $195.00
Heuston, TX $250,00 $76.00 $140.00 | Tampa,FL $242.00 $135.00 $196.00
Baltimore,MD $480.00 $110.00 $160.00 | Cincinnati,OH $250.00 $150.00 $147.50
Bellevue, WA $210.00 $136.13 $170.00 | Portland,OR $210.00 $185.00 $197.50
Cleveland,OH $260.00 $80.00 $172.50 | Houston, TX $350.00 $97.00 $200.00
Denver,CO $195.00 $165.00 $175.00 | San Jose/Silicon Valley,CA $250.00 $150.00 $200.00
Hartford, CT $210.00 $100.00 $175.00 | Miami,FL - - $207 .82
San Diego,CA $120.00 $150.00 $180.00 | Cleveland,OH $295.00 $120.00 $215.00
Portland, OR $185.00 $160.00 $185.00 | Sacramento,CA $322.50 $161.25 $215.00
Minneapolis/SE. Paul, MN $270.00 $105.00 $187.00 | Denver,CO $300.00 $200.00 $225.00
Oakland, CA $2 Baltimore,MD $400.00 | $21000 | $230.00
Eos Airgats 5 285:00:4] Oakand CA 25500 | stsoo0 | 24500
Honolulu,HI $325.00 $130.00 $212.33 Bellevue WA $385.00 $150.00 $250.00
Sacramento,CA $322.50 $161.25 $215.00 | San Diego,CA $275.00 $190.00 $250.00
Washington,DC $260.00 $200.00 $215.00 &7
Seattle, WA $353.88 $178.65 $290.00 . A , .
Philadelphia,PA $484.00 $200.00 $314.00 San Francisco,CA $600.00 $125.00 $383.00
Chicago,iL $505.00 $210.00 $325.00 |} Chicago,IL $515.00 $289.99 $400.00
San Francisco,CA $475.00 $130.00 $350.00 | Seattle, WA $650.00 $275.00 $400.00
Boston,MA - $500.00 $326,00 $402.50 | Philadelphia,PA $582.00 $205.00 $413.00
New York NY-Downtown $550.00 $450.00 $6500.00 | Washington,DC $520.00 $400.00 $430.00
New York NY-Midtown $700.00 $350.00 $550.00 { Boston,MA $630.00 $400.00 $550.00

- e T = - e

NATAVERA

‘ Source: Colliers International North American Parking Rate Survey 2009
* DESMAN Associates
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Table 11
Daily Parking Rates in Selected U.S. Cities
2009 Parking Rate Data Dally Parking Rate (US$) 2008 Parking Rate Data Early Bird Parking Rate {US$)
Market High Low Medfan Market High Low Median
Memphis, TN $6.00 $1.00 $4.00 Bakersfield,CA - - -
Greenvilie,5C $6.00 $8.00 $6.00 Boise D - " B
Little Rock,AR $10.75 $3.22 $6.46 Chareston,5C $6.00 . -
Bakersfield, CA $9.00 $6.00 $7.25 ft. Lauderdale,Ft. - - -
Fresno,CA $10.00 $6.00 $3.00 Greenville,5C - - -
Jacksenvile, FL $15.00 $6.96 $8.70 Houston, TX - - -
Columbus,CH $15.00 $5.00 $9.00 Little Rock AR - “ -
Louisville, KY $19.00 $5.00 $9.00 Louisville, iKY : - - -
Phoenix,AZ $12.00 $6.00 $9.00 Raleigh,NC - - -
Porlland , OR $12.00 $6.00 $9.00 San Jose/Silicon Valiey,CA - - -
Cincinnati,OH $16.00 $1.50 $9.50 West Palm Beach,FL - - -
Cleveland,CH $20.00 $6.00 $%0.00 | Mernphis, TN $2.50
Columbia,SC $12.00 $7.00 $10.00 Kansas City,M'O $4.50
Kansas City, MO $15.00 $3.00 $10.00 Atianta,GA $5.00
Wainut Creek,CA 31200 $a00 $10.00 Columbus,OH $5.00
Dallas, TX $22.00 $3.00 510.50 | St Louis MO $5.00
Indianapolis,IN $23.00 $3.00 $11.00 | Denver,CO §6.00
Atlania, GA $22.00 $4.00 $12.00 | Indianapolis,iN $6.00
Boise,ID . $12.00 $12.00 $12.00 Milwaukee, Wi $6.00
Heouston TX $30.00 $5.00 $12.00 Cleveland,OH $6.25
Mitwaukee, Wi $20.00 $4.00 $12.00 | Chariotte,NC $6.50
Nashville, TN $22.00 $6.00 $12.00 Miamé,FL $6.50
Raleigh,NC $24.00 $6.00 $12.0C Cincinnati, OH $7.00
St. Louis, MO $24.00 $5.00 $12.00 | Sacramentc,CA $7.00
Charleston,5C $16.00 $10.00 $12.80 Nashvilte, TN $7.50
Baltimore,MD $25.00 $10.00 $13.00 Beflevuie WA $8,00
Chariotte,NC $20,00 $10.00 $13.81 Fresne,CA $3.00
Bellevue, WA $20.00 $6.00 $14.00 Hartford,CT $8.00
Washington,DC $20.00 $13.00 $14.00 | Phoenix AZ $3.00
Fi. Lauderdale FL - - $15.00 | Portland,GR $8.50
Griando,FL $15.00 $9.00 $15.00 Dallas, TX $9.00
San Jose/Silicon Valiey,CA $15.00 $15.00 $15.00 Honolufu,Hl ) $9.00
Tampa,FL $20.00 $10.00 $15.00 { Minneapolis/St. Paul, MN $9.65
Denver,CO $26.00 $12.00 $16.00
West Palm Beach FL $20.00 $15.00 $16.00 Baltimore, MD $12.00 $3.00 $10.00
Miami,FL $19.00 $12.00 $17.00 Columbia,5C $12.00 $7.00 $10.00
Minneapolis/St. Paud,MN $27.00 $7.50 $17.25 Walnut Creek, CA $12.00 $3.00 $10.00
Oakland,CA $30.00 $10.00 $18.00 | Washington, DG $12.00 $9.00 $10.00
Sacramento,CA $32.25 $12.80 $19.35 Jacksenville,FL $14.00 - $9,00 $12,00
Hartford, CT $30.00 $15.00 $20.00 Tampa,FL $20.00 $10.00 51200
San Francisco,CA $39.00 $6.00 $25.00 Qakland,CA $15.00 $10.00 $12.50
Phitadelphia,PA $33.00 $20.50 $26.00 Seattle, WA $15.00 $10.00 $13.00
San Diego,CA $30.00 $18.00 $26.00 Oriando,FL $15.00 $9.00 $15.00
$35.00 $18.00 San Diego,CA $15.00 $15.00 $15.00
£ FaHE e Chicago,IL $25.00 $10.00 $16.00
Chicago,IL $52.00 $17.00 $31.00 Phliadelphia,PA $19.00 $a.00 $17.50
Boston,MA $39.00 $25.00 $34.00 San Francisco,CA $22. 00 $15.00 $18.00
Honohulu,HI $75.00 $21.00 $35.50 | Boston,MA $24.00 $10,00 $19.00
New York,NY-Downtown $45.00 $25.69 $38,00 New York,NY-Downtown $28.00 $16.00 $22.51
New York,NY-Midtown $656.00 §32.00 $44.00 New York,NY-Midtown §33.62 $15.00 $23.29

NA

A \Hgelet
Source: Colliers Infernational North American Parking Rate Survey 2008 and 2009
DESMAN Associates
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Table 12
Hourly Parking Rates in Selected U.S. Cities
2009 Parking Rate Data Hourdy Parking Rate (US$) 2008 Parking Rate Data Hourly Meterad Parking Rate {US3)

§ Market High Low Median Markef High Low Median

:‘ | as Vegas,NV - - - San Jose/Silicon Valley, CA $1.00 $1.00

: Santa Rosa,CA - - - Bakersfield,CA - - -
Fresno,CA $1.00 $0.50 $0.75 Walnut Creek,CA $1.00 - -
Walnut Creek,CA $1.00 $0.50 $0.75 Greenville SC - - -
Ft. Lawderdale, FL - - $1.00 Las Vegas, NV - - -

Raleigh,NC . $3.00 $1.00 $1.00 Charlotte, NG - - -

;; West Palm Beach,FL $1.25 $0.75 $1.00 Bellevue, WA - - -

% Phoenix, AZ $1.50 $1.00 $1.25 Boston,MA $1.00 - -

[ Jacksonville,FL $4.00 $1.07 $1.47 Louisville,KY $1.00 $0.25 $0.50
Bakersfield,CA $2.00 $1.50 $1.50 Raleigh,NC $0.50 $0,50 $0.50
Boise, 1D $1.50 $1.50 $1.50 Baltimore, MD $1.00 $0.25 $0.50
Greenville, 5C $1.50 $1.50 §1.50 Cleveland,OH $0.75 $0.25 $0.50
Lifle Rock AR $1.61 $1.45 $1.51 | Fresno,CA ) $0.60 $0,60 $0.60
Sacramenfo, CA $4.30 $1.08 $1.88 Milwaukes, Wi $1.00 $0.25 3063
Columbia,SC $2.00 $0.75 $2.00 Santa Rosa,CA $0.75 $0.50 $0.75
Leuisvitle, KY $5.00 $1.00 $2.00 Jacksonvilie, FL $1.00 $0.50 $0.75
Crlando,FL $3.00 $1.00 $2.00 Columbia,5C $0.75 $0.50 $0.75
Charleston,SC $6.00 $1.00 $2.25 Orfando,FL $1.00 £0.50 $0.75
Tampa,FL $325 $1.60 $2.25 Tampa,FL $1.5¢ $0.25 $0.75
Cincinnati, OH $8.00 $1.00 $2.75 St Louds, MO $0.75 $0.75 $0.75
San Jose/Silicon Valiey,CA $3.50 $2.25 $2,88 indianapolis iN . $0.75 $0.75 $0.75
Charlotte, NC $4.00 $1.00 $2.99 Beise,iD $1.00 $1.00 §1.00
Columbus,OH $6.00 $0.50 $3.00 Sacramento,CA $1.00 $1.00 $1.00
Kansas City,MO $4.00 $2.00 $3.00 Columbus,CH $1.25 $0.25 $1.00
Mitwaukee, Wi $8.00 $1.00 $3.00 Cincinnati, CH $1.00 $1.00 $1.00
Portland,OR $6.00 $1.16 $3.00 Honoluju Hj $1.25 $0.75 $1.00
St. Louls, MG $12.00 $1.00 $3.00 Kansas City, MO $1.00 $1.08 $1.00
Atlanta, GA $8.00 $1.00 $4.00 Nashvilte, TN $1.00 $1.00 $1.00
Indianapolis, iN $11.00 $2.00 $4.00 Dallas, TX $1.25 $0.75 $1.00
Bellevug WA $8.00 $3.00 $4.50 Philadelphia,PA $1.00 $1.00 $1.00
Dallas,TX $8.00 $1.00 $4.50 Minneapolis/St. PaulMN $2.00 3$0.25 $1.00
Housten, TX $10.00 $1.00 $4.50
Nashville, TN ' $5.00 $2.00 s5.00  |LogAngel e
Minneapolis/S1, Paul, M $10.00 $1.00 $5.50 Phoenix,AZ. $1.50 - $1.00
Honolulu,HI $10.00 $1.50 $6.00 Charleston,5C $1.25 $1.25 $1.25
Memphis, TN $12.00 $2.00 $6.00 Pertland,OR - $1.25 $1.25 $1.25
Wrami,FL $7.00 $4.00 $5.00 QOakiand, CA $1.25 $1.28 $1.25
Oakland,CA $8.00 $1.50 $6.00 San Diego,CA $1.25 $1.25 $1.25
Cleveland,OH $12.50 $6.00 $8.00 Seattle, WA $1.50 $1.50 $1.50
Hartford, CT $10.00 $5.00 $8.00 Hartford, CT $1.50 $1.50 $1.50
San Diego,CA $9.00 $4.00 $8.00 Ft. Lauderdale, FL $3.00 $1.00 $2.00
Washington,DC $12.00 $7.00 $8.00 Miami,FL . $3.00 $1.00 $2.00
San francisco,CA $12.50 $2.00 $9.00 Atfanta,GA $2.00 $1.00 $2.00
Baltimore,MD $15.00 $7.00 $10.00 | Houston,TX $6.00 $1.00 $2.00
Denver,CO $10.00 $2.00 $10.00 | Washington,DC $2.00 §1.00 $2,00
Seattle, WA $12.00 San Francisco,CA $3.00 $1.00 $2.00

: { New York,NY-Downtown $2.60 $2.00 $2.00

| Philadelphia,PA $16.00 $9.00 $12.00 | New York,NY-Midtown $2.00 $2.00 $2.00

| Chicago,IL $22.00 $10.00 |  $17.00 |Denverco $6.00 $2.00 $4.00

! Boston,MA $27.00 $14.00 $18.00 | Memphis, TN $5.00 $2.00 $4.00
New Yori NY-Dewntown $26.00 $17.00 $20.00 LitHe Roci, AR $6.36 $4.25 $4.25
New York NY-Midtown $33.00 $12.00 $23.00 | Wast Palm Beach,FL $8.00 $4.00 $6.00
NATIONAL AVERAG! ] STIONA ERAG

Hour;}:' Metered Parking Rates are based on City of Los Angeles data.
Source: Colliers International North American Parking Rate Survey 2008 and 2009
DESMAN Associates
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4.2  Revenue Collection Technology for Parking

Software and equipment technology used in the collection of parking revenue has continually
become more sophisticated and customer-friendly over the years. The current trend in the U.S.
has been towards Pay-on-Foot technology' for off-street parking systems that offer
transient/daily parking. The revenue technology and software supporting Pay-on-Foot
technology allows for fewer errors and easier accounting than traditional manned cashiering
systems. Pay-on-Foot technology also creates a more efficient ingress and egress system,
provides the consumer multiple payment options, and reduces the number of personnel needed to
operate a parking facility. Overall, Pay-on-Foot technology requires an initial capital investment
to upgrade the equipment and software, but the pay-off comes through lower personnel expenses
and a reduction in bookkeeping errors.

The current parking technology trend for monthly parkers is the use of transponders and/or
proximity cards. This type of parking technology allows for automated parking gates where the
user either has to flash a card or have a transponder in their vehicle in order to enter and exit a
parking facility. This allows the parker to pay a monthly, quarterly, or yearly fee to receive a
proximity card and/or transponder to access a specific parking facility.

The current trend for on-street parking is towards Pay-and-Display systems. In many cities and
communities across the U.S., the old single space meters are being replaced by Pay-and-Display
meters. On an average length street, one Pay-and-Display meter can replace all of the single-
space meters (i.e. 15 to 20 meters). 'The advantages of Pay-and-Display machines are that they
allow for less clutter along the sidewalks, they require less maintenance, revenue is easier to
collect, piggybacking® is eliminated, and multiple payment options are possible (cash, coin and
credit). Payment by credit card and by cash for on-street meters makes it easier for the consumer
to pay for higher parking rates, as opposed to coin-only meters which can require the user to
carry large amounts of change. '

Other emerging on-street revenue collection technologies include Pay-by-Phone and in-vehicle
meters. The Pay-by-Phone technology, which allows customers to call a toll-free number when
they are about to park and to call again when they are finished, is already being used in Seattle
and Vancouver for off-street parking and is utilized for on-street parking in several European
countries. In-vehicle meters used in many European cities as well as in Aspen, CO and
Arlington, VA in the United States, work together with a pre-paid smart card and allow drivers to
start their meter with the card and turn it off when they return to their vehicle.

A separate document is provided which discusses the current parking technologies implemented
in the City of Los Angeles and extensively analyzes and compares modern parking revenue
control technology for both on-street and off-street parking.

" Includes paying for parking at a pay station (no cashiers) before exiting the parking facility
2 When a parker utilizes the time left on the meter by a prior user

Financial Analysis and Condition Appraisal November 3, 2009
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5.0

5.1

Parking System Inventory

Inventory of Operated Facilities

There are a total of 10,661 parking spaces located in 27 operated parking facilities in the City of

Los Angeles parking system. At the direction of the City, 10 of these 27 parking facilities are
included in our analysis, or a total 8,398 parking spaces. Table 13 lists each operated parking

facility, its location, owner, the type of facility (lot or structure) and the number of spaces it
contains. Figure 3 displays the approximate location of each of the 10 analyzed parking
facilities. Two of the 10 facilities included in the analysis are not owned by the LADOT
(Pershing Square and Cinerama Dome Garage). All 10 of the analyzed facilities are garages and
are revenue generating facilities. A listing of each facility and corresponding operating
agreement is listed in Appendix 9.

Table 13

Inventory of Operated Parking Facilities

Parking Facilities included in Analysis

Lot # cD Address Community Owner/Operator Type Spaces
NA 9 Pershing Sg Downtown Dept. of Rec - Parks Structure 1,690
NA 13 Cinerama Dome Garage Hollywood LACRA Structure 1,717
i 801 6 14401 Friar St Van Nuys LABOT Structure 237
i 629 5 14591 Dickens St Sherman Oaks LADOT Structure 198
: 670 13 1710 Cherokee Ave Hollywood LADOT Structure 386
680 5 1036 Broxton Ave Westwood LADOT Structure 366
690 2 12225 Ventura Blvd Studio City LADOT Structure 397
703 5 123 S Robertson Bivd Carthay LADOT Structure 334
732 4 218 N Larchmont Blvd Hancock Park Structure
Blvd H ood

Parking Facilities Not Included in Analysis

636 Ma;_)_le Ave

DESMAN Associates

Lot # cb Address Community Owner/Operator Type Spaces
609 6 14521 Friar St Van Nuys LAGOT Surface Lot 76
610 6 14532 Gilmore St Van Nuys LAGOT Surface Lot 138
620 6 14607 Sylvan St Van Nuys LADOT Surface Lot 52
630 6 14517 Erwin St Van Nuys LADOT Surface Lot 75
631 6 14402 Gilmore St Van Nuys LADOT Surface Lot 68
649 13 1533 N Schrader Bhvd Holiywood LADOT Surface Lot 55
677 9 308 S Hill St Downtown LADOT Structure 200
691 10 682 S Vermont Ave Wilshire Center LADOT Surface Lot 65
701 11 2150 Delf Ave Venice LADOT Surface Lot 150
702 13 1625 N. Vine St Hollywood LADOT Surface Lot 107
713 14 249 N, Chicago 5t Boyle Heights LADOT Surface Lot 70
731 11 200 N. Venice Blvd Venice LADOT Surface Lot 177
740 11 301 S. Main St Venice LADOT Surface Lot 42
742 13 1637 N. Wilcox Ave Hollywood LADOT Surface Lot 149
752 6 6265 Sylmar St Van Nuys LADOT Structure 302
753 g 414 E. Temple St. Downtown LADOT Surface Lot 397
758 9 Downtown LADOT Structure 140

Financial Analysis and Condition Appraisal
City of Los Angeles

November 3, 2009
Page 19




DESMAN

ASSOCIATES

Figure 3 — Map of 10 Subject Parking Garages
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5.2 Inventory of On-Street and Off-Street Parking Meters

There are a total of 39,692 on-street and off-street meters in the City which are distributed in 13
of the 15 Council Districts. The 13 Council Districts contain a total of 71 Parking Meter Zones
(PMZ) which define the exact boundaries of each group of meters. Table 14 provides the
number of on-street and off-street meters per district. Figures 4a, 4b and 4¢ display maps of the
PMZ’s by region. There are no meters in Districts 7 or 12.

Table 14
Number of On-Street and Off-Street Meters in Each Council District

C(.)un.c it On-Street | Off-Street Total Meters

District
1 3,030 341 3,371
2 1,788 23 1,811
3 2,19 79 2,270
4 3,310 187 3,497
5 6,299 250 6,549
6 1,168 0 1,168
8 1,274 287 1,561
9 6,423 0 6,423
10 4,331 54 4,385
11 2,851 248 3,099
13 2,907 150 3,057
14 1,171 115 1,286
15 966 249 1,215

DESMAN Associates

There are a total of 58 metered off-street parking lots which are included in the analysis. There
are another 32 free parking lots in the City which were not analyzed.

In May 2007, the LADOT initiated the Parking Meter Technology Program which outlined the
deployment of new single- and multi-space parking meters. Since the start of the program, the
LADOT has completed the conversion and upgrade of 30 metered parking lots to new Park &
Pay Stations (Duncan VM or Digital Shelby multi-space meters) which have improved revenue
by an average of 19% (Appendix 10). Twenty PMZ’s in the City were partially or completely
upgraded with new single- and/or multi-space meters to replace the existing on-street parking
meters.

The City now operates approximately 440 pay-stations serving approximately 3,000 on- and off-
street spaces, or about 7.5% of all metered spaces. The surface parking lots contain a total of 63
pay-stations distributed among 32 locations. The LADOT is also in the process of upgrading

Financif;.l Analysis and Condition Appraisal November 3,2009
City of Los Angeles Page 21
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4,000 (approximately 10%) of the City’s highest-demand single space meters with more reliable
and vandal-resistant meters, as well as with high-security housings and electronic locks. The
advantage of the enhanced single space meters is that they accept dollar coins and have high-
security meter housings and high-security electronic revenue locks. The pay-stations permit
credit card payments and utilize realtime communication, which has improved the average
uptime to over 99% over a two-month period. :

Figure 4a — Parking Meter Zone Map — Valley Area

DESMAN Associates
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Figure 4b — Parking Meter Zone Map — W
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Figure 4¢ — Parking Meter Zone Map — Metro Area

]

Al Fl(R

L

4

T
i
[

o t_'-mrsli!
Jir

DREEY

B 4
et

-
i
-
|
§
i

=t 0
e I
3
o
e Pt |- - -

DESMAN Associates

Financial Analysis and Condition Appraisal
City of Los Angeles

November 3, 2009
Page 24




DESMAN

ASSOCIATES

6.0  Parking Facility Surveys

Parking occupancy counts were conducted of the 10 garages and the 58 metered lots in order to
determine the utilization levels of the parking facilities included in the study. The parking rates
of the facilities were also recorded at the time of the surveys. An example of the on-street survey
form, off-street survey form and a map of one of the parking meter zones that were surveyed can
be found in Appendix 11. The weekend occupancy surveys were conducted on Saturday, June 6,
2009 and Saturday, June 13, 2009 during the morning (10AM — 12PM), the afternoon (2PM —
4PM) and the evening (6PM — 8PM). The weekday occupancy counts were conducted on
Tuesday, June 16, 2009 and Wednesday, June 17, 2009 during the moming (10AM-12PM), the
afternoon (2PM-4PM) and the evening (6PM--8PM). A separate document has been submitted
along with this report that summarizes each of the garage field survey efforts which includes a
general description of the facilities, a description of each market area and the surrounding land
uses, lists of competing parking facilities, the parking rates of each facility and its competing
facilities, discussions of future development growth and discussions of future revenue potential
at each facility. '

6.1  Parking Garage Occupancy Surveys

Table 15 shows the inventory and occupancy rates for each of the 10 garages. Between the
garages there are a total of 8,398 spaces. The highest occupancy count at each garage is
highlighted and the corresponding peak occupancy rate is listed in the last column of Table 15,
The peak occupancy rates range from 12% to 92% and the garages are listed in descending order
based on peak occupancy level. The overall occupancy for all the garages during each time
period is provided on the last row of Table 15. The garages had the highest aggregate
occupancy level during the weekend evening (6PM—-10PM) when 46% of the parking spaces
were occupied. The peak period correlates with the time period when the Cinerama Dome and
the Hollywood Boulevard garages had their highest occupancy; these two garages make up 37%
of the total parking spaces surveyed. The garages had the lowest aggregate utilization during the
weekend moming (10AM-12PM) when only 22% of the total parking spaces were occupied.
With a peak occupancy rate of only 46%, the entire garage parking system surveyed is
underutilized. For eight of the 10 garages, the peak occupancy level was found to be below 80%.

6.2  Parking Lot Occupancy Surveys

Table 16 shows the inventory and occupancy rates for the 58 lots surveyed. There are a total of
2,577 parking spaces in the metered lots. The highest occupancy count at each metered lot is
highlighted and the corresponding peak occupancy rate is listed in the last column of Table 16.
The lots are listed in descending order based on the peak occupancy levels. The peak occupancy
rates range from 100% at 4642 Russell Avenue (Lot #675) to 11% at Lot #764 and Lot #715.
The metered lots had the highest aggregate utilization during the weekday afternoon (2PM-4PM)
when 37% or 943 spaces were occupied. The metered lots had the lowest aggregate utilization
during the weekend evening (6PM-8PM) when 24% or 63! parking spaces were occupied.
Many of these lots are located in residential areas which have low activity during the weekend
evenings. Only 15 (26%) of the 58 lots had a peak occupancy rate of 80-100% and 43 of the lots
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are operating under a peak occupancy level of 80%. A majority of the lots are not well utlllzed
which limits their overall financial value.

Table 15
Parking Garage Occupancy Survey Results
Qeoupancy
Weekend Weekday
District | LOT# Facility inventory 104M -12PM 2PM - 4PM 5PM - BPM 10AM -12PM 2PM - 4PM EPM - BPM | Peak Occupancy
# i # # # # %
5 £80 1038 Broxton Ave 356 108 326 205 320 R A 272 92%
[ 60§ 1440% Friar St 237 NA NA NA hlpagiiin 159 12 89%
NA Ginerama Dome 1,717 494 868 SE g 445 529 556
4 Garags - S LI 78%
4 732 | 218 Nlarchmont Ave 167 45 87 21 110 S 68 65%
14 NA Pershing Square 1,590 208 244 157 931 s 022 409 4%
£ 745 | 680t Hollywood Bhvd 3,006 759 1,398 L RRENE 543 701 718 51%
53 670 1716 Cherokes Ave 388 B [ RN 184 261 198 183 187 57%
5 703 | 123 5. Robertson Blvd 334 24 82 42 56 i ARE 73 37%
P 590 12225 Ventura Bivd asy 17 31 11 B0 DR R 18 15%
14591 Bickens St 158 : ; 8 12%

* Peak Ccecupancy Highlighted for each Facility
DESMAN Associates

6.3  Parking Rates at Garages and Lots

Table 17 shows the hours of operation, revenue control systems in place, hourly rates and
monthly rates for the parking garages surveyed. The average hourly, daily and monthly rates are
listed on the last line of Table 17. The average hourly rate is $2.81, the average daily maximum
rate is $8.23 and the average monthly rate is $92.15. The Broxton Avenue garage (Lot 680)
offers free parking for the first 2 hours; each hour costs $4.50 thereafier. All of the garages are
operated by attendants. Three of the garages are open 24 hours a day, 7 days a week: the
Cinerama Dome, Cherokee Avenue and Pershing Square garages. A summary of the parking
rates, hours of operation, surrounding land uses, arca descriptions, and competing parking
resources in the area around each of the parking facilities can be found in the Garage Market
Studies report which is a separate document.

Table 18 shows the current and historical rates for the eight LADOT-owned garages surveyed.
The Dickens Street Garage (Lot 629) is the only garage that has not had its rates changed since
the garage was opened. The remaining garages have had historical rate adjustments. The Friar
Street garage (Lot 601) experienced a 10% increase in the monthly rate in 2002; the hourly and
daily maximum rates were left unchanged. The Cherokee Avenue Garage (Lot 670) saw a 300%
increase in the hourly rate and a 45% increase in the daily maximum rate; the flat rate was
cffective only on weekdays, but is now effective daily. The Broxton Avenue Garage (Lot 680)
originally had a $2.50 hourly rate, a $5.00 maximum daily rate and $93.50 monthly rate. The
garage currently offers free 2-hour parking from 8AM-6PM, an $8.00 daily maximum rate and
charges a monthly rate of $125.00. The Ventura Boulevard Garage (Lot 690} originally offered
free 2-hour parking but that policy changed on May 1, 2005 when the hourly rate increased to
$0.50. The Robertson Boulevard Garage (Lot 703) adjusted the monthly rate from $100.00 to a
new rate of $125.00. The Larchmont Boulevard Garage (Lot 732) adjusted the hourly, daily
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maximum and monthly rates on July 1, 2004. The hourly rates increased, but the monthly rate
decreased by $5.00; this may have been due to pressure from competing facilities. The
Hollywood-Highland Garage (Lot 745) experienced a decrease in the hourly rate by 33% from
the original rate set in 2002. The monthly rate increased from $95.00 in 2003, to $100.00 in
2009.

These rate changes illustrate the fact that rates are very dependent on the activity of the garage

and its competing facilities. Locations with high demand are able to raise their rates and thus
increase the value of their facility. The historical parking rates of the garages were taken into
account when forecasting future parking rates.

Table 19 lists the hours of operation, revenue control systems in place, hourly rates and monthly
rates for the metered lots. The average daily and monthly rates are listed on the last line of
Table 19. The metered lots differ widely in their hours of operation. Six of the 58 metered lots
are designated as short term parking and have a 2-hour parking time limit. Eight of the 58
metered lots contain free short-term parking. The number of free short-term parking spaces in
each lot is listed on Table 19 under the revenue control column. The city lot located at 21901
West Constanso Street (Lot 705) is the only lot that offers 12-hour parking. The remaining lots
allow a maximum of 4 or 10 hours of parking and charge a maximum rate of $4.00. Nine of the
58 metered lots offer monthly parking. The average monthly parking rate is $32.22.

Financial Analysis and Condition Appraisal November 3, 2009
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Table 16
Metered Parking Lot Occupancy Survey Results
Occupancy
Weekend Weekday Paak
District | LOT# Facility Inventory | 10AM -12¢8 | 2PM -4PM  6PM-8PM |10AM -12PM| 2PM-4PM  &PM - 8PM | Occupancy
# # # # # %
4 675 4642 Russell Ave 32 19 3 19 18 24 100%
13 676 | . 1146 Glendale Blvd 9 g [3] 7 7 5 100%
14 682 318 N Breed St 28 6 18 127: 24 10 96%
1 639 116 S. Ave 56 46 17 30 20 28 40 96%
8 744 8463 S. Vermont Ave 23 6 5 20 PR 8 96%
11 641 1516 Barry Ave 20 6 18 & 4 95%
5 685 2386 Malcoim Ave 19 7 15 17 10 95%
4 594 209 N Larchmant Ave 34 22 g 18 25 94%
4 619 1451 Gardner St 22 13 14 [ 8 91%
1 660 154 Avenue 24 51 19 1 2 5450 38 88%
5 756 139 George Burns Rd 74 12 14 B 29 B4 B86%
4 §27 11231 Magnolia Blvd 47 31 85%
S 656 1615 Colby Ave 33 5 85%
1 672 124 §. Ave 57 32 i 84%
1 652 1530 Butler Ave 43 84%
1 695 123 N. Ave 57 38 76%
11 681 15216 Sunset Bivd 25 18 76%
1 635 118 N, Ave, 56 B4 8 59%
11 653 1547 Gorinth Ave 38 5 68%
1 638 120 S Ave 58 28 195 68%
5 658 2367 Prosser Bivd 28 13 68%
5 685 1156 Glark Ave 27 9 67%
5 707 2377 Midvale Ave 40 2 63%
5 626 3328 W. 43rd St 105 650 62%
4 602 $1320 Chandler Blvd 46 3 61%
14 686 5063 Caspar Ave 28 i E9%
15 683 445 W 5th St 26 58%
8 625 3416 W. 43rd St 173 56%
13 663 1146 L.ogan St 14 55%
5 689 8866 Pice Blvd 39 17 51%
15 564 460 W 7th St 92 7 51%
11 654 1611 Beloit Ave 20 50%
1 637 124 N. Ave 58 36 AT%
4 671 872 Detrojt S5t 54 46%
1 658 216 Avenue 24 60 43%
11 655 11312 |daho Ave 17 41%
1 673 117 &. Ave 58 32 12 38%
5 799 14758 Ventura Blvd 24 [ 4 38%
13 662 1152 Lemoyne $t T3 26 23 37%
5 542 1421 5. Wooster St 49 5 5 7%
11 545 1540 Purdue Ave 37 0 5 35%
13 843 1147 Echo Park Ave a7 135 11 35%
15 647 474 W 8th St 41 7 & 34%
4 614 728 S Gochran Ave 41 12 5 32%
4 659 2334 Daly St 80 17 22 29%
13 679 1711 Sunset Blvd 14 1 2 29%
1 628 2418 Daly St 28 5 5 3 25%
3 705 | 21801 W. Costanso St 29 3 5 3 3 0 24%
15 735 396 W. 6th St 58 0 & 9 7 > 24%
10 552 61 S Vermont Ave 87 ] 10 9 CE3ET 8 23%
15 541 462 W 9th St 102 13 11 5 14 ERRE 22%
1 636 | 5712 E. Marmion Way 62 0 1 2 RELS 12 21%
4 747 | 5000 N. Vineland Ave 92 4 3 5 10 B 17%
1 669 5033 Lincoln Ave 42 5 3 3 6 17%
3 544 7218 Remmet Ave 18 2 3 2z 1 17%
14 568 5058 Meridian St A5 4 [} 4 E 16%
5 715 2371 Overland Ave 27 2 2 o ; 2 1%
7128 Jordan Ave 1 3 4 1%
* The peak occupancy pericd is highlighted for each lot
DESMAN Associates
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Table 17

Parking Garage Rates
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Table 18

o " Owmer Hours of Rates ode of
Fac# | Facility Name Location Spaces Operatar o " PM de_ d
pe ’ * 1 hour 2 hour Daily Max Event Menthly Validation
LADOT/ . AttondantBooth/T
620 Bickens Garage 591 Dickens §U 98 con | 7AM-H1:30PM Daly 5150 $2.00 s450 53050 me Samped Tt
LADOT 1 | BAM:12:3080 .82 AttendanyGatestF]
703 1235, Biva 334 s S TP S sz 5100 1200 s125.00 e Compater
LADOT / | AtisndantBooth
601 Friar @arage 14404 Friar 81 237 ol SUBOAM-TEM 1T $1.10 $2.20 $440 34850 e Etomped Tit
LADOT/ | 7PM-10:30PM Su-Th | 1t 20mins. Free AtlendantiGatestF;
529 Ventura Garage 12226 Ventura Blvd 387 Pl oA o priis 15 3450 5 Free £ 1o o |y
670 | Cherakee Garage 1710 Cherokee Ave 306 [rapotTrrel]  2dhows Daly $4.00 $8.00 5800 5800 $100.00 A"::"::'ig::r‘”
LADOTY | 7AM-1ZAM SuTH . $150 ea 20min. | At ndantGates!F
680 Braxlon Garage 1026 Broxlen Ave 386 el M. 2303 F-5e Fres Free sg00 $3.00 Evosing $125.00 el 2hin o Computer
BAM.BPM MTH  GAIA
72 | Larchmonth Garage | 216 0. Larchment Bivd %7 LADOTE | sipMFsa 1AM 5150 $3.00 525 56000 Vhrtirge | andanVBaothiT]
65D 5PM Su me Stamped Tht
Hollywood Highiands LADOT/ | TOAM-1OPM Su-Th $9500 AtiandantGatestF;
48 ot 8501 Hollywood Bivd. 3025 Y o e 1 1300 $5.00 s10.00 1o00 gl s28a-are |
Cinerama Dome 3 ahes AtlendanyGatesF
<o Carage 6383 De Lopgpre Ave, 1725 CRAIPGI | 2d-hours Dally s4.00 s8.00 510.00 10 $106.00 S0% - 75% e Compter
Petshing Squars LADOT £ $2ISEB. $190- Non-Res. Atlandant/GatesT|
[ Gaame 441 WesL 61h 1. 1.550 phosl 24-hours Dalty w2 51540 590 oAb 250 e e Stampad o

LADOT Garages, Historical Parking Rates

Rates % Rate Change
1h 2h Baily M Flat R hi 1 it hi
Lot # Address Rate Change Date pur our aily Max at Rate Menthly | Hourly |Daily Max| Menthly
. Current: 02/27/2002 s 110[s 220]8 440 - 5 4950) 6% 0% 10%
60 0
1 14401 Friar St Effective: 86/01/2001 % 110|5 2201% 440 B § 4500) - N -
629 | 14491 Dickens St Current: 07/0172005 s 150[% 30008 450 _ $ 38,50 N - N
$8.00 after SPM
Curreot: 09/01/2007 5 400|s socls  2oo Daily $ 1000f e% % 0%
1710 N, Cherokee
670 Ave Effective: 03/01/2007 : $8.00 affer SEM
) $ 400|§ BOGiS§ 300 Mon-Fri $ 100.00F 300% | 45% 82%
Effeotive: 07/01/2004 s 100[% 10cf§ 350 N 3 5500 N _ -
Current: 07/01/2004 5 -l s 18 800| $300after6PM | § 125.00 o | sovs o
680 | 1036 Broxton Ave. -100% L 60% 34%
Effective: 04/01/1999 $ 2568 50008  5.00] $200after SPM | §  93.50
490 12225 Yentura Current: 05/01/2065 $ 050|5 15018 450 - § 3850 - 0% 0%
Blvd. Effective 12/04/2004 B - $ 450 - $ 3850 - - -
203 | 1235 Robertson Curent: 01/01/2069 s 200]% 400fs 1200 - $ 125000 0% 0% 25%
Blyd Effective 11/19/1998 $ 200]5 400f$ 1200 - $  100.00 - - -
732 | 218 N Larchmont Current; 07/01/2004 $ 150]% 300]8 525 - % 6000 50% 50% 9%
Blvd. Effcctive 04/61/1999 5 100]8 200]5 440 - § 5500 - - -
6301 Hollvwood Cusrent: 07/01/2009 $ 200]§ 200]$ 1000 - $ 100000 0% 0% 5%
745 Blvdyw Effective: 06/25/2003 s 200]% 200[S 1000 - $ osoo] 33% | -67% -
' Effective: 1 1/07/2002 $ 300]5 600|$ 1000 - - - - -
. $3.00 for 4hrs
¢ D Carrent: 2008 ' X ! X
oD meﬁ:gcome $ 400{% 800|% 1000 $10 - Max § 100,00 pren 339% 0%
Effective: 2003 3 300]8 600]5 600 - $ 100.00 - - -
PS Pershing Square Current: Aprl 2008 § 77218 15408 1540 | $9.35EwlyBird [ 8 190.00] 10% 10% 5%
Garage Effective: September 2000 $ 700]8 1400|3 1400 | $8.50 EawrlyBird | $§ 175.00 - . -
DESMAN Associates
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Table 19
Metered Parking Lot Rates
LOT Rates
District & Facility Hours of Operation Revenue Control
lhour 2hour 4hour 10hour 12 hour Monthly
1 628 2418 Daly 8t 7AM-8PM Mon-Sat Pay Station $1.00 $2.00 $4.00 4.00 - ) $30.00
1 535 119 N. Ave. 56 TAM-SPM Meter - (30) Free $1.00 $2.00 $4.00 4.00 - -
1 636 | 5712 E. Marmion Way AAM-2PM Mater - {10) Free $1.00 $2.00 $4.00 4.00 - -
i 837 124 N. Ave 59 TAM-OPM Meter - {23) Free $1.00 $2.00 $4.00 $4.00 - -
i 638 120 S Ave 58 7AM-SPM Single Space Meter $1.00 $2.00 $4.00 $4.00 - -
i 639 116 5. Ave 56 TAM-GPM Meter - (14) Free $1.00 $2.00 $4.00 $4.00 - -
i 658 216 Avenue 24 7AM-BPM Single Space Meter $1.00 $2.00 - - - -
1 559 2334 Daly St FAM-9PM Pay Slation $1.00 $2.00 $4.00 $4.00 - -
1 560 154 Avenue 24 FTAM-9PM Pay Station $1.00 $2.00 $4.00 $4.00 - $30.00
1 669 5033 Lincoln Ave TAM-9PM Single Space Meter $1.00 $2.00 $4.00 $4.00 - -
1 672 124 §. Ave 57 8AM-GPM Mon-Sat Meter - {15) Frea $1.00 $2.00 $4.00 $4.00 - -
5 873 117 S. Ave 58 TAM-9PM Meter - (20} Free $1.00 3200 $4.00 $4.00 - -
1 695 123 N. Ave 57 GAM-4PM Mon-Sat Meter - {20) Free $1.00 $2.00 $4.00 $4.00 - -
3 6544 7219 Remmet Ave 7AM-SPM Single Space Meter $1.00 $2.00 $4.00 - - -
3 704 7128 Jordan Ave TAM-OPM Single Space Meter $1.00 $2.00 - - - -
3 705 | 21901 W. Costanso 5t FAM-9PM Pay Station $1.00 $2.00 $4.00 $4.00 $6.00 -
4 502 { 11320 Chandler Blvd 7AM-8PM Mon-Sat Single Space Meter $1.00 $2.00 $4.00 $4.00 - -
4 514 728 S Cochran Ave 7AM-SPM Mon-Sat Pay Staticn $1.00 $2.00 $4.0C $4.00 - $30.00
4 619 1451 Gardner St TAM-12PM Single Space Meter 1.00 $2.00 - - - -
4 627 { 11231 Magnolia Bivd 7AM-8PM Mon-Sat Pay Station 1.00 $2.00 $4.00 $4.00 -
4 671 672 Detroit 5t TAM-10PM Pay Station 1.00 §2.00 $4.00 $4.00 - $30.00
4 675 4642 Russel Ave 7AM-9PM Pay Station $1.00 $2.00 .| $4.00 - -
4 694 | 209 N Larchmont Ave TAM-12PM Pay Station $1.00 $2.00 - - = -
4 747 | 5000 N. Vineland Ave TAM-OPM Meter - (18) Free $1.00 $2.00 $4.00 $4.00 - -
5 642 1421 5. Wooster St TAM-9PM Pay Staticn $1.00 $2.00 $4.00 $4.00 - -
5 685 2386 Malcoim Ave TAM-9PM Pay Station $1.00 $2.00 §4.00 $4.00 - -
5 688 1156 Clark Ave FAM-9PM Pay Staticn $1.00 $2.00 £4.00 34.00 - -
5 589 8866 Pico Bivd TAM-9PM Pay Staticn $1.00 $2.00 $4.00 $4.00 - -
[ 6598 2367 Prosser Bivd 7AM-GPM Pay Station $1.00 $2.00 $4.00 $4.00 - -
& 707 2377 WMidvale Ave 7AM-9PM Pay Station $1.00 $2.00 £4.00 $4.00 - -
5 715 2371 Overland Ave FAM-9PM Pay Slaticn $1.00 $2.00 $4.00 3400 - -
5 756 | 139 George Burns Rd 9AM-10PM Men-Sat Pay Station $1.00 $2.00 $4.00 - - -
5 799 14758 Ventura Bivd FTAM-9PM Pay Siaticn $1.00 $2.00 - - - -
8 825 3416 W. 43rd St 7AM-2PM Mon-Sat Single Space Meter $1.00 $2.00 $4.00 $4.00 - $25.00
8 626 3328 W, 43rd St 7AM-SPM Maon-Sat Single Space Meter $1.00 $2.00 $4.00 $4.00 - $25.00
g 744 | 8463 5. Vermont Ave 7AM-9PM Pay Staticn $1.00 $2.00 $4.00 34.00 - -
10 692 601 S Vermont Ave TAM-9PM Single Space Meler $1.00 $2.00 $4.00 $4.00 - -
11 645 1540 Purdue Ave TAM-OPM Pay Station $1.00 $2.00 $4.00 - - -
11 651 1516 Barry Ave FAM-9PM Pay Statien $1.00 $2.00 $4.00 $4.00 - -
11 652 1530 Butler Ave 7AM-SPM Single Space Meter $1.00 $2.00 $4.00 - - -
11 653 1547 Corinth Ave 7TAM-OPM Pay Station $1.00 $2.00 $4.00 $4.00 - $50.00
11 654 1611 Beloit Ave TAM-9PM Single Space Meter $1.00 $2.00 $4.00 $4.00 - $40.00
11 655 11312 Idaho Ave TAM-GPM Pay Station $1.06 $2.00 $4.00 - - -
11 656 1615 Colby Ave TAM-9PM Pay Staticn §1.00 $2.00 $4.00 - - -
1 681 15216 Sunset Blvd TAM-9PM Pay Station $1.0G $2.00 - - - -
13 643 1147 Echo Park Ave TAM-9PM Pay Station $1.00 $2.00 4.00 $4.00 - -
13 662 1152 Lemoyne St TAM-OPM Single Space Meter $1.0G $2.00 4.00 $4.00 - $30.0¢
13 B63 1146 Logan $t TAM-9PM Single Space Meter $1.00 $2.00 4.00 $4.00 - -
13 E76 1146 Glendale Bivd TAM-9PM Single Space Meter $1.00 $2.00 $4.00 $4.00 - -
13 679 1711 Sunset Bivd 7AM-9PM Single Space Meter $1.00 $2.00 $4.00 $4.00 - -
14 568 5058 Meridian St 7AM-9PM Single Space Meter $1.00 $2.00 $4.00 $4.00 - -
14 682 318 N Breed 5t TAM-9PM Pay Station $1.00 $2.00 4.00 4.00 - -
14 686 5063 Caspar Ave 7AM-9PM Single Space Meter $1.00 $2.00 4.00 4.00 - B
15 641 462 W 9th St BAM-GPM Single Space Meter $1.00 $2.00 4.00 4.00 - -
15 647 474 W Bth 5t BAM-EPM Single Space Meter $1.00 $2.00 $4.00 $4.00 - -
15 683 445 W 5th St 8AM-6PM Mon-Sat Single Space Meter $1.00 $2.00 $4.00 $4.00 - -
15 684 460 W Tth St BAM-6PM Mon-Sat Pay Station $1.00 $2.00 $4.00 $4.00 - -
16 735 396 W, 6th 5t 8AM-GFM Mon-Sat Pay Station $1.00 $4.00

(#) indicates the 2-hour imit free parking inventory
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7.0  On-Street Parking Meter Surveys

Based on our knowledge of statistics and our experience with surveys and sampling from past
projects, it was determined that conducting detailed surveys of a 1% sample of the on-street
meters would provide us with sufficient data to accurately project the performance of the entire
meter system. Based on software provided by Creative Research Systems
(www.surveysystem.com), it was determined that a sample of only 380 on-street meters would
supply us with enough data to be 95% confident in the results, with a 5% confidence interval.
This means that, for example, if a survey of 380 on-street meters indicated that the peak period
occupancy of meters was 75%, we could be 95% confident that the system-wide peak period
utilization is between 70 — 80%.

In order to improve the accuracy of the survey results, an attempt was made to distribute the
blocks surveyed across each Council district (all 13 that contain meters) both geographically and
based on meter performance. Geographic distribution was based on the assumption that the
closer two meter zones are in number, the closer they are located to one another geographically.
'The proposed study includes a 1% sample of approximately 44 blocks.

In addition to geographic distribution, the surveys were also distributed based on meter
performance. The Parking Meter Zones were assigned a value based upon the documented
revenue generated per meter, per year in each zone. This method of classification resulted in the
creation of six (6) separate revenue/year categories. The proposed blocks to be surveyed were
then distributed proportionally across these six (6} performance levels based on the number of
meters in each category; in other words, if 10% of the meters system-wide fall in the lowest
revenue category, approximately 10% of the meters to be surveyed would also be from this
revenue category.

The number of surveys per council district range from 2 to 7 depending on the number of meters
in that district. In those districts with only 2 surveys the surveys represent close to a 2% sample.
The proposed study includes a 1% sample of approximately 44 blocks. The survey could be
enhanced by the adding a few blocks to the smaller districts in effect having the greater of 1%
sample or 3 surveys in each council district. This would require 53 total blocks. Similarly the
greater of 1% or 4 surveys would require only 59 surveys. Not only is the size of the sample
considered adequate statistically speaking, the proposed meters to be surveyed were distributed
both geographically and by relative revenue production in order to further ensure that
representative data is collected upon which DESMAN’s analysis will be based.

Of the 15 Council Districts in the City, 13 have on-street meters. Detailed surveys were
conducted to identify operational characteristics of representative meter areas around the City.
One on-street area was surveyed in each of the 13 Council Districts. These surveys were
performed at 13 locations (3 Pay-by-Space locations and 10 single space metered locations)
between Tuesday, June 9, 2009 and Thursday, June 11, 2009. At each of the 13 locations,
between 8 and 10 meters were analyzed. The surveys were conducted between the hours of
operation specific to each location. Table 20 lists the 13 locations where on-street meter surveys
were conducted. The exact location, type of revenue control systems in place, hours of operation
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and number of spaces surveyed at each of the 13 locations are also provided in Table 20. A
summary of the parking rates, hours of operation, surrounding land uses, area descriptions, and
competing parking resources in each survey area can be found in On-Street Meter Survey Areas -
Market Descriptions report which is a separate document.

Table 20
Surveved Paring Meter Zone Locations
Revenue Hours of { #of Spaces
Location | District | PMZ Survey Location Control Operation | Surveyed
1 1 508 {Park View Sireet {West side), between 6th St. and Wilshire Blvd, Meters BAM- 6PM 10
2 510 {Ventura Blvd. {South side), between Vantage Ave. and Laurelgrove Ave. Pay-by-Space | BAM-8PM 10
3 3 577 {Ventura Bivd. {South sidz), between Don Pio Dr, and Topanga Canyon Blvd, Meters 9AM - 8PM 10
4 4 540  jLarchmont Blvd. (East side), between 15t St. and Beverly Blvd. Pay-by-Space | 8AM - 8PM 10
5 5 556 {Wilshire Blvd. (Scuth side), between San Vincenle Blvd, and La Jolia Ave. Melers 9AM - 4PM 9
6 6 501 JVan Nuys Blvd, (Fast side}, between Sylvan St and Frier St. Meters BAM - 6PM 9
7 8 512 {Figueroz St (East side), between Exposition Blvd. and USC McCarthy Way Meters 9AM - 6PM 9
8 9 580 {Hill St {East side), between 22nd S1. and 23rd St Meters 8AM - 6PM 9
9 10 506 [Semanc St {West side}, between 7th St. and Wilshire Blvd. Meters BAM - 6PM 10
10 " 571 {Olympic Blvd. (South side), between Butler Ave. and Colby Ave. Meters BAM - BPM 9
1 13 514 {Sunset Bivd. (South side), between Hyperion Ave. and Sanborn Ave. Pay-by-Space | 8AM -6PM 10
12 14 544 ]Cesar Chavez Ave, (North side), between Soto St and Mathews St Meters BAM - 8PM 8
13 15 534 JAvalon Blvd, (West side), between 1st St. and Anaheim St. Meters BAM - 6PM 10
DESMAN Associates

In determining the meter survey locations the goal was to survey an area in each of the 13
Council Districts containing meters. In addition to geographic distribution, the surveys were also
selected based on meter performance. The PMZ’s were assigned a value based upon the
documented revenue generated per meter, per year in each zone. The meter zones were ranked
based on their activity level (hours occupied per meter) and the more active PMZ’s were selected
to be surveyed. The highest activity level areas were not always selected as we determined that
this may skew the results. Tt was concluded that some distribution in activity levels was needed.
The specific street selected in each of the 13 PMZ’s to be surveyed was based on a site visit to
the area to find an area of meters that met the following criteria: good visibility, 8 to 10 meters in
close proximity and high activity/turnover. Three locations with Pay-by-Space meters were
chosen so that comparisons of their performance to that of single-space meters could be made.

Figures 5, 6, and 7 show the PMZ locations where the on-street meter surveys were conducted
divided by the three main regions of the City (Valley, Western and Metro). The number on each
figure correlates to the location number in Table 20. Figure 5 shows the three locations
surveyed in the Valley Region. Figure 6 displays the two locations surveyed in the Western
Region. Figure 7 shows the eight locations surveyed in the Metro Region.

The City has yet to update the technology of the entire on-street meter system. They have made
some effort to update the technology by implementing multi-space (Pay-by-Space) meters in
certain areas. However, the use of single-space meters and a Pay-by-Space meter system has
hurt the overall revenue potential of the metered parking system. DESMAN conducted a variety
of on-street meter surveys in order to assess the utilization of meters, the efficiency of
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enforcement, the amount of piggybacking occurring, and uptime of the parking meters. The
results of the surveys provide key data in modeling the revenue enhancements from utilizing
Pay-and-Display meters verses Pay-by-Space and single-space meters, as well as geometric and
procedural encumbrances on parking system revenue growth.

Figure 5 — Surveyed Locations in Valley Area
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Figure 6 — Surveyed Locations in Western Area
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Figure 7 — Surveyed Locations in Metro Area
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In order to determine the extent of the benefit of the Pay-and-Display technology, we began with
anecdotal evidence in the industry that the typical benefit of conversion from single-space meters
to Pay-and-Display technology is a 30% increase in revenue. We contacted a number of
communities which had converted from single space meters to Pay-and-Display and were able to
identify three communities that tracked revenue increases resulting solely from the
implementation of a Pay-and-Display system. Based on discussions with staff in each town, we
identificd the revenue percentage increases which are shown in Table 21. The results are
consistent with the anecdotal evidence of a 30% increase.

There is a wide range in the revenue benefits related to the implementation of a Pay-and-Display
meter technology system (25% to 75%). For this reason, it became necessary to develop specific
factors to model the revenue benefits of implementing a Pay-and-Display meter system in the
City of Los Angeles. DESMAN developed a field verification process to document the potential
benefits. This process involved several types of field surveys to identify the revenue benefits of
the elimination of piggybacking, elimination of broken meters, and improvement of enforcement.

Table 21
Pav-and-Display Revenue Benefits in Sample Cities
Revenue

Location Increase
Philadelphia, PA 30%
Syracuse, NY 75%
Calgary, Alberta 25%
Average 43%

DESMAN Associates
7.1 Piggybacking

Overpayment at a meter allows the next car to park at the same space for some period of time at
no cost to them. This free-rider problem is known as “piggybacking”. DESMAN conducted a
survey of the amount of time patrons “piggyback” at on-street meters.

The surveyed areas were analyzed according to city region since each area’s meters have unique
performance characteristics. Table 22 shows the meter surveys that were conducted in the
Valley. A total of 8,512 occupied minutes were recorded from the 29 meters analyzed in the
Valley Region. The average number of operating hours per day for this region is 11 hours. The
revenue gain from eliminating piggybacking was based on the total number of occupied minutes
and the total number of piggyback minutes. During the meter’s hours of operation, the
elimination of the 599 minutes of “piggybacking” would result in 7% revenue growth in the
Valley Region.
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Table 22

Pipovback Analvsis - Valley Area

Location

Zone Name

Operating # of Occupied Piggyback
Hours Minutes # of Meters Minutes
12 3,057 10 333
1,566 10 73
3,889 9 193

9

; I i
| DESMAN Associates

Table 23 shows the meter surveys that were conducted in the Metro Area. The average number
of operating hours per day for this region is 10 hours. A total of 31,669 occupied minutes were
recorded at the 76 meters analyzed in the Metro Area with 3,562 of these minutes the result of
patrons “piggybacking”. This evidence suggests that the elimination of “piggybacking” in the
Metro Area with the implementation of Pay-and-Display meter technology would result in an
increase in revenue of 11%.

Table 23
Piggvback Analysis — Metro Area
ELocation Zone Name Operating #of C?ccup!ed # of Metfers Plg'gyback
Hours Minutes Minutes
10 3,142 10 295
12 5,869 10 980
e} 2,985 9 84
10 4,120 9 319
10 4,687 10 383
10 5,425 10 1,058
3,249 8 164
2,182 10 274

DESMAN Associates

Table 24 displays the meter surveys that were conducted in the Western Area. The average
number of operating hours per day for this region is 9 hours.. A total of 7,294 occupied minutes
were recorded at the 18 meters analyzed in the Western Area with 269 of these minutes the result
of patrons “piggybacking”. This data suggests that the elimination of “piggybacking” in the
Western Area would result in 4% revenue growth.

Table 24
Piggyback Analysis — Western Area
: Location Zone Name Operating #of Qccupied # of Meters Plg_gyback
Hours Minutes Minutes
7 2,801 9
10 4,493

]I;ESMAN Associates
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Figure 8 shows the three regions in the City along with the average percentage of minutes that
parking patrons were observed to be “piggybacking”. These factors can be applied in the
financial analysis of both the on-street and off-street meters to determine the revenue gain from
implementing Pay-and-Display meter technology. However, the revenue gain factor for each
region cannot be directly applied for the Pay-by-Space meters. The unique configuration of the
communication among Pay-by-Space meters means that if a piggybacking patron uses a different
meter (for example the northern end of the block instead of the southern end) than the original
parker, the meter does not register the pre-existing time. In simple terms, we estimate that with
Pay-by-Space meters, one-sixth of the time a patron will use a different pay-station than the last

" parker and potentially miss the opportunity to piggyback. The one-sixth factor is simply based
on the straightforward calculation that one-third of the spaces are located in-between two pay-
stations and half the time a person will use a different pay-station than the previous parker. To
represent this phenomenon in a financial model, a one-sixth reduction factor could be applied for
Pay-by-Space areas.

7.2 Broken Meters

In 1999, the CBS 2 News Special Assignment team (the I-Team) checked 1,000 of the City’s
meters and found that more than 10% of them were not working properly (Appendix 12). This
investigation led to the LADOT enacting a parking policy that permits vehicles to park at
broken/inoperable meters; this is the same as allowing a person to park for free. When a meter is
broken and occupied, revenue is lost. To assess the approximate percentage of meters which are
broken (failed), a survey of 13 random on-street parking locations was conducted. Some of the
locations are the same as the ones listed in Table 20 but not all locations are the same. These
were spot surveys which were performed at random times within the hours of operation of the
meters. Table 25 displays the total number of meters at each location, the number of failed
meters at each location, and the occupancy of all meters and failed meters. As shown in Table
25, a total of 306 meters were surveyed and 46 were observed as being broken. Based on the
analysis, approximately 15% of the meters were inoperable and 72% of the inoperable meters
were occupied. '
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Figure 8 — Percent Piggybacking by Area
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Table 25 :

. Inventory and Occupancy of Broken Meters at 13 On-Street Parking Locations

! Tnventory Occupancy

: Sideof | #of | #orral T}

! Date Time District PMZ Location Streef Sfreet | Meters { Meters |All Meters} Meters

. sHuzcoe] 1c4sam| 6 501 Van Nuys ;;':;”g Bivd.. befween Friar St. and \i,zz‘t 190 ‘1! g ;
e R I N I el e e e e

5 sHoicosl 1215 PM 5 536 S\ai\::astn\xg;tl : \éf\.l'f:hvood Blvd., North of Santa Monica \Iﬁz\.'iitt 13 i 1;@ tzl

| 6Hoizo09)  220PMf 5 520  |Pice-Robertson f::gn?;‘ﬁ;:e“”een Rabertson Bivd, and gg&: 118 é 195 g
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eitorzoos] 600 le 13 573 Silverlake Z‘:;"g:: :;\;es i_b‘**‘”ee" Hyperion Ave, g’gﬁ 193 g 1% g
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Bri2009) 1140AM) 8 %59 Eacino | entura Bivd, between Rubio and Peti g;i: 171 g 1; g
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In order to quantify the amount of lost revenue from allowing vehicles to utilize broken meters, it
was necessary to determine the total number of minutes a vehicle occupied a broken meter.
| Table 26 provides the number of meters that were broken or failed during the survey period. Of
the 123 meters surveyed, 13 meters, or 11% of the total number of parking meters, were
inoperable. Parkers continued to occupy the failed meter spaces. Patrons parked for free at the
failed meters for a total of 5,480 minutes. Of the 47,475 occupied minutes surveyed, 12% of
those minutes were of parkers utilizing a failed meter; occupied minutes are defined as the total
number of minutes that the meter was occupied by a parker.  With the implementation of pay-
stations both on-street and off-street, a vehicle can utilize any pay-station in the area. This
eliminates the opportunity to park for free at a broken meter. This shows that if pay-stations,
whether Pay-by-Space or Pay-and-Display, replace every meter, there would be an expected
increase in revenue of 12%; to be conservative, a 10% factor could be applied in the financial
modeling of the metered parking system. The 10% revenue increase factor would not be applied
to lots and on-street areas which already have pay-stations, but would be applied to all on-street
and off-street single-space meters.
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Table 26 .
Broken Meters Analysis
L ocation Zone Name # of Occupied | # Meters # of Fail Fail Meter
Minutes Surveyed Meters Minutes

1 Wilshire- Alvarado 3,142 10 0 0
2 Studio City 3,057 10 3 963
3 Woodiand Hills 1,566 10 0 467
4 Larchmont 5,869 10 0 821
5 Wilshire-Fairfax 2,801 9 0 322
6 Van Nuys 3,889 9 0 0
7 Usc 2,985 9 1 123
8 Washington-Broadway 4120 9 0 0
9 Wilshire-Western 4,687 10 0] 0]
10 Olympic-Sawtelle 4,493 9 4 1,832
1 Sunset-Alvarado 5,425 10 0 0
12 Boyle Heights 3,249 8 5 852
13 Wilmington 1 0] 0

DESMAN Associates

7.3 Reduction in Vielations

The frequency and duration of meter violations can have a considerable impact on revenue. Of
the 13 locations surveyed, DESMAN recorded the amount of time vehicles were in violation and
if a parking ticket was issued to vehicles in violation. Table 27 shows the 13 survey locations
along with the total number of violations observed, the number of violations of 15 minutes or
greater, and the number of tickets issued. A total of 351 vehicles were observed in violation,
with 118 of those vehicles in violation for 15 minutes or greater. There were no tickets issued
for violations that were less than 15 minutes. Approximately 10% of the violations that were 15
minutes or greater were issued tickets and there was a 36 minute average violation time per
meter space. ' '

Table 28 shows the violation capture rate for eight U.S. cities, taken from a study of Miami
Beach (Appendix 13). The study found that the violation capture rate ranges from 5.9% to 34%,
with an average of 18%. For cities that have effective enforcement programs, the violation
capture rate can range from 20-25%. The City of Los Angeles is well below the average capture
rate at 10%. Increasing the percentage of ticketed violations will increase revenue as parkers
will be more likely to pay for their entire parking occupancy if the threat of receiving a ticket is
greater.
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Table 27

Surveved Violations and Tickets Issued

Totat Violations Violations Greater Tickets Issued
Location Zone Name Than 15 min,
# Minutes # Minutes Less T‘han 15 Greater.Than 15
Min. Min.

1 Wilshire- Alvarado 19 595 12 550 0 1
2 Studio City 40 491 9 324 0 o
3 Woodland Hills 28 236 7 150 0 a
4 Larchmont 40 435 15 228 0 0
5 Wilshire-Fairfax 13 161 2 100 0 1
6 Van Nuys 22 320 6 211 0 2
7 Usc 3 64 1 57 0 1
8 Washington-Broadway 22 1,081 988 0 4
] Wilshire-Western 2% 185 79 0 1
10 Olympic-Sawtelle [ 266 185 0 1
11 Sunset-Alvarado 60 1,279 1,035 4] 1
12 Boyle Heights 25 297 209 4] 0
13 Wilmingt 55 9

DESMAN Associates

Table 28
Violation Capture Rate in U.S. Cities
. Viclation
City Capture Rate
Boston 34%
Denver 25%
Philadelphia 24%
Houston 18%
MNew Orleans 15%
Washington, D.C. 15%
New York 11%
Miami Beach 5.9%

Source: Kimley-Horn & Associates, Inc,

DESMAN Associates

DESMAN conducted a study of meter violations in Chicago, Illinois as part of a report dated
November 2008. Chicago utilizes both single space meters and Pay-and-Display meters (multi-
space), which are different than Pay-by-Space meters. In both Los Angeles and Chicago, the
parking ticket fee for parking at an expired meter is $50.

Table 29 provides a comparison of the number of minutes per meter a vehicle is in violation for
vehicles in violation for 15 minutes or greater. Based on this analysis, the Chicago meters are
not as well enforced overall as those in Los Angeles. However, the multi-space meters in
Chicago are substantially better enforced than in Los Angeles, as vehicles are only in violation
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an average of 13 minutes per multi-space meter in comparison to 53 minutes per multi-space
meter in Los Angeles. The downtown (Loop) area of Chicago is where the multi-space meters
are located. This is a high-traffic area, which is generally a high priority for parking
enforcement. For this analysis, it was conservatively assumed that with better enforcement and
the implementation of a parking meter system that offers multiple payment options, the City
could easily reach an average of 25 minutes in violation per meter, or a 31% reduction in
violation time. This 31% reduction in violations equates to a 3% growth in revenue. This 3%
growth in revenue would be figured into the model along with the additional costs associated
with improving the level of enforcement.

Table 29
Parking Violation Comparison — Los Angeles vs. Chicago
L.A. Chicago

Meter Violations 15 Min. or Greater 2,888 4,193
Pay-by-Space Violations 15 Min. or Greater 1,588 413
Number of Meter Spaces 93 110
Number of Pay-by-Space Spaces 30 31
Minutes in Violation per Single Space Meters 31 38
Minutes in Viclation per Multi-Space Meters 53 13
% of Single Space Meter Violations 15 Min. or Greater Ticketed 16% 4%
% of Muiti-Space Meter Violations 15 Min. or Greater Ticketed 2% 17%
% of Total Meters Violations 15 Min or Greater Ticketed 10% 6%
DESMAN Associates

7.4  Exempt Parkers

Vehicles which are exempt from having to pay parking meters include patrons with a handicap
plaque, mileage placards (i.e. City employees on assignment), disabled veterans, marked
emergency vehicles, public utility vehicles and government vehicles. Enforcement personnel
also permit vehicles that are sitting idle with a person in the vehicle to park for free.

Table 30 provides the number of exempt parkers observed at the 13 meter survey locations
during the on-street meter surveys. The percentage of total parkers surveyed that were idle
parkers, City workers, and handicap parkers was 6%, 0.3% and 5%, respectively. The
percentage of the total number of occupied minutes surveyed at the meters that were from idle
parkers, City workers, and handicap parkers was 1.8%, 0.4% and 17.4%, respectively. This
shows that idle parkers and City workers do not stay for extended periods of time. However,
handicap parkers were observed parking for extended periods. Overall, 11% of the parkers
observed were exempt from paying the meters and 20% of the total occupied minutes were
utilized by exempt parkers. Handicap parkers are exempt from paying meters based on
California state law. These non-paying minutes limit potential revenue.
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Table 30
Survey of Vehicles Exempt from Paving Meters
#of Total idle City Workers Handicap
Location Zone Name Occupied Parkers i
Minutes # Parkers Minutes] #Parkers Minutes } #Parkers Minutes

1 Wilshire- Alvarado 3142 66 5 79 0 0 6 1011
2 Studio City 3,057 152 7 60 0 0 7 963
3 Woodland Hills 1,566 110 16 78 1 3 16 23t
4 Larchmont 5,869 210 1 15 0 0 0 82t
5 Wilshire-Fairfax 2,801 54 3 16 0 0 3 322
6 Van Nuys 3,889 119 15 174 4 210 4 951
7 Usc 2,985 A6 2z 4 0 0 2 772
8 Washington-Broadway 4,120 69 b 0 4 0 4 452
9 Wilshire-Western 4 687 M5 2 4 0 o 6 964
10 Olympic-Sawtelle 4,493 183 5 142 [H o 23 1,433
11 Sunset-Alvarado 5,425 161 3 36 W] ¢ 1 137
12 Boyle Heights 3,249 180 27 166 0 o 8 164
13 Wilmington 2,192 153 11 57 0 4 3 26

TOTALS 47475 1,618 97 831 5 213 83 8,247

Percent of Total 6.0% 1.8% 0.3% 0.4% 5.1% 17.4%

DESMAN Associates

7.5  Geometry

The installation of Pay-and-Display technology eliminates the rigid structure of one meter/one
car along the block face. Instead of specific spaces of equal length, with Pay-and-Display, cars
park on the block as tightly as possible. DESMAN’s research indicates that the geometric
benefit of using Pay-and-Display technology results in a 9% increase in the number of spaces.
Research shows that the average meter space is 22 feet Jong while only 20 feet is needed per
parking space (the average car length is 17 feet). This provides an extra 2 feet per space or a
geometric increase between 9% and 11%, depending on the number of spaces on the block.
Taking into account the inefficient parking practices that often result from spatially unrestricted
parking, DESMAN prefers the more conservative 9% increase in the number of spaces. This
geometric improvement applies to all on-street metered spaces, even the Pay-by-Space areas.

7.6 Parking Meter Rates

The phase-in of new on- and off-street parking meter rates began in the fall of 2008. Table 31
shows the inventory and new hourly rates of the City’s parking meters. There are 602 on-street
meters that have a new hourly rate of $4.00 per hour; these are the District 9 meters located in
parts of the Central Business District and part of the Civic Center. District 9 also contains the
two locations that charge a new rate of $3.00 per hour, also located in parts of the Central
Business District and the Civic Center. District 9 charges the highest rates due to a high parking
demand and competitive rate structure. The majority of the remaining meters have a new hourly
rate of $1.00 per hour. The new parking meter rates became effective on August 31, 2008.
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Table 31
New Hourly Meter Rates
On-Street Off-Street
$4.00 602 0
$3.00 2,016 0
$2.00 2,514 66
$1.50 i73 0
$1.00 32,404 1,917
TOTALS 37,709 1,983

DESMAN Assogiates

Table 32 shows the new meter rate structure by Council District. Tt lists the total number of
meters, the previous hourly rate, and the new hourly rate in each PMZ. Meters that had hourly
rates of $0.25 to $0.50 are now $1.00; meters with rates of $0.75 per hour charge a new rate of
$1.50; the remaining meters rates’ are double the previous rates. The Council Districts that have
a higher supply of parking meters charge higher rates for their meters. This is due to the fact that
these locations are in higher traffic areas that have a higher utilization during their peak hours.
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Table 32

Old and New Hourly Meter Rate Structure by Council District

Parldng Meter Zone { Cannll District ! On-Strect | OfESerect | Tatat Meters | FEourly [Mew Haurly
Rate Rate
354 Chinalonzn 1 a83 [ axs ¥Lo0 § 200
Wilshire Alvamda H 475 L] 473 ¥ 050 § 1.00
Wilshirc Union & 3 500 ] 500 5 050 5 00
Highlang Pack H 181 113 314 E [ L0e
Lincon Heiphte L 208 480 H 5 109
Wilshire Alvardo L o 760 E 5 1.00
Wilshire Union I L o 357 5 3 1,00
Studio City IT o
Sherman Ozks TT o
Shorman Osks | 583 23

Studio City 1 &

Lus 52

&

[
Mizacle Mile T 4
527 Mirele Mile I 4 187 0
502 North Holtywaod 4 778 104
550 Glympic Fairfax 4 139 0
526 Santa Mouics Highlond 4 317 o
557 Santa Monica Vermon! Vir ] 433 a
503 Sunset Gardner ] 383 31
579 Universal City 4 197 o
504 Vermont Hollywood 4
528 THoberison Alden ] T
542 Beverly Faisfax s 73 6 T
559 Encino 5 965 0 H
558 LaBroa Melross 1 5 160 L] 50§
535 La Ciencgn Conler 5 g ] 3 oSy f Lo0
520 Pico Robertson T 5 168 52 $ 050 f 160
318 Pics Westwood 5 396 81 s 050 % Lo
536 Westwood Smta Monica 3 751 0 s 050 % 100
Westwood Villnge 5 464 o 5 o0s0 % 100
Wilshire Fairfax 5 563 o 5 o050 ¥ Lo
T.2 Brea Melrose 11 5 500 0 3 025 § 1.00
Palms 5 221 0 5 025 % 100
Pico Robertson 11 5 4 t ¥
Robertson South 5 3 ¥

537

UsC
Vermo)

Civie Center

Central Business 11
Civie Center 11

Liltle Tokyo

Civic Center I
East Downlown
Alameda East
Broaday $leuson
Washingian Broadwsy
AOTAL DI TRIGT:

Vermont Wilshire
Wilshire Wastom

Hollywood Wes
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ALDISTRIGEAD
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Eagle Rock
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Leiment Fark
nt Monchastar

‘Contral Busmsss T

o
o
2
v
b
Cenlral Business TH-TV 2
L
ki
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8.0 Parking Garage Financial Models
8.1  Revenue ijectioné

The financial models project the future revenues of each of the 10 parking garages for the next
50 years based upon several factors: parking demand growth, parking rate increases, and changes
to current parking policies. Each facility is unique in terms of pricing, parking policy and
demand characteristics. As a result, each facility will experience a varying degree of revenue
growth in the future. The paragraphs below describe the methodology used to derive the revenue
growth factors for each facility and present the factors used in the models to project future
revenues. Table 33 presents the revenue projections for the system if the LADOT were to
continue managing operations (“Current Operating Structure Model”) and Table 34 projects
revenues based on a private operator managing the system (‘“Private Operator Model”).

Growth in Parking Demand

Revenue gains resulting from increases in parking demand are analyzed based on the following
categories: parking patrons (transient/monthly/event), the available capacity of each parking
facility and potential land use changes in each market area. The current occupancy and mix of
parking users in each facility and the potential increases in parking demand from nearby
development are used to determine what types of users will demand parking in the future. The
projected parking demand and existing parking capacity were then analyzed to determine the
point at which each facility is expected to reach its practical capacity; this parking industry
standard is used to describe the occupancy at which a facility can no longer accommodate
additional parkers without excessive cruising for spaces and frustration on the part of potential
customers. In the case of these models, when a facility reaches a peak period occupancy of 90%
of the total capacity of the facility it is assumed that no further demand growth can be
accommodated. '

Growth in the demand for monthly parking was derived based upon projections for market area
employment growth, multiplied by the percentage of workers who drive to work. Market arca
employment growth is an accurate basis for projecting the growth in monthly parkers at a given
facility since employees of a particular market area account for the entirety of the monthly
parking demand unless the facility also services residential parkers; in the case of the 10 facilities
included in the models, it was concluded that none of them service residential parkers.
Employment growth projections are based on SCAG’s 2004 Regional Transportation Plan
(Table 4) and the vehicle utilization figure is based on 2007 U.S. Census Bureau data {(Table 6).

Transient parking demand growth was calculated using projected market area population growth
figures and the percentage of the population of driving age (16 years and older) with access to a
motor vehicle. Population growth figures by Council District were taken from data supplied by
the Department of Cily Planning (Table 2) and information on driving age population with
access to a motor vehicle was taken from the City of Los Angeles 2009 Transportation Profile,
prepared by the Los Angeles Department of Transportation.
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In order to determine the effects of development on parking demand at the City facilities, data
was gathered concerning in-progress, planned and proposed developments within the market area
of each facility. The parking demand generated by these developments was then determined and
refined to account for the portion of these parkers that are expected to use the particular City
facility in the market area. Of the 10 facilities included in this effort, only three, the Hollywood-
Highland Garage, the Cinerama Dome Garage and the Pershing Square Garage, are expected to
be impacted by new development in their market areas.

Other factors considered in projecting future parking demand and revenues were the impact of
transit improvements, inflation, gas prices and the existing and future capacity of competing
parking facilities.

Because parking facilities have only a limited amount of capacity, the models also attempt to
determine when each facility will reach its practical capacity (assumed to be 90% occupancy for
the sake of this exercise). Based upon the current peak hour occupancy figures observed during
DESMAN’s field survey work and the projected effects of both elasticity and demand growth,
peak occupancy figures were projected for each of the facilities in order to determine the point at
which growth in demand will no longer be plausible. Once a facility reached capacity, only rate
increases were used to increase revenues. This fact was relevant in modeling the expected
revenues for those facilities that are currently at or are projected to reach practical capacity
during the next 50 years.

Rate Increases and Price Elasticity of Demand

One of the primary methods for increasing the parking revenue generated by a parking facility is
through rate increases. The success or failure of parking rate increases in generating additional
revenue 1s dependent on both the demand for parking at a facility and the level of rate increases
implemented. If the demand for parking at a specific facility is currently high, an increase in
rates will most likely not deter parkers from utilizing the facility. Conversely, if current demand
is low, potential parkers may be less likely to park once rates are increased. The proposed
parking rates to be charged at each facility were based on the observed demand as well as on the
rates charged at competing facilities within each market area.

The degree to which demand changes once rates are increased is referred to as the Price
Elasticity of Demand. Factors affecting elasticity at a particular facility include not only current
demand but the level of rate increases, the quality of the parking facility, the availability of
alternate parking options and general economic forces. While determining the price elasticity of
demand for parking is not an exact science, there are some generally accepted factors used within
the parking industry for predicting the effect that rate increases will have on parking demand.
Within the industry, an elasticity of 0.1 — 0.6 is used to describe this effect. For example, an
elasticity of 0.3 indicates that for every 100% increase in parking rates, it is projected that
parking demand will decrease by 30%. Data referenced in the Victoria Transportation Policy
Institute’s “Transportation Elasticities: How Prices and Other Factors Affect Travel Behavior,”
July 2009, suggests that the price elasticity of parking demand is much lower at between 0.02
and 0.30, depending on the purpose of the trip; higher elasticities of 0.1 — 0.3 are usually
associated with a shift from free parking to paid parking, according to the same source
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(Appendix 14). TIn the case of the revenue projection models developed for the City of Los
Angeles, the elasticity factors were adjusted by user group (i.e. monthly, transient or special
event) on a facility-by-facility basis in order to accurately predict future revenues in each of the
facilities. Each of the parking garages being examined by DESMAN under the scope of this
project is unique in its demand and market characteristics, applying the same elasticity factor to
every user group and facility would result in less accurate projections of potential future revenue.

In terms of the actual rate increases assumed for each of the models, the Current Operating
Structure model assumes that rate increases will occur according to the same schedule as the
Private Operator model but will begin in the third year of the model, or 2012, and at an average
rate equal to inflation (3%) beginning in 2017. In addition, the rate schedule at the Hollywood &
Highland garage differs between the two models as the Current Operating Structure model
assumes rate increase that resulted from discussions with the DOT. The Private Operator model
assumes that rate increases will occur according to a set schedule for the first five years, as seen
in Table 35, and at the 3% rate of inflation thereafter. The rate schedule used in the Private
Operator model was established based on the current rates at competing facilities (Table 36} and
on DESMAN’s knowledge of the parking industry.

8.2 Expense Projections

Annual garage operating expenses consist of payroll expenses (salaries, benefits, etc.), office
expenses, maintenance expenses and utilities. The current and budgeted payroll expenses for the
parking system are listed in Appendix 15. As with the revenue projections, two models were
developed to deal with the possible future expenses of the garages. The Current Operating
Structure analysis applies a growth factor to each category of current expenses in order to
estimate the future operating expenses. The Private Operator version of the model projects
expenses as if a professional private parking operator were to take over the operations of all of
the facilities.

Current Operating Structure

As it was the desire of the City to have a basis for comparison to the potential expenses if a
- private operator took over the operations of the garages, one version of the expense side of the

model projects what it would cost the City to continue operating the facilitiecs. DESMAN has

used information obtained from the City, LADOT, and private parking operators, among others,

along with projected inflation statistics, to forecast expenses for each facility. Cost projections

for this scenario can be found in Table 37. '

Private Operator

'The financial analysis of using a professional private parking operator combines DESMAN’s
knowledge of private operator expenses and our knowledge of each garage in determining the
operational structure that will best serve each facility in the most efficient way. Per space
operating costs were established for each facility based upon assumptions about which facilities
a private operator would choose to automate and the type of equipment that would be installed,
as well as on DESMAN’s knowledge of the parking industry. This information was used to
formulate the cost projections found in Table 38.
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8.3 Cupital Expenditures

The financial models include a 50 year forecast of the anticipated capital expenditures necessary
to maintain each parking garage and to equip each facility with the PARC technology required in
each operational scenario. Our analysis includes the necessary preventative maintenance and
capital improvements needed for each parking garage in order to maintain the facilities in good
condition. Information gathered from an on-site physical condition assessment of each facility
was used by DESMAN engineers to develop both the current and future costs to properly
maintain these facilitiecs. The physical assessment information is summarized in a separate
report. The capital expenditure projections were then combined with both the revenue and
expense projections in order to determine the overall financial performance of the 10 parking
garages over the next 50 years.

8.4  Summary

For comparisons sake, Table 39 presents the revenue, expense and Cap Ex projection summaries
for the Current Operating Structure and Private Operator models.

As noted above, the development of each of the models was guided by an individual set of
assumptions regarding rate changes, technology improvements, operating approaches,
background demand growth and many other factors. While the Private Operator model
assumptions were based almost entirely on DESMAN’s knowledge of the parking industry and
the best practices of private parking operators, the Current Operating Structure model was
formulated based on DESMAN’s facility-specific assumptions and the responses of City
personnel to those assumptions (found in Appendix 16) as well as on historical data provided by
the City (a portion of which is found in Appendix 17).

The Private Operator model was developed to reflect the manner in which a private parking
operator would likely operate the 10 facilities studied during this effort. It was assumed that
appropriate rate schedules would be implemented at ecach facility based on the rates charged at
competing facilities and on the current utilization levels observed at each City facility. It was
further assumed that a private operator would implement full or close to full automation at each
of the 10 garages. It was also assumed that only the free parking policy at the Broxton garage
would be eliminated but that the validations provided at all of the other facilities would remain in
place.

Due to a lack of specific responses by City personnel to DESMAN’s assumptions in Appendix
16, the Current Operating Structure model was formulated to provide a conservative, but realistic
revenue and expense scenario if the City were to retain control of the facilities and NOT enter
into a Public-Private partnership through a concession lease agreement. The Current Operating
Structure model assumed that parking rates would follow a schedule similar to that implemented
by a private operator but would not begin until 2012 and that the rates at Hollywood & Highland
would be based on discussions with the DOT. As in the Private Operator model, it was assumed
that only the free parking policy at the Broxton garage would be climinated but that the
validations provided at all of the other facilities would remain in place. Additionally, a factor
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was included in the Current model to account for the fact that a private operator would be more
efficient than the City in managing the entire parking operation. This factor indicates that the
City is only 90% as effective as a private operator would be in managing the parking assets.

In addition to the revenue, operating and capital expense projections, we also list the annual debt
service assoclated with outstanding debt under the Current Operating Structure model to provide
a more holistic view of the performance of these garages under public control.

Under the Private Operator Model, the outstanding Parking System debt would be defeased from
the proceeds of the concession lease. Thus, from the City's perspective, there would not be any
annual debt service associated with the Parking System operations. The private operator might
include debt in its capital structure, secured and serviced by its own assets and cash flows.
DESMAN cannot comment on what capital structure private operators are likely to employ.

Financial Analysis and Condition Appraisal November 3, 2009
City of Los Angeles Page 51




DESMAN

ASSO0OCIATES

Table 33

Current Operating Structure Model, Parking Garage Revenue Projections

LOS ANGELES PARKING

SYSTEM OQPERATING REVENUE Spaces Actual Actusl Actuat Actual Actuz| Actual YEAR1 YEAR2 YEARS YEARS YEARS - YEAR 10 YEAR 20 YEAR IO YEAR 40 YEARED
2004 2008 2006 2607 2008 2009 2010 2011 2612 2013 2014 2013 2029 2038 2048 2055

OPERATING REVEN
Farshivg 3quare Garage

Maonthly Parking 558, 130,725 418, 31,475, 686,089 $1,582,280 523,118 T$1.557210 T §1,564,748 454,26 484, 621,83

Reserved Rental Car Concession Spaces §12408 511,455 $10,500 §11.455 $11.485 $15,668 $12,622 £13,683 514,083 $29,508 139,656 $52,205
Unireserved Rental Car Goncesslon Spaces $35,295 $36,273 $33,250 $36,273 $36,273 533,207 $36,835 37,540 539,078 $40,250 341,458 36,802 $116.656 $156,776
Daily Parking (Regular Rate) $930,668 $952,665 $1,075,017 1,165,780 $1,257,.874 $1,160,638 $1,120,143 $1,150,636 $1,247, 344 $1,250, 484 $1,416,020 $1,901.740 52,632,883 $3.362.928 54,295,401 §5.486.429
Daily Parking {(Early Bird Rate) 3164235 $168,117 5188,708 $206.726 $221 895 $204 818 B197,672 $203,083 $220,515 228,518 §270,547 $400,440 $354,393 §708,118 $004,482 51,156,251
Annual Parking $104,677 $65,666 363,150 60,100 18,458 538,567 $35.414 55,824 5§56,238 $56,655 $57.074 $72,933 $45,803 $125,573 $163,153 211,818
Yalidations $353.139 $258.909 5247753 3242450 221,051 $260,877 3273496 281701 $200,152 $298,456 $307.822 $356,850 $479,577 5644,511 $866, 169 $1,164,058
Cther Parking IncomeiAfer SPM 326,532 382,529 17 $10.622 £4, 087 32813 21,704 $22,330 $21,308 521,861 27722 539,760 $32,866 367,073 383,829 3104772
Office Spaca Rental 811,568 811,568 510,604 $11,568 11,568 $12532 $11.815 32372 $12.641 313,020 $13,410 $15,546 320,893 28,078 537,735 350,713
Cther ingome (Tunnel Lease and Late Fees) 510016 §7.712 38,653 311,457 310,847 56,948 $g.on 510,208 $10,51% $10,830 311,188 $12,032 517,378 §23,3568 531,388 $42,183
‘fotal Grass Revanus $3,210,694 $2,834,628 $3,038,734 43,220,688 $3,479,878 $2,339,245 $3.262,787 33,321,260 $3,426,337 $3,485,370 §3,728,059 54,869,244 $6,602,333 $8,630,316 $11,022,887 $14,247, 1%
Tetal Gross Parking Revenia $3,189,110  $2,916,388  SR,045477  $3.507.573  $3.487.382 $3,017,869 | $3,240,961 43,298,778 $3,403,582 $3,485,620 $3,703,484 $4,540,766 $&,664,521 $HATHEE2  MNB63TEI $14,164213
Parking Tax {10% of Gross Parking Revenue) N (5318,319) (5251,536) (5301,848) (S220,767) {5345,736) (#331,787)| (5324,096) ($32a,878) {$340,368) (§3146.552) ($370,345) ($484,077} {8656 462} {5847 ,289) ($1,085,376) ($1,415,422)
Tatal Net Revenue $2,891,783  §2,843,103  $2,738,786 2,908,931 3,134,142 sa007,582 | $2,238,891 $2,991,282 $,085,459 $3,142,818 3,367,710 $4,385 167 §6,946,431 $7.682,428 5,927,610 $12,834,897

B85% 67% 89% T2% Ta% 78% 5%

772, 812,823 $E24,933  $1001880]  $1.0126851 $1023742 51034954 $i046780 SULUSTTAB 51,420,138 52055438 52876101 54,308,304 236,84
Translent Revanue 53478747 §3660026 43,714,555 545104217 $4,548040 4567807 $5.563.882 96,524.501 STATS,248  $10,334,572  $14,372041  $719,986853 27,795,236 538,654,168
Speclal Event Revenue $183,341 571,854 $174 414 5241704 5213.593 5215447 $217.257 $250.961 $284,006 543,162 662,221 §765,058  B1,041,074  §1,416,670
Intesest Incume $33,663 $89,800 317,614 $1.818 §31,727 322678 $33,660 34,669 $35,708 41,397 $55534 574,768 100,481 $136,038
Reimbursement fram Develaper 326.861 30 i 50 50 ki 30 S0 0 5 L) 50 0 30
Other Intome |Settlement) ($983,355) £ 50 50 0 50 50 50 0 30 30 50 80 80
Total Grass Revonus $3,482,104  $4714,502 $4,731,518 $6,726,801 | $5,808,920 $5,865,645 $6,845,513 $7,686,634 $8,852,712  $12,209,263  $17,045,736  $23,802,7B0 433,245,095  §45,442,721
Tetal Gross Parking Revenus S44T4615  SA544TEI  $4ATIR90zZ 6723835 | 46775193 $5,826,995 36,816,174 $7,821,86% SBBIT,003 12,167,872 316,990,102 23,728,012  $33,144814  $45,307,683
Parklng Teot (10% of Gross Parking Revenua) 1$379,831) ($408,048) ($471,380) 1$508,864) ($577.519) ($582,657) ($601,617) (3742,185) ($631,700)  (81,246787)  (S1.680.010)  (S23TZBDI)  (S3,314,461)  (§4,830,788)
Total Net Ravenue S3A12A73 $4306.467 84,280,128 86,216,937 | $6,225,401 5,276,948 86,168,218 $7,074,348 $E9TI,012  $10,592,482  $15,245,726 21,429,879 529,830,634  §41,811,563
Perking Utilzation Peroantaga 52% 53% 54% 54% 83% 53% 55% 83% 7% 7% B3%

Fridridiraat g ga gy

$217.852

Monthly Revenus $156,202 $156,816 §191,763 $185,823 ] 176,192 F177.A91 521,486 212,782 $245,450 §308.057 8409,822 £532,043 $800,714 $598,706
TFransient Revenue 845225 346,255 18,146 $100,038 $a2.8 12] $43.788 $43,843 $55,688 $58,746 §72,01 377,931 599, 963 3127.681 $163,085 §208.305
Interest Income 0 50 50 30 0 0 $0 0 ] 50 S0 80 80 0 §0
Other Inearna 0 $0 0 30 0 30 50 $8 30 Lig $0 50 50 20 80
Total Gress Revenua $203.427 $202,071 §233,787 $291,802 $226,535 $219,508 $221,034 $268,172 §269,529 $317,489 $285,388 $509,785 $869,724 S$BE3, 799 31,106,011
Total Gress Parking Revenue §203,427 $203,071 $233797 $2901,802 $228,835 $219,508 3221,004 3268,172 $269,629 §317,481 5385,886 509,785 $669,724 $863,799 $7,105,019
Parking Tax {10% of Gross Parking Reventua) (818,461} (818,481) (21,254} (526,527} (322,864} (821,891} ($22,103) ($28.897) ($26,953) ($31,749) {538.59%) {350,975) {§65,972) (85,380} {$110,501)
Total Not Ravenua $124,966 §184,610 $212,643 $135,183 $265,275 $206,772 §197,817 $168,930 $241,565 $242,676 $2865,733 $347,389 $458,807 $893,752 $7E6,478 $284,610
Parking Utlizatlan Percentage % W Y %y

29%

Monthiy Rewsnua 51,823 35 "$2.3M

% s Tsiein . 52,361 ; ; ; $10,08
Translent Reveree 344,313 51,40 548,225 310,748 842,213 $492,481 $32,749 $93,019 310,862 $133,936 $176,107 $304,467
interest Incoma 30 30 0 50 L 50 $0 0 0 50 80 S0 &0 50
Other Income $0 8412 il 30 $0 50 $0 0 §0 $0 0 S0 50 S0
Totai Gross Revenue $44,213 561,813 $45,226 . $12,657 574,964 484,036 54,317 $8E,083 395,270 $104,516 $137 643 $181,283 $236,784 $314,65F
Tota} Gross Parking Revenus $44,313 $a17,401 $46,226 $112,657 $74,954 $84,008 $94,317 335,083 396,270 §96,657 $104,618 $137 543 $161,283 $228,784 3314,655
Parking Tax {10% of Gross Parking Revanua) 0 30 80 (810,232} (37 405 (59,404} ($9,432) ($9,508) ($9,527) {$8,566) ($10,452) ($13.764) {$16.128) (323,878} ($31,446)
Total Net Raventa 47,234 $44,313 $6%,813 $46,225 $102,328 $67.468 $84,622 304,835 385,575 385,833 588,081 §84,086 $125 878 $1e3166 $214,908 $283,100
... Parking Utlizatian Perzentage 7% B% B% B% a% 9% 1% 15% 18% 2% 25%
]

) Mcnthiy Revenue $185,415

$223.028 $183.870 $198,220 $358,00¢ $362,382 8365,898 §369,448 $373,033 8442822 502,576 §712 600 $1,027,478 $1.468,923 52,100,801

Transient Revenue $128,830 $323,008 416,128 $495,060 $427 805 $472.835 ] 5385, 465 $389,841 $548,146 $548,080 $oe7.427 5818,645 $1,215,586 $1,808,536 $2,128,494 §2,816,528
Spec|al Event Revenue $32,970 $37.007 §73,434 97,52 $75,495 §83,442 888,553 $88,795 §81,466 §81,756 $03,877 $120,880 $155,256 $202,321 261,965 $338,192
Intarest Inaome & $0 $0 0 0 50 0 §0 Ly 30 50 30 §0 8 £0 30
Qther Ineome {Rstall Space Rental) 10,140 310,140 510,140 $10,140 10,140 §10,140 §10,444 $10,758 471,080 511413 $11,755 $13.627 £16,314 §24 612 $33,077 344,453
Total Grozs Ravanus $452,385 $585,662 $609,672 $791,842 872,441 s824,217 $528,544 $835,292 $1,008,141 1,014,280 §1,245,982 $4,566,528 $2,508,T66 42,352,948 43,852,659 $5,300,774
Total Gross Farking Revenue $642,3725 $575,422 $669.432 $781,702 $862,201 $215,077 §B18,400 $B24,E38 §997,080 $1,002,868 $1,234.227 $1,841.901 $2,050,452 42,838,336 $3,859,602 $5.266,321
Parking Tax (10% of Gross Parking Revenua) ($52,311) 52,311} {$52678) (571,064 1578,381) (591,508 {581,240} (§82,453; {588.708) (S100,287) {§723,423) (§164,180) (3209,045) (3283 834) (3385,958) (8525,632)
Total Not Revonue $400,564 $633,251 $636,596 £720,778 §754,060 033,708 5747T,504 5752,83% §908,434 $613,084 $1,122, 558 $1,401,35 §1,298,721 82,679,114 $3,506,701 $4,775,142
Parking Utlization Percentage 54% s 55% 53% 54% 52% 54% 57% 0% 3% 8%
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Table 33

Current Operating Structure Model, Pa

LOS ANGELES PARKING

SYSTENM OPERATING REVENUE Spaces Agtual Actual Agtual Actual Agtual Actual YEAR1 A YEAR 2 YEARD YEAR 4 YEAR & YEAR 10 YEAR 20 YEAR X0 YEAR 40 YEARED
2004 2005 2008 2007 2008 2009 2010 2011 2012 2013 2014 2018 2029 2019 2043 2058
OPERATI

Brexton tan

ections (confinued

rage)

Wonthly Revenue , $174.621 $181,376 171,28 5+8D,875 72, 175,460 $174307  §192,852 194,588 " 3242734 330,57 $451,008 5837.980
Translant Revanus 5474704 5384,745 388,427 $396,572 5379,630 5375,1327 3401,115 $402.968 4288.99% $289,802 5368,728 403,042 531,071 699.764 $1.214,949
Spacial Evant Revenue 5324924 $354,841 5362,258 $387,135 £393,881 388,562 5388,712 $370.864 535,708 $537,379 £539,054 se20,574  S4,057.988 81,384,088 $1,758781 §2.267.618
Intarest ncome S0 $0 30 50 30 0 50 30 $0 t0 50 $0 50 3¢ 50 50
Inereased Revenue fom Ellminatlon of Free Paking 0 50 sron,270% $703,640" $1,008,472 £1,103,413 $1,483,018 51,515,762 52,524,314 53,328,176
Other income (Retall Space Rental} $50,436 562,826 872,613 $128,724 $144,124 $134718 $138,760 542,823 547,210 $151,627 156,175 $181,050 5242316 $326,397 $439,456 3590.592
Total Gross Ravenue $1,012,847  $4,006,987  S1,024871  $1.072,18t 1,098,865  S108s.287 |  $1,082,202  $5,CE981Z 4,846,488 ST966,180  $2,268,030  $27E0814  $387184  SATETE26  S625R.354  $B,207,3%4
“Tota) Gross Parking Ravenus $362,411 $914,011 4952,069 5943,457 $944,741 $924, 588 $543,441 $845,589 41,689,278 £1,814,564 £2,111,864 42,569,764 42,372,548 44,430,832 $6.815,898 47,545,722
Parking Tax {10% of Grass Parking Revenus) (383,082} (583,082) (585,788) ($35,828) (592,457 (594,344} ($94.868) (8160 928} ($181.456) (£211,1285) (5256,976) {5337,385) (5443,083) (8581,990) (8784,873)
Total Not Revenue $929,766 $923,845 §9BEA12 51,002,678 $286,890 $987,358 §994,943  $1,676,681 $2,066,044  $2493.818  SAMATYE  S4.314,666  SEB7I,64  §7,472,681
Parking Utlization Percentage 2% "% 3% »

3%

B2% 5%

WMonthly Revenue $6,892 $31,817 535 497 528,914 334539 $31,789 $32,733 $34,075 $35,082 $40,960 BA4 $11,485 5155645
Translent Revenue 516,322 348.443 558,777 352,594 842823 $50.7548 $50,008 $51,054 $51,202 855,566 560,672 104,834 §1237,922 $131,348
interest Income 30 50 ¢ 50 50 $0 s0 50 ] 50 30 50 ] so
Qther Parking Rewsnue (Bank of America Lease) 50 §24,317 524,317 $24,317 524,317 525.047 525,798 526,572 527,389 528,190 $32,680 s43.4918 $54,024 $79,323 106,603
Total Gross Ravanue $22,213 $104,578 218,591 $106,824 95,380 $107,343 $108,472 $110,368 $112,646 $118,018 $134,322 $180,892 $242,772 $328,730 $442,697
Total Gross Parking Ravenus 22212 $104,676 £118,591 $105,824 £96,863 $107,342 $108,472 $110,368 $112,848 $118,818 $134,322 $130,893 $243,772 $328,730 $442,597
Parking Tax (10% of Gross Parking Revenue) (52,018) (§5,516) $10.781; $9,820) {89.588) 1510,734) {310,847 (511.028) {511,285) {511,882} {313.422) {§18,088) (324,377) (33I2.679) {544,360

520,194 $95,160 $107,810 $98,204 $85,277 386,508 587,626 $98,322 $101,382 $106,836 $120,888 $162,303 $219,205 $246,867 359,227

15%

24%

18% 18% 2% 35%

" $215.400 $24 B8, $247,200 5368, . 280, 5§28 §316, $477,974 $651,442 $687,980 40,403
Transfent Revarus $184.528 $278,548 5205184 $146,570 5401,715 5306,102 5271048 5271,894 $272,742 §273,502 $333,125 $531,010 699,688 5921,948  §1,274,810 $1,800,701
Interest ncome 5o 30 50 30 80 %0 0 30 30 30 30 50 50 0 50 0
Other Incama (Retait Spaca Rental) 50 $136.071 §443,882 $148.716 $151,026 5155.334 5158984 $164,784 $169.738 5174850 5180075 $208,758 §280,551 337,057 508,708 960,971,
Total Gruss Revanus $400,024 $662,817 $717,386 641,588 $847,444 $768,461 $711,698 $718,713 $726,832 $733,210 $873,596  $1,090,375 31,458,153 $1,950,428  $2,609,498 43,492,076 -
Towl Gross Parking Revanua . $400,028 $526,748 $673,384 $393,270 $730,416 $613,12¢ 861,702 $563,919 $656,144 $868,260 $699,620 $881,619 $1,477,802 1,673,281 $2,102,780  $2,014,104
Parking Tex (10% of Grass Parking Revanue) (§47,586) (547,586} (352,126} (335,752} (571.856) 1561, 313} (855,170) $55.392) (§55.614) ($55.638) {569.952) 1386,962) (517,766} (5157,339) (5210.279) ($281,110)
Total Not Revanue $382,140 a14,821 $845,240 508,234 $869,586 $707,149 $666,628 $663,321 370,268 $e7T,372 $R08,842 34,002,213 $1,340,393 $1,793,089  $2,390,217  $3,210,366
Parking Ufization Percemtags 7% 7% 6% 8% 8% 37% 36% 1% 3% 46% 48%

Lidvah e G atdadineaz) e : ; :

" Monthly Revenue $60,915 $47,000 ‘389,780 $82,100 583,550 590,300 388,297 $89.733 $90,172 $90813 $01,085 $115.684 557,639 $214.945 $292.98% 359,375
Translent Reverius $89,698 $95,264 596,618 5101,045 585,285 388,844 568,768 $90,048 $90,228 340,811 560,893 5112,863 3148,715 5195,355 5258201 $240,220
Intarast lncams 56 $ Ed E 0 56 50 50 50 50 80 50 50 50 50 30
Other Income 0 80 30 %0 50 50 50 50 50 30 4] 80 50 50 30 E
Total Gross Revenue $120,813 $182,264 $184,255 $193,146 $168,845 $160,148 $179,085 178,782 $180,501 121,223 $131,543 $228,647 $306,403 $410,500 561,192 $733,895
Total Gross Parking Revanus $130,312 $182,284 $134,858 $193,145 $162,845 $180,148 $179,066 $178,782 $180,501 $121,223 $131,943 5228,547 $306,402 $410,90¢ $661,192 739,585
Parking Tax (10% of Gross Earking Revenie) (519,586} (318,588} (516,809 {317,559) (315,360 (596.015) (317.907) (517,978} (516,050} (518,722) (318,795} ($22,858) (330,640} (541,080} 1$55,115) (573,958}
Total Net Revenue $164,244 $166,695 $168,089 176,586 $183,498 $144,733 163,168 $161,804 $162,464 $163,101 $162,754 $206,692 $276,763 389,310 496,073 $665,525
Parking Utilizatlon Fercentaga 69% 88% i

TO%

%

T2%

2%

Hallyyicod. & Highiand. garags;fT4s
Monthly Revenue

72180 87 25,660

A 037, X 669,826 087 $1,715,600 1,134 800 87,200, 37,548, 183,942 33,670,484 $5,651,573 8,701,048
Transiant Revanue $4,883,85¢ $4,975,528 35,271,421 $5,985,263 36,487,724 58,503,304 96,136,424 37,847,451 37,814,484 $7,982,088 58,039,956 $12,571,650  §1T,483,092  $24,313,318 333,211,845
Spagial Event Revenua $B61,85% $878,028 3830,251 $1,056,223 31,144,883 31,163,540 31,080,214 51,086 741 $1,083,307 $1,0890,813 51,106,558 51,219,298 51,618,517 2,148,452 $2,851,898 $3,745667
Clrquo de Solell Revenue . §1,6981237 51584266 §1,831,784 1691887
Other Income 30 3¢ 50 36 30 30 50 30 B¢ 30 30 30 0 30 0 50
Total Gross Ravenue $6.467,242  56,5P%80F  $7127362  saovess $2,638,757 88,625,754 |  £8,173,858 410848801  $11890714  $14,886826  $12,009,839  $13,695,308  B16 574108 S20,307,008  $S2816,48F  $46,298 580
Total Gross Parking Rovonuse $6,467,348 48,553,606 $7,127,362 $3,078,806 $2,688,797 $8,826,764 $8,179,385 $10,048,801 511,880,714 11,396,826 $12,008,834  $13,699,309 316,674,108 $23,302,008 $32,518,487 $46,298,660
Parking Tax (10% of Gross Parking Revenue} (596,681 ($596.691) (3647,941) (5724,444) (5760,518) (3852,675) (3817,869)  ($1.004,9800  (31,16B,071) (51,186,632)  (51,200,983) (§1,363,930)  ($1,657.417) (32,330,201)  ($3,281,548)  {54,629,556)
Total NotRevonus $5,870,657 $5.996,914 $4,479,411 $7,344,442 $7,808,179 47,764,078 $7,361,725 33,044,821 510,612,642  $10,880,142 $10,808,350 $12,329,273 $14,916,698 420,971,807 $25,634,639 41,868,754
Parking Uliization Percentage 3% 44% 44% 45% A48% AT% 52% £0% BB% 76% 4%
OPERATING REVENUE (System Summary}
Monthly Revenue 53,286,432 §3082116  $4.182812  $4,306.068 54,756,404  S4705766 | 54718014  $4.902.921 $4.988,001 £5, 105,841 55,286,082  SE673,763  §9,499.652  §13.304766  $18,097,766  $zerenand
Transient Revenus §7,360,428  $7,542.580  S1160B.280  $12,540202  $134BS,413 514,144,573 | §13,538.306  B15,437.824  $16.631726  $17,713080  $19,308.188  SI4ZTR66  SI3560.209  S45.07H.415  BE2,0100H  $97.044.074
Special Event Revenue 51,246,285 41,372,207 51,549,969 31,713,357 1,792,730 54,830,141 $1.753.838 §1,764,748 3,487,170 $3,576 155 $3683.112 $4,508,168 33,448,650 $4,545,597 $5,097.528 $7.813.918
Interest Income $33.882 $64,800 317,614 31,816 $31.727 $32.678 $32.660 §34,869 805,709 $41,397 $65,83¢ 574,758 §100,481 $145.088
Other Income (3736,751 $327806 $321,673 5331,024 $340,955 3361712 $431,912 5580453 $1.408,912
sl GrossiRe $18675;184 379,957, ;004,474 ‘$22.477,527 427,588 s EA e $12e 50849

$1,576,752)

(52,250,429)
6,098,531

$28,287,48

{342,507,
$AE 1804

11 Tothl After TAX R leiue
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Table 34
Private Operator Model, Parking Garage Revenue Projections

LOS ANGELES PARKING

SYSTEM OPERATING REVENUE Spaces Actua? Agmal Actual Actual Actual Aactual yEar1 Y YEAR Z YEAR 3 YEAR 4 YERARE YEAR 10 YEAR 20 YEAR 30 YEAR 40 YEAR 60
2004 2005 2008 2007 2008 2008 2010 2m1 202 2013 2014 2018 2029 203¢ 204% 2059
OPERATING REVENUE {By Garage)
Pershing Sqvard Garage i : i { : 4
. honthly Parking §1 538,755 $1,339,725 $1,418,381 81,475,268 $1,688,0089 1,592,280 $1,523,116 51,634, 338 $1,545,764 51,557,214 51,810,708 82,171,487 $2,887 744 33,961,251 35,331,811 742263

Rasenad Rental Car Concession Spaces §12408 511,455 §10,500 $11,455 511,455 815,668 812,522 $12,887 513,282 513,682 514,083 316,338 $21,957 $28,508 $38,656 $53.285
Unresened Rental Car Concession Spaces 339,295 536273 $33,250 $36,273 $36,273 §33.207 £38, 835 537,840 538078 §40.250 341,458 $48,061 364,580 586,803 516,656 $158.778
Daily Parking {Rogular Rats) 5830.568 $952,865 §1,075,017 §1,185,780 §1,257.974 $1,160,638 1,157,401 31,188,910 $1,360,186 §1,3097,224 $14.580,559 S2070,633 $3.024.816 52,948,585 55,208 817 46,841,388
Daily Parking {Early RBird Rate) 5164238 $168.117 3188708 §203726 §221,095 §204.819] $210,238 §215962 261,950 $289,081 338,557 $443,584 SE47,995 5850,175 §1,115,437 51,483,463
Annual Parking 5104077 565,686 43,150 360,100 $18,458 $38,667 §85,414 365,824 856,208 $56,655 365,877 $79,003 5108,700 $145,210 5193,882 $250.4935
Waldations 5353,13% $258900 3247753 3242, 450 $221,081 $269,877 $273,496 $261,701 290,152 5307.822 $356,850 3479577 644,511 $B66,168 51,104,058
Other Parking Incame/After SEh $26,532 $82,529 5717 310,822 34,087 32,813 $20,074 $20,585 525,671 $27,363 $33,683 42,342 561,507 w787 3100, 886 129,227
Addltional Revenue from Marketing Efferts $34,0807 336,029 £37 1170 $38,224 $30,370 $45,641
Office Space Rental $11,568 311,588 510,604 $11,568 311,558 $12,532 511,915 $12.272 $12,641 13,020 $13.410 $16.548 320,883 $28.078 837,735 350,713
Other Income {Tunnel Lease and Late Fees) §i10,016 57,712 38,653 11457 510,847 $5,945 88,911 $10.208 $10.515 H90,830 $11,156 $12.832 $17,378 $22.356 531,388 $42,183
Tolal Gross Revenue §3,210,594 $2,934528 $3,038,734 $2,230,858 §3,478,67% $3,220,34¢ 83,245,501 $3,406,736 §3,653,597 §3,722,309 34,256,741 $5,303,41¢ $7,435,157 49,846,254 $13,040,548 $17,272,869
Tolal Gross Parking Revenue §3,189,110 $2,915358 §3,01%,477 52,207,672 $3,457,363 33,217 862 $3,324,075 $3,284,266 33,630,441 §3,698,549 34,282,175 $5,274,938 $7,396,885 49,794,819 $12,077.424 £$17,178,973
Paiking Tax (10% of Gross Parking Revenue} b (8518,814) {8291,538} 301,848} ($320,767) (3345, 735} {5331,787) (5332,407) (5333,4285) (5353,044) (5369,855) (5423,218} {5527,404) ($739,689) {5679 462) (31,207,142} ($1.717,587)
Total Net Revenus $2,891,783 $2,542,103 $2,738,788 52,908,931 33,134,142 $3,607 562 53,013,493 $3,068,231 ' 53,200,552 53,152,544 43,823,523 §4,775,922 56,695,469 $8,868,772 $11,743,405 $15,654,872

Parking Utllization Percentage 65%] 67% 9% 9% 2% 73 B3%

ama. D i
MBnIthlr Rewenue 5772558 3812,823 5824,933 $1,001,630 $1,012.651 31023742 51,034,954 31,046,289 §1,264,221 $1,542,976 $2.286,433 $3,423,768 "'56,100,878
Transient Rewenue 3,479,797 43,660,028 53,714,565 $4,510,421 $5,572.483 $6636,170 57,704,222 38,778,549 §9,860,628 311,785,357 $16.835.23¢ 24,048,833 524,353,608 $49,073,710
Special Event Revenus §$163.341 $174,954 $174,494 $211,794 §213.583 $2050,228 S286,676 $322.763 §380,624 §481,282 $843.254 8897, 012 §1,250,87¢ $1,744,338
" Addltional Revenua fram Markatlng Efferts §37.774" §38,907 $40,074 $41,277 $42,515 $49,287 366,237 389,017 $114,831 160,774
Interest Income: 533,883 563,800 517,614 31,818 $31.727 $32,679 $33,660 $34 689 $35,709 $d1,387 385,534 §74,788 3100481 535,038
Relmbursement fomn Develaper $26,961 ol 0 50 50 50 S0 &0 30 80 0 50 30 $0
Other income {Settlement) ($983,395) ol 30 50 80 $0 80 s0 30 &0 80 50 50 30
Total Gross Revenue $3,492,104 84,714,502 54,731,516 44,725,801 46,868,208 $7.921,727 $9,099,485 $10,223,547 $11,593,695 $12,830,289 $19,898,785 $20,533,4%8 540,924,676 $58,T10,987
Total Gross Parking Revenue §4,414,615 84,644, 703 $4,713,902 45,723,885 $6,836,481 $7,949,048 $9,065,826 $10,186,278 $14,557,985 $13,828,902 519,843,162 $28,458,721 $40,824,194 $58,575,849
Patking Tax (10% of Gress Parking Revenue) ($379,831) (8408,048) ($471,380) {$509,B64) (5563,548) {5794,906) {$508,583) $1,018,888) (84,185,789) (81,393,830}  (51,084,318) ($2,845,873) (54,082, 419) (85,857,509)
Total Net Revenue $3,112,173 $4,306,457 $4,260,128 $5,215,937 36,184,560 $7,186,622 8,152,003 59,204,660  $10,437,806  $12,496.409  $17,914,480 325,687,825 $36,042,256  $52,8563,382

Parkirjg Utiﬂz;!t\:)n Parcentage

52% 2% 51% 51% 50% 54% 0% BT% 4% 0%

Friarsieet Carage: (#601); : :

Maonthly Revanue $158.202 $156,816 $217,852 $139,080 $191.762 $185,823 $212,863 $213,868 §259,202 $251,735 $268,633 $343,950 3473725 3832 838 845,382 31,128,338
Transient Ravenus 345,225 546,266 $16.148 §12,0224 $100.039 $42,817] 857 b8s 558,048 $75.411 575,491 575,572 387,023 3114783 $150,596 $157.583 §259,220
Interest Incame 80 $U $u 30 S0 $0 30 30 50 50 50 30 0 0 0 $0
Qthar Incoms 30 30 30 30 50 0 30 0 30 50 30 30 30 80 3 50
Fomj Gross Revenye $203,427 $203,071 $233,797 $152,001 $2¢1,002 $228,635 $270,548 §271,942 $325,643 $327,227 $364,205 $430,972 $588,508 §783,433 $1,042,978 $1,388,568
Tekl Gross Parking Revenue $203,427 $203,671 $233,797 $152,001 $291,802 $228,635 3270,548 271,912 $325,613 $az7,227 $364,205 $430,973 $588,508 $783,433 #1,042,975 $1,388,568
Parking Tax {10% of Grass Parking Revenue) (518,861} ($1B.461} ($21,.254) ($13,818) ($26,527) {822 864) (527,085} (827,191} {832,581} (8392,723) {836,421} {543,097 (858,851} {575,343) ($104,287) {§138,857)
Total Net Revenue §124966 $184,810 324z,543 338,183 $265,275 $205,772 $243.493 $244,721 $293,052 5234,504 $327,785 $367,875 §$620,657 5705,09¢ $524,677 $1,248,711

Parking Ullization Percentags 9% 7% 83%

Digkens Sirael Gardge (#25),

Menthiy Revenue 30 §0 $0 50 51,810 31.810 $2383 32,370 $2,587 2,903 55,982 58,608 512,386
Transient Revenus 347234 $#44,313 351,401 $46,225 $110,748 $73.1457 582,213 $92,481 592,748 $108, 417 5146,430 3197770 32687 112 $360,766
Additional Revenua frem Markating Efforts 54,358 54,487 54,621 $5,684 $7.6538 $10.265 $13.758 §18,540
interest Incoma 3 S0 §0 0 s0 $0 50 30 50 30 50 Rl 30 $0
Gther neome 80 50 5412 30 50 50 30 $0 0 3¢ 0 80 30 so
Total Gross Revahua $47.224 $44,313 §51,813 348,225 - §912,557 $74,854 559,922 496,338 $98,758 §100,184 $100,814 517,004 $i58,239 $214,028 $289,516 $391,672
Total Gross Parking Revenue $47.234 $44,313 $51,401 546,225 $112,657 $74,884 £50,922 595,338 $9%,758 3100.184 100,814 3117,004 $158,239 $214,028 $289,516 $391,672
Parking Tax (10% of Gross Parking Ravenue} 50 §0 $0 59 (510,232 (57,485} 1£9,882) (39,034} (39,076} (810,018} 10,061} {511,700 (515,824) (821.403) (328,952) (§35.167)
Teotal Net Revenue 54T 234 344,343 554,813 $46,235 $102,325 $67,459 $89,030 389,404 §89,782 $90 166 $90,563 $103,302 $142,415 $182,625 $2€0,564 $352,505

% 8% 8% 9% 8% 11%

5% 18% 2% 28%

... Pamking Utllzation Percentage
(+

- Gt : i
" HMsnthiy Revenue $223.025 3195415 $198,870 198,220 $249,000 $362,382 $365,898 $441,564 3445 849 8450,174 $546,048 $803,306 $1.182,032 1,739,118 32,558,751
Translent Revenue $186,530 $323,008 5415128 $4905,080 $427,806 $472,835 $659,39¢ 8561,371 73,118 5733705 $807,872 $1,081.573 $1,429,327 1,842,780 2,640,681 $3,588,266
Additional Revenue from Marketing Efforts $8.492" 38,747 $8,009 58279 $9,556 311,080 14894 $20,012 526,894 836,104
Special Event Revenue $3297¢ $57,00 873,434 $97,522 §75,435 $83,442 $62.283 §82,555 §98,235 596,576 §116,302 5133068 $177,760 §235,855 $312,065 415,267
Interest Income 30 0 $0 0 30 30 50 3¢ 30 30 30 50 30 50 kit $0
Other Income {Retal Space Rental) 310,140 510,140 510,140 510,140 $10,149 $10,140 $10,444 310,758 $11,080 511,413 11,795 13,6827 $18314 24,612 33,007 544,453
Total Gross Revenue $452,965 $585,562 $649,572 $794,842 $B72,441 $925,217 §1,022,971 $1,028,322 $1,208,005 $1,206,822 51,489,754 $1,756,296 $2,443,688 $3,405,302 $4,752,754 $5,543,901
Tolal Gross Parking Revenue $442,825 $575422 §689,432 $781,702 $862.301 5915077 $1,012,527 $1,018,571 81,277,924 1,285,409 §1,478,006 $1,742,669 $2,428,374 $3,380,690 $4,718,65T $5,599,448
Parking Tax (10% of Gross Parking Ravenue} 852,311) 52,311} (862,676} (571,064} 1578,331) 591,508 (§101,253) ($101,857) (3127, 792) ($128,541) ($147.801) ($174.267) (3242537 (3338,089} ($471,988}) {5659,945)
Total Net Revenue $400,654 $333,2851 $835,896 $720,778 $794,050 $633,709 $521,718 $927,474 $1,461,292 $1,168,281 $1,347,961 1,582,029 $2,201,450 $3,067,253 $4,280,763 5,983,958
. PRI WARZRON PEMBONIE00 e o s e S % 2% 2% 1% S1% S0% RO S T B! Bk,
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Table 34
Private Operator Model. Parking Garage Revenue Projections {continued}

LOS ANGELES PARKING

Spaces  Actual Astusi Actual Adtual Actual Actua| YESR1 Y YEARZ VEAR S YEAR L YEAR S YEAR 10 YEAR 20 YEARS0 YEAR 40 YEAR §0
SYSTEM OPERATING REVENUE 2004 2008 2006 2007 2008 2009 2010 201 2012 2013 2014 2019 2029 2039 2049 2089
CPERATING REVENLE (By Garage)

RreXian Sarage (#560) k) i : MR S i ;

" Smf Revenua $182,784 74 : 375 5158790 i, 160,875 . 618 X 8 55, -2 265,427 5522, 188 $732, 037,326
Translent Revenus 474704 $384,745 $388,427 386,572 £379,620 3375,137] 5274,641 £275,396 5358,517 5359635 $360,756 SMB.7 $766,355 31,040,631 51,408,475
Speviat Event Reveriue 5324924 3354,841 $382,256 $387,135 $393,881 $268,562 350,460 $552.176 5$653,897 §803,654 $806,159 $626,651 $1,617,706 $2,137,427 $2,824,119
Interast Inasma 30 50 30 30 50 50 30 50 50 50 0 50 30 50 $0
increased Revenue from Ellmination of Fres Perking 30 3¢ 50 50 50 50 570,270 $793.640%  $1.032170 31.036.389 31,099,628 $1.200.497 $1,837,032 $2,215,692 $2.998,899 54,058,855
Other Incare (Retall Space Rantaf) $50,438 $92,028 §72,813 3128,724 §144,124 §134,718 $138,760 $142.923 $147.210 §151,827 $156,175 $184,050 §243,316 326,997 $432,456 $590,592
Toml Gross Revenue 51,612,847 $1,008,537 $1,024,871 1,072,181 $1,088,808 $1,068,287 $1,636,847 $1,967,943 2,287,859 $2,647,022 $2,586,839 $3,002,3268 $4,046,056 $6,467,428 57,243,846 $9,909,457
Total Gress Parking Ravenus $362,411 $914011 $862,068 £843,457 $944,741 $924,669 1,897,887 $1.316.021 $2,140,349 $2,395,356 $2,430,861 $2,821,27% 53,301,738 $6,124.441 $8,009,388 $8.318.878
Parking Tax (10% of Qress Parking Revenue) (863.082) ($83,082) {3B6.551) (585,788) (585,988) (s82.457); {$169,788) {3181.502) {§214,035} (5232,5403 ($242,066) {8282, 128} (5280,174) (8512 444} ($680,838) {3831,B87)
Total Net Revenus $929,766 $923.545 $935,320 £986,412 $1,002,979 $966,830 $1,664,868 $1.7T8, 441 $2.073,624 $2,907,482 $2243.170 2,720,788 $3,664,882 $4,839,894 $6,667,908 $8.577,679
Parking Utllization Pereentags 2% 78%" B426" 83% 819 82% 22% B84% B5% 6%

i ; 2 ] :

4 Araga (FEA0):
Manthly Revenus

.97 . % 341 $34, 35,9, 344, 383721 §81.5417 " 3131.507 38,921
Translent Revenue 345,443 358,777 342,527 550,758 385,710 $55,872 585,120 $47,653 $118,7%0 3180.440 5216,683
Additlenal Revarnua from Markating Effarts 38,7347 58,2086 56,544 514,388 $15,318 320,582 527,661 337,174
Interest Incame 30 30 30 s0 50 0 S 3] 50 30
Othar Parking Revenue (Bank of America Laase) 50 324217 324317 524,317 32447 325047 326,572 27,259 $28,100 532 680 543,518 $78,322 $106.503
Totml Qross Revanue $22,213 $104,675 $118,691 $106,824 $95,883 $11&,.380 $126,395 $128,706 $131,089 $163, 852 210,908 $388,530 $649,391
Total Gress Paridng Revanus $22.243 104,675 $118,691 $106,824 $95,863 §115,880 £126,295 $128,706 $131,084 $163.552 £210,308 $388,520 $649,3
Parking Tex {10% of Grass Parking Revenue} 52,0189) {59,518} ($10,781} ($9,520) (59.585) (§11,588) (511,948) {512,640) 512,871} ($12,108) ($15,358) ($21.091) {532,893) (354,939)
Tatal Net Ravenua $20,154 $55,160 $107,810 $95,204 $86,277 §106,192 $107.63% $413.788 $118.835 $117,958 $138,197 $189,817 $36%,037 $494,452

i 17%| 18% 19% 18% 2% 24%

5%

$308.025) $260,653 51

£215,400 > $388,700 52 4 65,707
Trensient Revenue $184626 $278,546 $305,184 §148,070 3401715 5305.102} $271,048 3303972 $512,882 356,669 §BO7600 §1,083.07% $1.479,452 $2,002,411
Addltioral Revenua from Markating Eftorts 57,3487 58,020 $8,270 $9.587 512,888 517,315 523,271 31,275
Interest Incame 0 50 52 50 50 50 30 ] 50 50 50 s0 2] 50
Other Incoma {Retall Spaca Rental) 30 313,071 $143,082 FT48,715 5151,026 $155,334 5159.954 $164,794 $168,738 $174,830 180,075 5208756 280,551 3377,097 $508,708 3580,571
Total Gross Reverius $d00,028 4652,847 §717,366 $641,986 $54%,444 768,484 $719,044 726,281 235,531 $8565,028 4,020,875 $1,193,747 $1,632,195 2,232,540 2,064,406 $4,160, 353 i
Total Gross Parking Revenus $450,026 £826,745 $573,384 $333,270 $730,445 613,127 $669,060 $661,487 747,193 $720,158 $840,905 $984,361 $1,361644  §1.866,408 $2,647,898 3,499,393
Parking Tax (10% of Gross Parking Revenuz) (@47 888} (347,888} {552,126} {$35,752) (571,855) (551,313) ($55.905) (856,149) $TLTIY) 1$72,020) 1584,080) (398,496} (§138,164) {8188,540) (5254,770) ($349,528)
Total Nat Revonue $362,140 $614,39% $66E,240 $506,234 $869,685 $707,143 $863,130 674,132 3a16.211 $823,000 $828,889 $1,096,22% 51,497,030 $2,046,900 $2,798,635 $3,830,424 .
3% % 30% E: 6% 6% 37% 39% 42% 44% 7% -
Manthly Revenue 590,915 387,000 $82,280 $52,100 363,580 $40,300 $59.297 589,733 330,172 580,613 H05.877 3125333 §178.879 $245,6892 5345,015 $485 328
Translent Revarua 389,699 395264 $85,818 301,045 85,265 359,842 589,769 580,048 $90,329 390,671 $104,628 $121,723 5164.750 522,997 $301,808 $408,492
Additional Revenue from Marketing Efforts 53.674" $3.784 53,808 54,015 $4,138 34,794 36442 38,658 $11,636 515,637
Interest incoma 50 50 30 30 30 50 1] 50 s0 30 30 50 50 E 50 50
Cher Ineeme 50 50 50 $0 50 50 50 50 50 30 $0 o 50 30 30 $0
Totl Gross Revenus $180,91% $162,284 $4B4,338 $193,146 $158,845 $180,148 §482,729 $183,668 $184,339 $136,238 $214,840 $251,910 $347,072 $478,337 $653,430 $908,459
Tetml Gress Parking Reverie $180,313 $182,204 $484, 308 $198,145 $168,846 $160,748 $102,798 $184,500 $184,559 $185,238 $214,840 $261,910 4347,072 478,387 $668,400 $908,458
Parking Tax {10% of Grass Parking Revariue) (516.56%) 1318,568) ($16,809) ($17.559) (315,350 (516.015) (518,274} (518,357) ($18,44D) ($18,524) {§21,464) {825,181} (534707} {547,834} (365.948) {520,846)
Total Net Revenus $164,244 $165,896 $188,088 $176.58% $183,496 $144,183 $164,465 $186,200 $166,358 $168,714 £199,176 226,718 $312,386 $430,608 $E9L,ET4 $810.613
Parking LAilization Percentage £5% BB% T0% T0% T1% T0% T1% T4% 76% Fa% ars
Hailiwiood & Highlahd Gajdge e 4s) a66: : : : : : e :
Maninly Reverve $721520 $710.0%0 s9z5,880 81,037,400 5454, 160 segegze] sibizErr U sTonoody Y282 554 51273888 T i dor4s TR eI see T s rea e Be 4d B4 57,014,816 511,113,610 !
Transient Revenue 54,883,859 $4,975.528 $5,271.421 £5,985,262 36,487,724 36,583 ,354'] 57,683,715 38,031,741 $11,684,501 314,764,139 515,387,651 18,403,175 326,288,711 537,553,103 $52,644,150 576,630,014 ;!
Specla Event Revanua 5561850 FETE.0U8 $930.25% $1.056,223 £1.144,853 F1,183,540 $1,490 €85 31,499,702 1,304,295 55,915,901 32311972 $2,697 671 53 669,861 34,991,867 56.790,474 38,237,131
Cirque da Sofel) Revenue 30 50 31,822,6537 51,880,333 32,033,743 $2,564,621 50 50 30 s0
Addltional Revenue oM Marketing Efforts 86,1327 366,118 570,158 $72,294 $74,452 386,287 5115963 3165844 $200,a42 $281,472
Interest Income 80 50 50 50 : 30 50 30 0 0 £0 50 50 30 30 30 30
Other Income/Adwentising Revenue M 50 50 30 30 s0 $0 550,000 $51,500 553,045 854,896 $56.275 65,209 $87,675 3117,828 $158,951 212,611
- Total Gross Revonus 34,487,948 $5,665,805 $7,$27,362 48,078,888 8,698,787 38,626,764 |  #10.683,219 $10,851,166  $16,887,104 $17,061,168 $21,282,827 $26,3B0,990  $32,366,724 $47,245,327 $67,847,226 $97,476,03%
Totl Gtoss Parking Rovenus 46,467,348 46,663,806 37,427,362 43,078,388 $B,688,757 48,626,764 $10,632,21% $10.62%,668 816,814,069 $17,006,632 $21,226.261 $26,015,762 432,865,048 $47,128.4%% 367,468,976 $97,282,227
Parking Tax (10% of Grass Parking Revenue) (35966491} (¥586,891) {3C47,941) {§724, 4443 ($780.618) ($862.875)] ($1,063, 322} %1,0682,066) 131,681,406} {51,700.653) (82.122,625) {82,531,578) {33 286,505) {$4,712,85%) (5,765,087 ($8.726,223)
Tutat Net Reverue $5,870,667  $5,966,814  $6.470.411 7348442 $7,306,179 87,764,079 | $9,529.897  $9.695,990  $1516E6¥S 16,360,616  §19,149.902  $22,849,416  $29.665.81%  $42,532477  $51,061.338  $87,748.815
Parking Utliizatlon Percentage A3% 40% 42% 38% A0% 8% 43% 51% 59% 67% 5%
OPERATING REVENUE (System Summany}
Manthly Reverue $2,286482  §3032116. 54,152,812 54,306,065  $4,756404  J4705786] 54805478 S4675,386 35272248 35228412 55025795 §7.322,620  $10700453  515.530.523 322,645,047 $33,170,313
Transient Revenue 57,350,428  ST.S4ZG80  S11.608.280  $I2E40.292  W13.485413 514144973 ] $16599,085  H177E0.424  S28.104,172  $24.357.624  $29.618.578 395542518  SEDSASASS 571810180  B1U1.263.210  $142.514,581
Speotal Event Ravanue §1,246285  $1,972207  $1.548.993  S1.713.357  S1,792730  $1.820,14% $2,367,085  $2406,255 34,790,426 35746590 35535488 38,627,525 $5775599 871228 S10,552.638 $14.350,078
Addtienal Reverue from Marketing Efforts 571,450 176,535 5181,934 $187,382 $193,014 $223,756 §238,271 5321.505 $432,23¢ 3564,017
Intersst Incams $0 333,883 565,600 $17.614 51816 81,727 $232,679 533,650 $34.568 $35,708 41,357 $55,534 $74,768 100,481 $135,088
Othar Income $258,417 ($735,751) 5310,605 5327806 5321673 £381,024 $352,455 $428, 845 497,150 $6a8,128 897,000 $1,208,714 $1,621.723
TirosE ; 75 ! $20:378:08 $21,008,470 £ 1 ¥28,048,01 4047 080 T 34 4. 480 95 (97,431,118
($1,695,607) (52,005 563} (§2.463,233) (35,003,464)

S48 484001 50410 0s 90 | 1628 6T 0

$o6ATT20
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Table 35

Private Operator Model, Current vs. Proposed Rates

Current Proposed Proposed Proposed Proposed Proposed
Rates Rates Rates Rates Rates Rates
2010 2011 2012 2013 2014
Pershing Square
Maonthly/Annual $190.00 $190.00 $190.00 $190.00 | $190.00 | $220.00
Transient (Regular}) 57.72 $8.00 $8.00 59.00 $9.00 $10.00
Transient (Early Bird} $9.35 $10.00 510.00 $12.00 $12.00 $15.00
After 5 PM $6.60 $6.00 $6.00 $8.00 $8.00 $10.00
Arc Light/Cinerama Dome
Monthly $100.00 $100.00 $100.00 $100.00 $100.00 $120.00
Transient $4.00 $5.00 $6.00 $7.00 $8.00 $9.00
Fvent $10.00 $10.00 $12.00 $14.00 $16.00 $20.00
Friar Street Garage
Monthly $49.50 $60.00 560.00 $70.00 $70.00 $80.00
Transient $1.10 $1.50 $1.50 $2.00 $2.00 52.00
Dickens Street Garage
Monthly $38.50 $50.00 $50.00 $50.00 $50.00 $50.00
Transient 51.50 $1.50 $1.50 $1.50 $1.50 $1.50
Cherokee Garage
Monthly $100.00 $100.00 $100.00 $120.00 | $120.00 | 5120.00
Transient $4.00 $6.00 $6.00 $8.00 $8.00 $10.00
Event $8.00 $10.00 $10.00 $12.00 $12.00 $15.00
Broxton Garage
Monthly $125.00 $125.00 $140.00 $140.00 | $140.00 | $160.00
Transient - Paying Customer 54,50 $3.00 $3.00 $4.00 $4.00 $4.00
Transient- Parking for Free $0.00 $3.00 $3.00 $4.00 $4.00 $4.00
Event $3.00 $5.00 55.00 $5.00 $8.00 $8.00
Ventura Blvd. Garage
Monthly $38.50 $39.50 $41.00 $42.00 $43.00 $44 .00
Transient™ $0.50 $0.50 $0.50 $0.55 $0.55 $0.55
Robertson Garage
Monthly $125.00 | $125.00 | $125.00 | $140.00 | $140.00 | $140.00
Transient $2.00 $2.00 $2.00 $3.00 $3.00 $4.00
Larchmont
Monthly $60.00 $60.00 $60.00 $60.00 $60.00 $70.00
Transient 51.50 $1.50 $1.50 $1.50 3150 $1.75
Hollywood & Highland Garage
Monthly $95.00 $100.00 $100.00 $120.00 $120.00 $130.00
Transient $3.00 $4.00 $4.00 $6.00 $6.00 $8.00
Event $10.00 $15.00 $15.00 $20.00 $20.00 $25.00
{1} Raised to $0.60 in 2015
DESMAN Associates
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Table 36
LA Parking Garages and Competing Parking Facilities Summary

i Qccupanc
Map Facility Name Location Fac. Type| Spaces Owner/ F?:rt:gtey Hours of Parking Rates .k : v: kand Maode of
# ¥ - Tvm Cperator p Operation Weekday eekan Operations
ac. lhour 2 Hour Max, Evant Maonthly valid, AM  PM AM  PM
S o\ Dickens-Gadras | i e sapors e RSN R i : S . e Sin et L Attendant/Booth -
628 | Garage o | 14991 Dickens Street: | . Garags | sy 7AN-11:30PM. Daly | -1 §1,800 7 $3.00.. ~ $4.50 : $38.80. . 7% 5| e stamped Tkt
. . Unmanned/
799 {| Sherman Caks Lot 14758 Ventura Bivd iot z1 LADOT 2.5 blocks 7AM-8PM Daily 5100 52,00 $2.00 - - - High - Low - Pay by Space
Tena Fashi Attendant/Gates/ F
1 | ‘ARenafashion | venuraBlve | Garage | 193 MPI | 2blocks | 7AM-3PM Daily $600  $5.00 - - - - - - Hgh - endant/Gates/ Fee
Plaza Garage Computer
) Attendant/Booth
2 Unknown 14724 Ventura Blvd Garage 357 AMPCO 1 bleck TAM-8PM M-F 5$6.80 513.60 §15.30 - 5120.00 - High - Low - Time Stamped The
Sty e B R p SAM-12:30AN, M-5a | ot IR L ntbaridans faistas
. 703: Robertson t_a‘.a.rage . 12.3. S Roberstonalvd G_a.rag.e : . “ aAM-PM Su ] SZW 54-00. : L37% 0
u d,
756 | GROTBEBUMS | oy ceorgeBurnsRd | Garage | 78 LADOT | i5blocks [ 9AM-10BMM-Sa | $200  $4.00 3800 - - - High - - - neeanned/
Garage Pay-by-Space
y Attendant/Booth
- = - o o d
1 Unknawn 8744 Beverly Blvd Lot 50 2.5 blocks BAM-6PM M-Sa $4.00 43.00 $8.00 High Me Time Stamped Tkt
116-120 N. Robertson $148.50 Non Res. Attendant/Booth
- - 7.50 17.51 - - - . High R
2 Pacific Theatre alvd Garage 300 PCOA 1 block BAM-GPM M-S3 $3.00 51 s i} 5208 Res ig Time Stamped Tkt
g |CedarsSini Medicall 5 GeorgaBumsRa | Garage | 408 | amp | 15bocks | sam-iopmmess | $780  $13.85  $13.65 - WobublicMontnly - | migh - . . [MendantGaies/fes
Centar Computer
Attend Booth
4 Unknown 8640 West 3rd Street | Lot 20 PMG | 1.5blocks - 3200 $16.00  $20.00 - - - Med - - - tendant/Boo
Time Stamped Tkt
S IR B R LADGT[ . B Attendant/Booth
6011 ;- Friar Garage 14401 Friar 51, Garage- |1 287 1+ L 5:30AM-TPM MwFo| -1 $2,10.7 0 $2.20 . -_$4_-f’r_0- - $49.50: 89% “F Time Stamped The
609 Van Nuys Lot 14521 Friar 5t Lot 76 LADOT | L5blocks | B8AM-5PM M-Sa $1.10 $2.20 $4.40 B $49.50 - High - Low - Attendent Baoth
620 | van Nuys Lot 14532 Glimore 5t Lot 137 | Laver | 25vlocks | sam-semamE $110  $220 4440 . $38.50 " Med - Llow - A“e”ds:‘;‘;"h/ Pay
820 Van Nuys Lot 14507 Sylvan 5t Lot 58 LADOT 2 blocks .BAN-3PM M-F £1.10 $2.20 54.40 - $38.50 - - - Low - Attendent Booth
630 ]  Van Nuys Lot Erwin st Lot 137 | LADOT | 2.5blocks | BAM-5PM M-F $110  §220  s440 - - . Med - low - A“e"ds:‘ Fi‘;‘zt"" Pay
631 Van Nuys Lot 14402 Glhimore 5t Lot 57 LADOT 2 blocks 8AM-SPM M-F $1.10 $2.20 $4.40 - 38,50 - Med - Med - Attendent Booth
LADOT/ 6:30AM-5PM M-W, F )
752 Van Nuys Lot 6265 Sylmar St Garage 302 5D 2 blocks 6:30AM 7P Th $2.00 $4.00 $8.00 - $100.00 - High - - Attendent Baoth
Pyramid Professional Valley . .
1 5454 Van Nuys Blvd Lat 82 " 1 block - 5150 52,50 52,50 $2.50 No Public Monthly - High - Low - Attendent Booth
Bldg . Exec. Suite
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Table 36
LA Parking Garages and Competing Parking Facilities Summary (continued)
. A Qccupanc
Map . . Owner/ Distance Hours of Parking Rates Faney Made of
Facility Mame Lacation . |Fac, Type| Spaces From City . Weekday Weekend 5
# Operator P Operation. Operations
ac. iheur  2Haur Max. Event Manthly valid. | AM  PM AM  PM
e R “LADoT/ | TPM-10:30PM Su-Th o i  Attendant/Gates/
'62.9' --V.gmft_lraﬁ_ar.age__. B L .7AM-12AM: F-5a° _Mt_ns Freef___s_l._sﬂ_ B 8% “Fee Computer:
. : BT HEY RSl SRS R ety M AR SR T . : :
1 ca]'ﬂ’;:';;:“"c" 12265 Laurel Grove Ave| Garage | 86 ep | 0Sbleck | 10AM-BPMDally | 3360 $7.20  $8.00 - . - ftew - aw - | Unmamned/ Free
3 Unknown 3270 La;g:; Canyan Lot 290 | Unknown | 1bleck | Retail Store Hour FREE FREE  FREE - - . High - Hgh - | Unmanned/ Free
2 Unknown 12178_13\?; Ventura Lot 454 Unknawn | 1block Retail Store Hour ‘FREE FREE FREE - - - High - High - Unmanned/ Free
4 | Sod ;::sgfmce 123 Ventura Ct Garage | 141 |uUnknown| 1block | 10AM-EPM Daily . N . - No Menthly - High - tow - | Unmanned/ Free
670" |/ Cherokee Garage | 1710 Charokee ave |- Garage | 3gs. | AP L o e Dally | 84007 - 5800 $8,007 8806 g10m.00 i [ S asme ¢ Autendant/Gates/
B 3 s B e . ) PCI T I L . . . R DI e I el '-'FEecﬂmPlﬂEr
Attend
1 Unknewn 1639N. SchraderBivd | Lot | 157 | LAPS | 1Sblocks | saMaPMDaly | $1000 41000 $1000  $1000 - - | Med .o . | AuendantBooth
Time Stamped Tkt
tian T
2 Evgp;::kmh:me 1525 MeCadden Pl Lot 249 P Zblocks | 24-hours Daily $1000  $10.00 31000 $10.00 $80.00 . High - - - Valet
3 Unknown 1532 Cherokes Ave Lot 170 cPl 1.5 blocks 24-hours Daily $8.00 $10.00  $10.06  515/320 $80.00 - - - - - Valat
Attend
4 Unknown 1719 Cherokee Ave Lot 156 GP  |<0.5biocks] SAM-11PM Dally | $800  $10.00  $20.00 - - . Med - . . tendant/Boath
Time Stamped Tkt
5 Unknown 1714 Whitley Ave Lot 75 cor 1 bleck BAM-6PM Dally | - $10.00  $1000  $10.00  $10.00 N . Med  Med - .| Attendant/Boath
Time Stampad Tkt
6 Unknown 1715 N. Wilcox Ave Lot 7% P Zbiocks | 24-hours Dally $600  $5.00  $6.00 $5.00 - . High - , . | Attendant/Booth
Time Stampad Tkt
Al B
7 Unknown 1632 N Wilcox Ave Lot 133 P 2 blucks 24-hours Daily 5800  $8.00  $8.00 $8.00 . . High - . - rendant/Boath
Time Stamped Tkt
A4PM-12:30AM M-F
549 Hollywood 1533 Schrader Blvd Lot 55 | Y27 | Jsbiocks | 7am-5PM S8 $800  $B00  $8.00 - $100.00 - . . B, .| Aendant/Booth
PCl Time Stamped Tkt
BAM-4PM Su
P T T EPMBMITH [T e Aendant/Booth
'732: | Larchmont Garage | 218 N.-Larchmant Blvd | Garage # |7 1671 |-~ BAM-1IPMIFSA Ll 51415007 $3,00 Z $60.00 LB9% T 41%: TN ant/ oot
B I B R B : T e | S " Time Stamped Tkt
(R S RN SR e 1LAM.SPM $u A Stamped Tht'
. . . . ) Unmanned/
684 Larchmont Lot 209 N. Larchmont Blvd Lot 34 LADOT | <0.5blocks| 7AM-12AM Daily 50.50 $1.00 $4.00 - - - High High High High Pay-by-Space
Attendent/Gates
1 Lnknown 314 N, LarchmortBlvd | Garage | 150 | AMPCO | L5blocks | 7:30aM-7PMMF | 3285 8570 $6.65 - - - Med - - -
Fee Computer
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Table 36
LA Parking Garages and Competing Parking Facilities Summary (continued
. Dccupanc
Map - . Qwner/ Distance Hours of Parking Rates y Made of
Facility Name Location Fac. Type| Spaces From City : Weekday Weekend .
# Operator E Operation Operations
ac. Llhour 2 Hour Max Event Monthly valid. | AM  PM  AM  PM
. b SRR B G P e e . R I L e §150@a | i wy
SRR T R e | e P apoyy E FAM-12AM Sy~Th |5 3007 LT e R R Attendant/Gates/-
BroxtonGarage 1. 1038 Broxton fve. 1) Geraee | 396 ) 0 Gsp - " 7AM-2:30AM F-Sa - Nightly 312500 . 2123::5 Sz . Fee Computer .
. Attendant/Booth
1 Unknown 924 Westwood Garage 296 5P 2blocks | 7AM-12AM Su-Sa 51000 $20.00  $20.00 $7.00 - - Med - - - Time Stamped Tkt
Z Unknown 380 Gayley Lot 27 Vsp 1hlock 7AM-12AM Su-5a $7.00 $7.00 $7.00 $7.00 - - High Med Med High Attendant Parked
$8.00° _ Attendant/Booth
- - . Y . High Med High
3 Unknown 1030 Gayley Ave Garage 92 MP1 0.5 bloek | 9AM-12AM Sa-Su 58.00 48.00 $8.00 Nightly High gl & g Tima Stamped Tkt
53.00 N Aftendant/Booth
4 Unknown 1031 Broxton Ave Lot 55 MP] <0.5 blocks | 8AM-12PM Sa-Su 44,80 $8.00 $8.00 Nightly - - High Med - - “fime Stamped Tkt
5 Gayley Plaza 962 Gayley Ave Lot 23 FAMA | 1.5blocks | BAM-11PM SuSa | $600 3600 $6.00 $6.00 . N - digh - - Valet Attendant
BAM-LIPM MW
8AM-124M Th
5 Aft Attendant/Gates/ F
6 Unknown 10922 Le Conte Ave Lot 126 V5P | L.5blocks | BAM-1AM Sa 650 giL7s  s1igs 3 Afer - - High High - - endant/Gates/ Fee
4pM Camputer
10AM-1AM 5a
10AM-11PM Su
) 8:30AM-110M M-F
Westwood VI 5 aft Attendant/Booth
7 & S‘fare %8¢ | 10920 Lindbrook Or | Garage | 233 | AMPCO | LSbiocks | sAM-11PM sa $900  $1575  $15.7% 55:-M°r $140.00 - low - . . TEmZ“StZ’:n" e:fw
o 10AM-10PM Su ped T
GAM-12PM Mi-F . Attendant/Booth
8 | westwood Center 1100 Glendon Garage 708 sP Zblocks | o0 oM sasy | STLO0 $22.00 $25.00 - - - High Time Stamped Tkt
Altomated Ti
g [ Palazmo Westwoed | 4ee Glendon Ave Lot 27 HP | 2blocks | 24-hours Daily $3.00  §15.00 51600 - . - - low - - utomated Time
Village Stamp
$5 Aftar . Attendant/Booth
10 Unknown 10920 Weyburn Ave Lot 43 vsP | <0S5blocks| 9AM-11PM M-Sz | $0.00 1050 $10.50 e - - - Hgh - * | Time Stamped Tt
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Table 36
LA Parking Garages and Competing Parking Facilities Sumimary (continued)
i N Occupancy
Map . . Owner/ D““a"fe Hours of Parking Rates Mode of
Faciity Name lLocation Fac. Type| Spaces Erom City A Weekday Weekend B
# Cperator 3 QOperation Operations
ac. i1hour  2Hour Max. Event Monthly valid. | AM  PM  AM  PM
SEE Hollywaod L [ SR e Rl “10AM-10PM SU-Th L e e g g T S abandant Gates/
qag b N e Wi-1 el 4600 00 ; - : 28% 54 : CUHREREA
743 | uighlands Garage °| 2802 Pollywood Blud}  Garage ¥ 30254 .. 10AM-2AM F-Sa- ;oo 86001 SI000 $50.00 qey, - SZTANIS | 28209 AT L BLK ) ee Computer -
1 Hollywood Galaxy | 7021 Hollyweod Blvd | Garage 690 - 2 blacks 8AM-10PM Daily $8.00 $2.00 $8.00 - - - - - - - Aute Pay Station
TAM-8PM M-Th
8 Aft Attendant/Gatas/ Fae
2 Unknown 7083 Hollywood Blvd | Garage | 189 | ampco | 2.5 blacks BAM-2AM F s800  s12.00 stzop  SATer - : Hgh - . - (Gatas/
SPM Computer
SPM-2AM Sa-Su
BAM-L1PM M-W $10<6PM Attendant/Gates/ Fee
3 Unknown 7060 Hollyweod Blvd | Garage 163 5P 2 blocks BAN-2AM Th-5a - 52056PM $100.00 - - - - - Computer
Attendant/Gates/ Fee
4 Urknown 6922 Hollywood Blvd | Garage 397 sp 1 block 8AM-11PM Su-Sa 32,00 $18.00 - $16.00 - - High - - - Ccm/puter /
Simmy Kimmel
5 ‘m::e a':eme 1641 Hollywood Bivd | Lot 141 cF | 1LSblacks |  24-hours Daily $1000 41000  $15.0¢ - - - High Attendent Booth
6 Unknown 1639 N. Hightand Lot 53 QPs 1 block 24-hours Daily $10.00 $10.00  $10.00 - Med - Attendent Booth
7 Mel's Drive-In 1406 Highland Ave Lot 32 &P 1 blocks - 58,00 $10.00 510,00 - - - - - - - Attendent Booth
Eygptian Theatre i .
8 Parking 1526 McCadden PI Lot 249 GP 2biocks | BAM-2AM Dailly | $1000  $10.0¢  $10.00 $8.00 $80.00 - High - - - Valet
Hollywood Business BAM-6PM M-F
. | - - - - L - - j
g Center 1800 Hollywood Blvd | Garage 187 AMPCO 1 hlock GAN-1AM Sa $9.00 51000 $1000 ow Time Stam p Ticket
B IR R e | R EFREEENEEN R N R - dhrs. . - GRS NE F ) Atte »
ALG | - Arclight Garage -] 6389 De iongpre Ave. | - Garage: | 1725 | cRra/pCI " aahours Daly | $4.00 L $8a0 . s1000 - PN e 0007 Sosren) i 1% aa . sz gmy | fendant/Gates/
ST i : ; © 810~ max T i -0 Fee Computer
1 Unknown 1555 Vine Street | Garage | 443 vps | LSblocks | BAM-12AMDally | $6.00 . $8.00 ; $100.00 ThrFree | High Med High Med Atte"‘;”:;a;e:/ Fee
2 Unknown 6350 Selma Ave Lot 76 GBS | 2blocks | 2d-hours Daily 5800 4800 $8.00 48,00 . Med Aﬁe"il”n:/pif:/ Fes
Py
3 CNN Garage §4305unset Blvd | Garage | 460 STOP | 15blocks |  24-haurs Daily $16,00  $1600  $6.00 - $100.00 - High - - - ue"t”;ﬁile:/ Fee
7 A
4 Unknown 6255 Sunset Garage | Garage | 602 MPl | 25blocks | 7AM-TPM M-F sa00  s1600 $1e00 oot $100.00 - | High Med - . |Aendant/Gates/ fee
SPM Computer
LA Film School
5 B Sehaa 6363 Sunset Blvd | Garage | 139 - 2 black - s400 4800 $800 . - - - Med - . |endent/Gates/ fee
Garage Computer
6 Unknown 1584 N. Vine St Lot 335 GP 2.5 blocks - $8.00 $8.00 $10.00 - §70.00 - Med Med Low low §ttendant/Booth
Time Stamped Tkt
Attandant/Booth
7 59 Gp bl - S 000  510.00 . - - - Med - .
Unknown 6304 Selma Ave Lot 3 blocks $6.00 51 $ e Time Stamped Tkt
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Table 36

LA Parkin

Garages and Competing Parking Facilities Summarv (continued)

Jecupanc
Map Facility Name Lacation Fac. Type| Spaces Owmer/ 2::2::3 Hours of Parking Rates weekd 5 V: kend Mode of
# - 1ye P QOperator F Operation sekozy elen Qperations
ak. 1 hour 2 Hour pMax, Event Monthly valid, AM PM
v
oo | Pershing Sauare, e L o s y e . LADOT/. LA ) . © §9.35 E.B.- .. $190 - Non-Res. FREH L B Attendanz/Gates
B PR ek 441 West6thst- | G - § 1590 : 24h Drall 7:818.40 . $15.40 i - -Ga% T 2E% R L
Garage estath 3t acage: .1 GSD ours Dafly L# 8IS0 o EpM - $280 - Res, B 2O Tirre Starmped Tht-
S5 =4pM . Attendant/Bcoth/
1 unki 04 Hill St . - ; X ¥ - - . .
nknown 5 Lot 111 JOE <0.5 blocks] BAM-11PM Dally $12.00 $15.00 $15.00 and Winds High Low Time Stamped Tkt
. " . Attendant/Booth/
2 Unknown 630 HIll 5t Lot 28 PAR .5 blocks BAM-GPM Daily $16.00  $18.00  $18.00 $5 Su $200.00 - High  High - - Tirne Stamped Tkt
Jeweler's Mail $10E.B. $208 Non-Res Attendant/Booth/
3 625 HIll 5t S 256 CENT .5 blocks TAM-EPM M-S - $15.00 - 15.00 - High - - -
Garage srage s ? 3 s $4 >4PM $250 Ras. & Time Stamped Tkt
a Unknown 645 HIlI 5t Lot 28 PAR 1 black ZAM-BPM M-Sa $1200  $18.00  $18.00 - - - High  Hgh - .| Autendant/Boots/
Time Stamped Tkt
. S5 =4PM " Attendant/Boath/
5 Unknown 637 5. Olive St Lot 41 PP 4 block 7AM-EPM M-Sa 51000 $10.00 arvd 2 High Yim Stamped Tht
LA Athletic Club I . $4.50/hr N Attendant/Booth/
G Olive Park 646 5, Qlive 5t Garage 424 AMPCO 2 dlock 24-hours Daily $5.25 $10.50  $12.25 Lo Ath. - High - . Tirme Stamged Tht
35 »5PM Attendant/Booth/
7 LA Athietic Club B1E §, Gllve St Lot 320 AMPED | .5 blocks SAM-GPM M-Sa slose  $18.00 51800 R - - - Mad - - Time Stamped Tkt
City National Bank 10 E.B. Pay-of-
g | CityMational Ban 606 6th St Garage | 210 apPs | <0.5 blocks | s:30AM-7PM Mss | §7.28 - - $ - - - - - . | Automatad Pay-an
Garage $5 52 ExIt
5 Unknown 550 Hill St Garsga | 160 AMP | <0.5 blocks | &AM - 8PM Dally $2.00  $1500  $185.00 5;2 :'B' . . e . A““’ma;a“’tpa”“‘”'
153 X
10 Broadway Mall 4405, Broadway 5t | Garsge 138 JOE 1.5 blocks | 6ANM-5PM Dally $6.00 58.00  $8.00 $6 Sa-su $110.00 - - Med - - Attendant/Booth/
Time Stamped Tkt
BAM-8PM M-F $3E.B. $110 Nor-Res " Automated Pay-on-
i1 Unknown 420 5. Broadway St Garage 127 STDP 2 bioclks SAM-BPM 5a-Su $10.00 - $10.00 47 5a-5u $165 Res. - - High - - Exit
12 Unknown 400 HIN St Lot 40 ATH 1 block GAM-BPM M-Sa 51200 $1406  $l4a00 S0 C4PM - - tigh  High - . | Astendant/Bocth/
and Su Tirne Stamped Tkt
. 55 =4PM Attendant/Booth/
i3 Unknown 354 HIll 5t Lot 109 JOE 1.5 blocks | &:30AM-8PM Dally $12.00 31400  $14.00 amd 5 - - - High - - Tirme Stamped Tkt
14 Unknawn 457 Hill 5t Lot 317 J0E | <0.5 biocks | e:30aMmseMDaty | $12.00 - $12.00 - $160.60 - Mgh High - .| Astendant/Booth/
Time Stamped Tkt
Gas Co T
15 |9 Q;Z':e' OWe™ 555 West 5th 5t Garage - - <0.5 blocks | 6:30AM- 6PV Dally | $24.50 . $37.35  $5 »4FM . . - - , . All Vatst
16 Unknown 611 West 5th 5t Garage 515 STDP 2 block 24-haurs Daily $11.25 $22.30  $28.25  $10>4PM - - - High - - All Vatet
Pacific Center EAM-1ZAM M-Sz
17 Garage 523 West 6th 5t Garage 400 PMI inlock TAM-12AM Su $17.50 - $30.00  $10>4PM . 65% - Med - - All Vajet
7AM-BPM M-53 $8 E.8. 3120 Non-Res. All Vatet/Monthly
i8 | Crown Plaza Garage 631 5. Clive Street Garage 119 CENT 1 block BAN-4:30PM Su $12.00 - $12.00 $4.5a $260 Res. - - High - - Permit
5t Vincent's Jewelry BAM-BFPM M-F 35 >2PM $180 Non-Res. Attendant/8coth/
1 - 1659 B 13 i - - £ X 3 N - - - -
) Cantar §39-659 Broadway 5t | Garege 254 £S L5blocks | oM Sasu §12.00 31500 51590 gz :i 300-Res, High Time Stamped The
ce California Parking MPI  Modern Parking Inc VPS Valet Parking Services PAR Paragon Parking
STDP Standard Parking JC  Jamar Corporation HP Hodes Parking CENT Central Parking
£Cl Parking Concepts Inc LAPS LA Parking Systems ATH Athena Parking Ine PR Parking Network, Inc.
GP Grant Parking CPl  Classic Parking Ine JOE Joe's Parking FSP Five Star Parking
IGPS J&G Parking Services COP Coast Parking PP Prestige Parking SP Sunshine Parking
NSP New South Parking PCOA Parking Company of America GAS Gas Company Parking UPs Unified Parking Service
QpPs Quality Parking Services AMP  Auto Mac Parking CENT  Central Parking GSD General Services Department

Financial Analysis and Condition Appraisal
City of Los Angeles

November 3, 2009
Page 61




DESMAN

ASSOCIATES

Table 37

Current Operatin

LOS ANGELES PARKING Agtual Astu, Actual Aatual Actual Actual 2 YEARSA YEAR 4 YEAR & YEAR 30 d &
SYSTEM EXPENSES atual atual \otural atua atual Al BASE YEAR 1 YEAR YEAR 1D YEARZD YEAR do YEAR g0

1004 2006 2006 2007 2008 2008 2010 2011 2912 2013 2014 201% 2026 2038 2048 2958

ructure Model, Parking Garage Expense Projections

EXPENSES
Squd|

HE i SR it} e e T T R P e e Tl MR BRI B S s s R R R R
Labor : 51,008,220 $1,231.457 1,145,285 Siziaves  §1.249917 $1.037,833 $113,881 $1,378,540 #1,954.027 32,718,145 §3,953, 024 “i541 3ts

Faalllty Administration Supplies $5,951 5625 $a852 $15.873 $5,085 5,248 $5.408 35,588 35,507 6,848 55,208 512,268 $18.621 22,337
Utittes 30 50 50 $182,710 5216973 3220228 $223,531 5226884 $233,742 5251506 $262,291 5339.145 393,593 5458,721
Insurance 30 30 50 5o 30 30 30 50 50 50 50 50 50 50
Supplles 53345 5534 5433 5608 52,408 52659 2,728 sza 32,953 53 468 $4,683 36,268 53,421 511,218
Maintenance $137,186 $102.350 $145,317 $142,732 582,303 5138824 © o $144,018 £148,339 $157,373 $182,438 $245,182 $328,504 $442,B25 5585120
Other 3802839 663,298 $308,114 $75,347 $1,210,598 §768,762 §775,482 §798,756 $348,461 693,508 $1,521,574 51,775,458 2,367,454 53,208,536
Secutlty Sendces 5467,710 £590,210 $568,853 647,482 760,058 5767,653 §775,335 $798,505 $822,563 847,209 $982,171 51,319,956 $1.773,910 $2.383,987 £3,203,879
Capitzl Improvement and Equipmant - Garage $127,832 571,475 $208,223 $100,9¢ $445,419 "
Parking Suppfies 57,208 31,803 38,336 54,947 51,062 51,004 31,127 §1.161 51,195 51,231 51,427 HEE) $4,578 53,456 54,656
Total Oparating Expensas 41,508,140 51,778,019 $1,947 772 42,468,168 $2,32¢,887 $2.676,502 42,350,452 42,402,073 2,221,300 2,201,407 $2,388,366 SZ.BUG,WD $3,827,179 $6.232,836 $7,201,837 $9,93E,467
wChg. 26% Px X 4% Y 3w % 3%
o ET T R S R R ERE ST e R T R R T e BRI
r 3301736 1,088,632 1,122,321 $11855500 " §1 240,140 ‘4 800,885 $2.420,387 33,382,708 $4.371,488

Management Fee 348,770 $52,053 $55,411 $61,183 63,029 $73,068 568,197 3131,968 $177.354 $238,348
Utiitles $88,756 $102,335 $112,828 $114,823 H18,343 $128,334 F145,455 $168,807 $185,807 $227,368
Insurange 5158445 $172.634 $188.676 5195368 LR g 223,237 $313.505 $421,324 $568,224 $760,968
Suppites 537,650 $55,175 547.451 548,874 $50,340 $58,358 §78.429 $105,401 5141,551 $190,287
Malntenance $110,154 $150,200 . . 256,630 $264,535 $272,4T1 $315,868 424,501 570,493 5788.695 $1,030,374
Cther tos2441 5267327 365,131 $285 762 $273.735 5281947 3290,405 5295118 308,087 3357182 $479,886 5645,074 $B66,526 $1,185.076
Tota] Gpsrating EXpenses 1,461,962 1,722,280 $1,796,5%0 s1.91‘f,z1:' 1,962,311 1,988,951 42,046,338 2,108, nzs $2,187,491 $2,608,177 $3,341,077 $4,463,465 45,367,656 $7,983,871

%0ng, % 3% % u

&EﬂéwmJS?&E!‘.%'!J.’“,MEQ;:€ R R R s‘ﬁgi“zu;é»xzéiii’ HTH ?js’giésr‘ f‘fugﬁ’"?i?% FEaE si e 1 e ;‘E‘;én%‘:m‘%;‘;ggs‘as?;; M i 2“9 és;z:r‘i‘
abor A .
Managemerit Fes 50 El 30 30 50
Uilties 50 36,861 s7.391 9,055 $11.553 513,408
Insuranca bile] 0 30 50 50 $0
Sugplles $3,812 54,281 54,552 85,277 $9.521 512,808 $17,214
Melntenance $4.740 55,336 35,68 6,561 511.850 $15.926 521,403
Other 7,264 57,706 38,833 $12,008 518,138 521,683 328,141
Totnl Oparating Expansas 579,546 588,083 $101,575 140,603 519457 $270,641 377,399

% Chy 2%

T T Y R S e e e ik

Bipwaps SEesroarEpe gEmy g
LR Qe ez s“:iézm SRR

Manegemant Fas

Utiftles

Insurance

Supplles 85,628 $5.103 §6.286 36,863 53,202 511,022 $14,813 319,607 526,754
Meaintenshea 857,460 57,684 57.914 58,648 510,326 513,878 $13,651 525,065 533,635
QOther 510,783 $14.192 $11.445 311,788 $12,142 312,508 $14,933 520,068 526,571 336,247 543,712
Tota| Operating Expenses $246,564 187,897 $176,524 $181,636 $140,026 $146,284 $184,638 3250,‘71 $363,218 5622,039 $747 828

HERERTNE Ef::i*: HERHH

B

{EHHHHHIT =
5404 %

5198982 §188. 812
Management Fze 8 Eal 50
Utilties 32,804 393,428 534365 $35,478 $44,357 351,478 558,743 $59,334
Insurance sram §7.592 5.286 38,848 313,33 §17,882 524,045 $3z,314
Bugplles $8,011 38,282 310,942 £10,447 $18,275 2,973 528,395 539,505
Malntenance $1,424 81,467 SS 231 $3,508 $3.783 $10,701 11,022 $17172 2077 531,014 41,580
Othar $38 668 539.124 337,024 $44 945 546,233 $50.586 552,108 260,402 581,175 $108,083 $146.812 $187,084
Towl Gperating Expenses $276,103 $321,213 8226, DH 5232341 238,787 $273,911 5351,108 3477,181 $631,824 $838,162
% Chy. 18% -

Brs T B i B s LR R i t 5 Jiiinhi AR
o FeEiH] S ¥ i i a2 e égas g
Managarnent Fes El 30 =0 30
Utllities: 5748 3777 378,754 $B0,991 §82,206 583,432 $84,630 585 661
Insurance 50 50 S0 $0 50 50 $0 0
Supplles 10,253 $10,571 310,328 $11,275 511,551 $11,858 512,255 52622
ttalntenance £11,490 £11,836 512,180 512,555 12,832 13,320 $13,71% 514,131 514,555
Other 542,661 534,806 $40,722 $56,583 534,032 535,053 536,104 $37,188 538,203 539,452
Totuf Gperating Expenses $136,8047 $203.020 4226,569 $251,970 $299,881 £4418,083 8429 682 $358,120 $279,640 33gs,621

R

PEEEIR RN TR I
£ u:;i’méw skt
84 S5

Managamant Faa

Utiies

frsurance

Supplles 52,744 32,826 5291 52,998 $3.088 53,131 3,278 £3,375

Maintenance: $5,043 35,794 £5.350 55,510 $5,676 §5,846 $6,021 $8.202

Gther $3.298 $4.010 54,131 54,254 $4,382 54514 54,643 $4.768

Totl Operating Expensss §111,402 $218,627 $213,871 $218,202 §226,679 230,187 446,482 §198,d80 $207,145 218,928 3255,734 SJEZ 164 $507,%89 718, 410 $1,016.284
% She. 87% 2% 2% 3% 5% 3% -19% 2% 5% % 3% 3% 4%
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Table 37
Current Operating Structure Model, Parking Garage Expense Projections (continued)

LOS ANGELES PARKING Aectual A I Actual Actual Actual Actual BASE YEAR 1 YEAR 2 YEAR 2 YEAR 4 YRAR & YEAR 10 YEARZD YEAR 30 YEAR 40 YEARED
a 1Al ctual CLITS ctua! ctua
SYSTEM EXPENSES
2004 2006 2005 20407 2008 2008 2010 2011 2012 2013 2014 2018 2026 2035 2046 2056
EXPENSES _
‘Rligesin G S R R R R
$286.003 A
Management Fae $0 50 50
Ullitias 67574 $68,587 $91.012 8105623 5142,259
Insurance 50 50 $0 50 0
Supplies §7.569 $7.748 513,870 318,372 333,181
Malntenance 56,880 $7.087 §12,427 $16.701 530,183
Other $14,495 313,382 $13,553 $28,758 $29,005 $29.875 552,368 $70.403 394,618 $127,155
Totai Operating Expenses 314,485 $13,362 $13,553 $252,198 $356,456 $372,496 $555,498 $764,815 51,068,865 51,477,788
A1%| 5% 3%

3% 3% %

b

it i e
§208,731
36

R
413 348,

Manzgement Fea

30
$27,114
0

Utilies §25,168 $33,889 $39.341 545,657
Insurancs 50 30
Supplies 53111 §3,204 33,300 53,808 35,619 57,551 510,148
Maintenance 33587 $3,885 54,920 54,159 56,473 58,707 511,702
Qther 851 5878 3930 $968 31,144 §1,57 $2.055 52,776 53,730
Total Operating Expenses §55,944™ $75,827 $131,690 537,609 $148,325 $167,518 $184,395 4251,264 FM43,427 $472,034
% Chy, 43% 57% “%

4% 4% 4% 3% 3%

ST

i ERT i i
52,158,488 ' 51,398,30 248 52,200,621 $38974.51
Garage Exponse
Garage Electrical Costs 5274908 §352,747 $341,232 $427,052 $438,884 $446,462 $453,188 $454,956 $466,855 473,858 $510,450 $592,432 $567,542 $797,821 $928,020
Total CAM Casts $648,570 $661,047 $728.242 3631517 3636, 361 655,452 5562,007 668,627 688,885 $709,346 730,826 $046,996 $1,138,282 $1.529.758 $2,0%G,862 52,762,833
Totil Cperating Expenses $3,482,200 53,004,453 $2,980,298 $3,141,634 $3,260, 630 $3,386,306 $3,382,068 $3,428,21 $2,907,823 $3,019,181 $3102,733 $3.568,067 $4,686,134 $6,191,823 $8,185,214 $10,887,363
% Ghg. 1% 4% 5% A% ) 3% 1% 1% ~T4% 2% 3% 3% 3% 3% 3% 3%

3?
i
'ﬂgi
2
%
Total
ROT Expansss .
:;:E,'"“u".':' Fortian °! ) Add|ienal ARtrratable to the
L ADOT Parking Garage Adminisirative Expenses for Dvarsightofd  Attributable to GSO-Run Facilities|
CSD-RunFadilties thed Facllfias YOS the MedalinfY
it the Modal
GaragelLot Personna| {by Tifis) $674,742 5138,629 $221,306 $224,028 $228,265 $233,082 5$240,044 $247,246 $286,625 $325,201 §517,677 $695,715 $934, 502
Seniom Managemant Analyst i $117,624 $5.676 0% $9,402 53,436 $9.58% 9,87 $10.175 810,480 512,148 15,328 $21.943 $28,490 38,602
Senietr Maragement Analyst | $98.908 $28.672 % 547,47 347,951 $48.430 548 883 351378 $52,921 561,350 $82.449 510,805 3148912 5200,125
Seniorr Managament Anaiyst | 588,908 $29,672 0% $47,.476 47,851 548 430 549,283 $51.379 552921 $61,350 582,449 0808 $148.912 $200,125
Management Analyst Il $83.253 520,813 % $33,301 533,634 533,874 $34,990 $38.098 857,121 843,683 67,803 577,722 104,452 $140,575
Menagament Analyst I $83,253 520,813 5% 533,301 533,604 532873 34,950 35,038 537,121 543,033 367,833 77,722 $104.452 $140,775
Management Analyst il $B3.252 520,613 0% $32.301 $33,634 s338M $34 880 338,038 537121 543033 357,823 877,722 3104452 5140, 575
Transpettation Enginesr 5109893 310,858 0% $17.548 $17.725 $17.962 513,439 518,352 $16.562 522478 336,477 340,858 $55.045 $73.978
GSD Parkng Garage Administrative Expenses {including Indirect costs) Agtuajaone
GaragelLot Personrel (by THie) 15,98 $16,143 18,309 516,798 $17,302 $17,821 $20,560 827,765 37,314 50,147 367,333
Accounting Clark il 34638 54,883 $4.728 348N 35,017 55,163 35,51 38,052 310,80 314,542 518,543
Managemant Analyst i 6,188 56,243 36,911 35,500 8,695 6096 57,994 810,743 514,438 19,404 326,077
Parking Supersar 5,165 25,217 35,269 55,427 15,590 £5.768 36 675 $8970 $12.055 $16,201 $21,773
ADMINISTRATIVE EXPENSES
Persennel 5237794 240,172 §242,574 5249,851 §257,847 $265.067 §507 205 412,956 $654,991 §745,862 $1.002,57¢
TOTAL EXPENSES $9,889,295 | $9,707 489  §8,879,129  $8,922,221 $9,206,323  §9,507,299 $11,041,772 $14,818,866 $19,953,553 $26,951,840 536,514,308
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Table 39

Revenue and Expense Projection Model Summary, Current vs, Private Operator

Current Ope rating Year 1 Year2 Year3 Year4 Year§ Year 10 Year 12 Year 20 Year 22 Year 30 Year 32 Year 40 Year 42 Year 50
Structu re MOdE| 2010 2011 2M2 2013 2014 2019 2021 2029 2031 2038 2041 2049 2051 2059

Gross Rewenue  S20473.407  SZZATTO27 25,192,010  SOTG85.174  $29.698,1%5 537,027,907  SI0,808707  B4B541.546  $51710,889  $BE701TEE  STI004175 991818483  S07,599.900  $126,621,432

PakingTax  GZ011.075  (52.210428) (S26007(7) (S2.718,879) (S2.928,983)  (BI555460)  (33,010.457)  (4790546) (55,104,506 (36554604 (5018727  (PO,066,964)  (59,865,100) (312,507,748

Operating R";“;::fn:e.r‘a": $18,462,422  S20,267497  S23511,294  $24.086,295  $26765,131  §33,372448  $35,896,250  $ALTSL000 46615383 $50,117,084  SR40TEA4S  SBRTELES  $EB,231,791 114113684
Operaling Expenses  $9.70748%  §9.878,129 58,922,221  $9.206323  $9,507.299  $11.041772  SI11707,824  $14518866  $15723300  $19.953553  $21184913  $26,950,840  $28.832.580  $36,514,308

Operatinglncome Netof oo ,0icop 10,388,358  $14.589,079 15,659,972  §17.261,839  §22330,676  §23.900,426  $75.032834  $0892,073  MO163647  §42,6905%  $S5799476  §50500.201  S7T,898,375

Parking Tax
Parking Equipment Cap-Ex’ $4,436,053 $5,961,685 $6,012,008 $10,767 456 $14,470,574
Facility Maintenance Cap-Ex‘ $608,657 3627 947 $648,785 36EB,139 $686,174 $596,659 $1,076,948 $1,364,248 $3,288,202 $4,140,060 $788,520 $1,000 141 §1,061,049 §1,344,108
Tofal Capex $609,857 $5,064,000 §648,785 $666,189 $686,174 $696,699 §7,038,633 §1,364,246 §11,280,208 $4,140,060 §11,55¢6,986 §1,000,141 $16,531,623 $1,344,106

Debt Service’ $0,678,617 §8,676,736  $8,684,6868 §8,445,880  §6.442,114 §8,425,923 §8,420,860 $8,366,511 §$3,106,180

NetCash Flow  ($533,334) (§3,352,368) $5,357,601 $6,547,895 $8,133545 $13,308,065 $8,528933 $19,201,377 $16,505,686 $36,023.481 $31,333,545 $54,790,538 $44,067,587 §76,285270

Private Operator Year1 Yearz Year3 Vear 4 Year5 Year 10 Year 11 Year 20 Year 21 Year 30 Year 31 Year 40 Year 41 Year 50

Model 2b10 2011 2012 2013 - 2014 2019 2620 2028 2030 2038 2040 2048 2050 2059
Gross Revenue  $25,045.07¢  $26,457,476 $34,819,846 §36,487,340 43,041,060 §61,470,482  §53,34939C  $69,716,342 $72,161,647 $98,430,994  §101,950,883  $138329.314  $144,260,998 $197,431,7115
Parking Tax (52463233} (82,803,234)  (33.438,196) {$3,803,832)  (§4,257,650)  (§5,003,184) {55,279,469)  ($6,898,258) (57,141,617) (§9,790,832) (310,004,803}  ($13,802.212)  ($14,291,459) ($19,567,495)

Operating Re";"a”rifnﬁe;:: $20501,847  $258542¢1 43,501,860  $02,885700  $367B3A00  $48.077,200  $48,069922  S62,817084  $65.020.000  $A7A0162  S0135B0H0  $12527402  §129,969.53% 177,864,220

Oporaling Expenses ~ $7.277,867  §7503412 7744913 STSN4ST9 6252604  S9680763 9996181 13310841 $I3TS0TS4  $IBE3G28  S19082837  S25TIOTI6 26562388 35,968,563
Operating lncome Net of o1 1280 s16,050630  S238367I0 2488930  SSMIS  SIOENEN  SIOTITA  SIOSIRMI SIS STOZEIM  STRITLHG  SOBININ  SHOATIAR  MMA%ETT

Parking Tax
Parking Equipment Cap-Ex’ $1,656,480 $2 226,171 $2,991,757 34,020,712 §5,403,500
Faclity Maintenance Cap-Ex’ 3608,657 5627 947 $846,785 $666,189 $885,174 $596,699 $1,045,581 §1,364,245 $3,173,011 $4,140,060 $766,525 §1,000,141 1,030,145 $1,344, 108

Total Capex $2,266,137 $627,947 $648,786 $866,189 $686,174 $595,69¢ $3,271,782 1,364,248 $6,164,799 $4,140,06¢ $4,787,236 $1,000,141 $6,433,645 $1,344,108

NetCash Flow $13,038,143 $15722,883 $22,000952 $24222.942 429,844,541 $36,009,827 $34,801,989 $48,142,197 $45,104,477 $65,126,174 $67,906,107 598,807,185 §96,943,504 $140,58157%
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9.0 Parking Meter System Financial Model

9.1  Revenue Projections

By developing a parking meter revenue projection model it would be possible to project the
revenues of the entire parking meter system by each parking meter zone (PMZ) for the next 50
years based upon a number of factors, including: growth in demand, parking rate increases,
revenue enhancements from the implementation of new meter technology, the reduction of lost
revenue due to inoperable meters and revisions to the policy of exempting certain user groups
from paying parking meter fees. Due to the fact that the PMZ’s are spread out across the City in
13 of the 15 Council Districts, the demand characteristics of each zone are unique. Using data
gathered during field surveys conducted in June 2009 along with historical parking meter data
and DESMAN’s knowledge of user parking behaviors, revenue projections can be formulated
upon which the meter system’s value could be based. Although work on the parking meter
revenue projection model is currently on hold at the request of the City, the information provided
below demonstrates the methodology that could be used to construct the final model(s). As with
the parking garage model, specific growth factors are not included in this report as all of the
information necessary to generate these factors has not yet been obtained by DESMAN. Table
40 provides the preliminary revenue projections for the metered parking system assuming a
private parking operator. This is just a sample, and is not complete.

Growth in Parking Demand

For this analysis, future increases in parking demand were based on some factor of the projected
population growth in each Council District (Table 2). In the model, the projected population
growth figures were reduced to include only the 77% of the population that is of driving age and
the 92% of the driving age population with access to a motor vehicle. This method should
provide the parking meter revenue projection model with fairly accurate demand growth figures.

Parking Rate Increases and Price Elasticity of Demand

As with the future revenues of the parking garages, a portion of the projected future meter
revenues would come from increases in parking rates. In the case of the meter model, the degree
to which rate increases would occur would be based both on current rates and on the current and
projected utilization of the parking meters in each PMZ. For example, if parking meter rates in
an area are currently below market level, this area would be a candidate for an immediate rate
increase. However, if this same area experiences peak hour parking meter utilization rates near
20%, raising the meter rates would likely further stifle demand and negatively impact revenues.

In the event of rate increases, the parking meter system will experience the phenomenon of Price
Flasticity of Demand much as the garages would. Factors affecting the elasticity of parking
meter demand within each PMZ include: the current demand for short-term parking, the level of
rate increases, the availability and pricing of alternate parking options and general economic
forces within each area of the City.

Financial Analysis and Condition Appraisal November 3, 2009
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Revenue Enhancements from New Meter Technology

As discussed earlier in the report, the proposed replacement of all single space parking meters
with Pay-and-Display units would also enhance the revenue generated by the parking meter
system. Revenue growth factors related to the reduction in piggybacking, elimination of broken
meters, the improvement in space geometry and the additional revenue generated by increased
parking citation issuance would be included in the revenue projection model. Based on the
preliminary analysis, the reduction in piggybacking would result in a 4% - 11% increase in
revenue depending on the region. The elimination of broken meters would result in a 10%
revenue increase for all on-street and off-street single space meters. The reduction of violation
from improved enforcement equates to a 3% increase in revenue from the entire metered parking
system. The improved space geometry associated with implementing an on-street Pay-and-
Display meter system could contribute an additional 9% revenue growth for all on-street meters.

Financial Analysis and Condition Appraisal November 3, 2009
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9.2 Expense Projections

Apnual operating expenses consist of payroll expenses (administrative, maintenance,
enforcement, payroll, benefits, etc.) as well as office expenses. On the expense side, two
financial models were to be developed to deal with the future expenses of the parking meter
system. The first was to be based on the current and historical operating expenses (yet to be
determined) to determine a growth factor in forecasting expenses. The second version of the
model would project expenses as if a professional private parking operator were to take over the
operations of the meter system. These expenses would then be projected based on simple growth
factors. Table 41 provides the preliminary expense projections for the metered parking system.

9.3 Capital Expenditures

Due to the fact that work on the meter portion of this effort was suspended, at the request of the
City, very little information is currently available regarding the capital expenditures that will be
necessary in order to properly maintain the parking meter system in the future. If and when the
effort recommences, capital expenditure projections will be developed based on industry .
standard costs and assumptions about the number of Pay-and-Display units and all the associated
components that will be necessary to replace the existing parking meters. What is known is that
the bulk of the multi-space meter system is likely to have to be replaced every seven (7) years,
based on industry standards regarding the useful life of a multi-space meter unit.

Financial Analysis and Condition Appraisal November 3, 2009
City of Los Angeles Page 70




|

DESMAN

ASSOCIATES

Table 41

Metered Parking Svstem Expense Projections

EXPENSE CALCULATIONS
PAYRDLE
inistrati Posfiions | Hows PAW Rale Weeks YEAR 1 YEARZ YEARS YEAR 4 YEAR S YEAR S YEART
[One tull time on-site Manager B 550,00 52 104,000 108,080 108202 110366 112513 114824 1712
B $35.00 57 72,600 74.25 7574 77256 78,801 {5 - 0,377 31,985
2 $28.25 5% 117550 119870 122268 174713 127,207 125752 132347
2 4 $24.50 52 3 10192013 103858 106,038 103,158 110,321 1nzsAls 114778
Sublotal $ 395,240 § 104,165 412,748 420,433 438,503 7481 § 445,731
Malntenance &
haintenance Supervisors 20 .00 52 70040 80621 82233 BIB 85,356 BT267 86012
5.0 .00 52 488,000 7350 486907 496,545 506,578 516710 527,044 |
20 .02 52 75,040 80,621 52233 676 85,350 87267 88,012 |
128 4 18 52 B 235552 2263 348,169 356,491 363213 AT
40 4 18 52 5 108658 | § 11851 14088 116,370 118687 | 5 321671 3 122,492
Subtolal % TRETTH § 4,096,005 1,907,125 1,128,879 1152477 % 1175526 § 1,199,037
Enfercement
[Enforcement Omcers i Lo 1 40 T sists 52 [s  137orz0]s,  1388134d]s 406718  14546190]5s 148370145  151338% |3 15438534
Sublotal 3 BFIT200 % 13,969,345 % 14,2091 % 14,546,190 § 14,837,144 § 15,133,356 § 15,435,534
Total Employees 541
Unilomaed 5350 [Sub-Total Payrell § 15,168,350 ]8 1547451318 1SJ60804[§ 16006563 ]S  1641WAIA]§  167d698e |8 7u8ig0i]
Paytol Taves 1208% 3 18323135 1,868,950 1,906,3 1,948 255 1983354 |5 2023001 |3 7,063,482
Heallh 125% 3 1398018 |3 1,833639 18726 201250 2062312 [ § 2053358 1% 713522
Retirement 200% 3 30338 |5 08,430 358 21,531 32837013 33497715 341636
Workers Comp 4.45% 3 681,050 | § 694671 708 564 22 136 737.1901% 751937s 765,973
Payroli Benefils s 4TT4 § 480659 § £803,138 § 500,22 § 5101226 $ 5203251 § 5307315
Glher Payroll (Vacation!Sick] 400% 3 795236 _§ B13,141 & 677363 § 243801 § 550,789 _§ 878,005 § 435,565
i Total Payroll | §  20676131]% 21089653 |3 21511446 |§ 2941675 |§ 223805085 22,828,119 [§ 23,284,887
Offce Expenses .
Postage H 2500 § 2550 % 2600 § 2653 § 2706 § 2760 § 2815
Gifice Supplies H 12000 § 12240 % 12485 § 1274 $ 12968 § 13240 8 13514
Qifive Phone 8 dnes@ 00 H 9500 § a7 § 9808 § 10488 § 0¥ § 1050 § 10,811
Nextel Cell Phones 541 units @ 40 $ 259580 3 B4ETL & 204§ WS B 261086 § 206,708 & 292,442
Liabilty Instrance ¥ - 8 - % -8 - % - § - § -
Bonding Requiemenl §¢ 525 per thowsand $ -3 - % -3 - % - % - % -
Busipass License TED H - % - % -3 - % - 3§ -3 -
Unilorms 5350 shHE@ 250 per usilom s 133750 § 136425 $ 139154 § 141,987 § 144775 § 14761 3§ 50,624
Pl Services (System Integrity) 1200 Hours @ $ 3000 5 9600 § 87520 % 99878 § 101,876 & 10913 § 105882 § 88,112
Prafessipnal Semvices 5 4500 5 4580 § 4682 § 4715 % 4871 § 4988 § 5,068
Rend (3000 5q. k. @ 59} 8008 Sq.FL & 5950 5 76000 § 5§ 0O § 80652 & 82265 § 83910 § 45588
Utiiges $0.25  8g Fl 5 24432 § 491 5 348§ 597 5 B G § 63975 3 2754
Cellutar Service $35 permathine  pet month 60D $ 7100 5 40 § 21848 § 245§ » $ 7318 § 23849
$ign Instadiation & Maintenance $ - F - % - % - % -3 - % B
Pay Staions Sokution $45 permachine  per month 600 $ 77000 § 7540 § 28091 § 2,653 § 06 $ 19810 § 30,406
Employes Development- Hirng $ 500 § 5100 § 5202 % 5308 § 5412 5520 % 553
Ticket issstance System 120000  Tickels @ 3000 (new syslem) $ - % - % - § - % - 3 - % -
Vehide Repait and Malnteranee A Vehiles @  § 1200 fnnualy 3 7200 $ 3794 § |IZ $ BT S 0x;s § 4072 § 41843
Fuel 3 Vehides @ § 5000 Annualy 3 155000 § 158,100 § 161262 § 164,487 § 167,777 § 171,08 § 174,555
Gonlingency @ 5% 3 41183 § 44047 8§ 44828 § 43,183 § 43,183 § 43183 § 43183
| Total Operating Expense | § 21,682,976 | $ 22,014,635 i § 23454928 | $ 22,901,383 | § 23,358,547 i %t 2324855 § $ 24,309,435]
Gapilal Expense Cost
Parking & Otfica Equipment Amorization [Total Cap Ex l { | | ] | l
I Tota] Expenses: |$ 21,682,876 I $ 22,014,635 IS 22,464.928 [s 22,901,383 |$ 23,358,547 |$ 23.324,355| $ 24,300.488]

Note: This form is strictly showing what the expense categories COULD be when the modeling is completed. The
numbers DO NOT translate into the real costs of running the parking meter system; they are vsed as place holders

only.
DESMAN Associates

Financial Analysis and Condition Appraisal

City of Los Angeles
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Page 71




ATTACHMENT 2B

Market Assessment of City-Owned Parking Garages
(Desman)




Market Assessment
of City-Owned
Parking Garages

City of Los Angeles
Parking System Financial Analysis

Prepared by:

DESMAN

ASSOCIATES

Chicago, Illinois

November 3, 2009




DESMAN

A SSOCIATTES

CITY FACILITY: # 601
14401 Friar Street
Van Nuys

Facility Location: 14401 Friar Street, located along the north side of Friar Street between Van
Nuys Boulevard and Sylmar Avenue, Van Nuys Parking Meter Zone 501, City Council District 6

Facility Description: The facility is a two-level free standing parking structure with a 237-space
capacity (incl. 7 ADA spaces). Ingress and egress to the facility is provided from Friar Street via
one entry and one exit lane; the entrance/exit is gated when the garage is closed.

Operator: The LADOT has executed a Memorandum of Understanding (MOU) with the City’s
General Services Department (GSD) to provide on-site staff to control access and collect
revenue at the facility and to perform routine maintenance. The facility is staffed for 82.5
hours per week by 4 parking attendants. The GSD reports that the approved 2007-08 annual
operating budget for the garage was $77,894 which equates to $329 per space.

Method of Operation & Revenue Collection:
Hours of Operation — 5:30AM-7PM Monday — Friday
Access Control
- Transient Parkers - Self-Park upon entry with a time-stamp ticket. Pay-on-exit processed by
a single attendant.
- Monthly Parkers — Must display Monthly Permit; permit payments collected via mail and/or
online fee processing managed by LADOT.

Parking Rates and Facility Utilization: Transient (Hourly) Parking — Parking fee is $1.10/hour
with a $4.40 daily maximum; the Monthly Rate is $49.50

DESMAN found that vehicle occupancy peaked around 89% during weekdays and maintained
an occupancy rate above 70% through the 4PM hour; the facility is not open on the weekend.

Parking Garage Market Assessment 1
City of Los Angeles Parking System Financial Analysis 11-3-09
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CITY FACILITY: # 601, Friar Garage

The Van Nuys Commercial District Summary:
Land Use/Area Description
- Casual Dining
- Convenient retail along Van Nuys Boulevard
- Storefront and low-rise office and medical facilities
- Large government office and court complex located one block to the south
Neighborhood
- Single-family and multi-family residential
Primary Traffic Thoroughfare: Van Nuys Boulevard
- 4-lane, high traffic thoroughfare
- On-street single-space parking meters
Pedestrian Traffic
- High pedestrian traffic mostly -generated by convenient retail, service establishments and
outdoor eating areas

VAN NUYS PARKING MARKET AREA

Parking Garage Market Assessment 2
City of Los Angeles Parking System Financial Analysis 11-3-09
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CITY FACILITY: # 601, Frlar Garage
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CITY FACILITY: # 601, Friar Garage

Existing Public Parking

i . Occupanc
Map - A Owner/ Dlstanf:e Hours of Parking Rates pancy Mode of
Facility Name Location Fac. Type| Spaces From City . Weekday Weekend .
# Operator Operation Operations
Fac. 1 hour 2 Hour Max. Event Monthly Valid. AM PM AM PM
601 Friar Garage 14401 Friar St. Garage 237 LRy - 5:30AM-7PM M- F $1.10 $2.20 $4.40 $49.50 89% 70% - - A.ttendant/Booth
GSD Time Stamped Tkt
609 Van Nuys Lot 14521 Friar St Lot 76 LADOT | 1.5 blocks 8AM-5PM M-Sa $1.10 $2.20 $4.40 - $49.50 - High - Low - Attendent Booth
Attendent Booth/P
610 | Van Nuys Lot 14532 Gilmore St Lot 137 | LADOT | 2.5blocks | 8AM-5PM M-F $1.10 $2.20 $4.40 - $38.50 - Med -  Llow - en z: FO‘Z: /Pay
620 Van Nuys Lot 14607 Sylvan St Lot 58 LADOT 2 blocks 8AM-5PM M-F $1.10 $2.20 $4.40 - $38.50 - - - Low - Attendent Booth
Al Booth/P
630 Van Nuys Lot Erwin St Lot 137 LADOT 2.5 blocks 8AM-5PM M-F $1.10 $2.20 $4.40 - - Med - Low - ttendz:tFoc;:t /Pay
631 Van Nuys Lot 14402 Glimore St Lot 67 LADOT 2 blocks 8AM-5PM M-F $1.10 $2.20 $4.40 - $38.50 - Med - Med - Attendent Booth
LADOT/ 6:30AM-6PM M-W, F .
752 Van Nuys Lot 6265 Sylmar St Garage 302 GsD 2 blocks 6:30AM -7PM Th $2.00 $4.00 $8.00 - $100.00 - High - - - Attendent Booth
Pyramid Professionall Valley . .
1 6454 Van Nuys Blvd Lot 82 " 1 block - $1.50 $2.50 $2.50 $2.50 No Public Monthly - High - Low - Attendent Booth
Bldg Exec. Suites]
Parking Operator Abbreviations
LADOT Department of Transportation
GSD General Services Department
Parking Garage Market Assessment 4
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CITY FACILITY: # 601, Friar Garage

Parking Market Area Assessment: There are seven (7) competing pay public parking facilities
located within 2 blocks of the Broxton Garage, of which, six (6) are City-controlled facilities.
Among the seven facilities there is only one other garage and it is located underneath the San
Fernando Valley Civic Center. The other facilities are scattered on either side of Van Nuys
Boulevard among the medical office buildings, storefronts and residences. Because the City
controls nearly every facility in this area, the hourly rates charged for parking are fairly
consistent from facility-to-facility; the monthly rates at the competing facilities range from
$38.50 - $100.00.

Future Market Area Growth Prospects: The Van Nuys area surrounding this parking facility is
fully developed with low to moderate density of commercial space. There are no significant
redevelopment projects scheduled, being planned or envisioned in the immediate vicinity of
the Friar Garage that would generate a substantive growth in employment and commerce from
the current levels. However, higher tenancy in the retail space located along Van Nuys
Boulevard could generate additional parking demand.

Friar Garage Performance Enhancement Potential: Given the characteristics of the area
immediately surrounding the Friar Garage and the operational policies currently in place, it is
DESMAN’s opinion that the prospects for parking revenue growth tied to future land use and
population changes will trend at the current low to moderate rate but that there may be some
revenue growth potential in adjusting the parking rates at the facility. Because of the
consistently-high occupancy of the Friar Garage, serving more customers is not a viable way to
increase revenues as there is no space to accommodate them. However, it may be possible to
raise the monthly and/or transient rates in order to increase the revenues generated from the
current volume of parkers. Being one of only two garages in the area, parking customers may
be more willing to pay higher rates for the benefit of having their vehicles in a secured parking
structure as opposed to in a surface lot.

Proposed Parking Rates, Private Operator Model: Based upon the market area of this facility,
current utilization rates, parking industry pricing standards, and the rates charged at the
competing facilities, the following schedule of parking rate increases was developed for use in
the Private Operator Revenue and Expense Projection Model:

Current Rates Year1 Year 2 Year3 Year4 Year5
(Base)
Hourly $1.10 $1.50 $2.00
Friar Garage | Daily Max. $4.40 $6.00 $8.00
#602 Event
Monthly $49.50 $60.00 $70.00 $80.00

Hourly rate increases were based on both the high occupancy of the facility and on the industry
practice of charging rates in increments of 25 cents. DESMAN’s utilization surveys indicate that

Parking Garage Market Assessment 5
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CITY FACILITY: # 601, Friar Garage

this facility and the other City-owned and non-City-owned facilities in the area are all highly
utilized meaning that a reasonable hourly rate increase should not have a significant negative
impact on the demand for parking at the Friar Garage.

It was further assumed that a private operator would increase monthly permit rates due to the
high demand for monthly parking (according to the LADOT, in FY 2008 an average of 323
monthly permits were sold at this facility each month) and the fact that the Friar Garage is one
of only two structured parking facilities in the area (the other garage charges $100 a month for
monthly parking).

The rate increase schedule was also based on the assumption that the hourly parking rates at
the City-owned surface lots within the market area would be raised to the same level when the
Garage rates are increased. This is not an unreasonable assumption based on the previously
noted utilization levels of the facilities.

Parking Garage Market Assessment 6
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CITY FACILITY: # 629

Dickens-Cedros Garage
Sherman Oaks

Facility Location: 14591 Dickens Street, located on the northeast corner of Cedros Avenue and
Dickens Street, one block south of Ventura Blvd. Sherman Oaks Parking Meter Zone 517, City
Council District 5

Facility Description: The garage is vertically integrated into a senior housing residential building
which has its own exclusive parking spaces within the structure. The garage has 198 public
parking spaces (incl. 7 ADA spaces) and the public parking area occupies the first and second
level of the structure. Ingress and egress to the facility is provided from Cedros Avenue where
one entry lane and one exit lane are located.

Operator: The LADOT has executed a Memorandum of Understanding (MOU) with the City’s
General Services Department (GSD) to provide on-site staff to control access and collect
revenue at the facility and to perform routine maintenance. A total of 6 employee positions are
used to staff the facility over 128.5 hours per week. The GSD reports that the approved 2007-
08 annual operating budget for the garage was $165,516 which equates to $S835 per space.

Method of Operation & Revenue Collection:
Hours of Operation - 7AM-11:30PM Daily — No Overnight Parking
Access Control
- Transient Parkers - Self-Park upon entry and pay-on-exit processed by a single attendant
using a time clock to manually stamp issued parking tickets on entry and again on exit in
order to calculate the duration of stay and corresponding parking fee.
- Monthly Parkers — Must display Monthly Permit to the attendant upon entry.

Parking Garage Market Assessment 7
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Parking Rates and Facility Utilization: Transient (Hourly) Parking - $.50 every 15 minutes, $1.50
per hour, $4.50 maximum all day, Monthly Parking - $38.50.

GSD reports that an average of number of 240 transient tickets sold daily at the garage. This
breaks down to 14.5 tickets sold per hour; however approximately 75% of all tickets sold were
for durations of 1 hour or less. DESMAN found that vehicle occupancy in the garage hovered
around 7% during weekdays and that the vehicle volume peaked at 12% on the weekend
between 2pm and 4pm.

The Sherman Oaks Commercial District Summary:
Land Use/Area Description
Ventura Blvd
- Casual Dining and Fast Food Restaurants
- Mid-Rise, Low-Rise and Commercial Buildings with some storefront Office uses
- Convenient Retail and a Car Dealership
Neighborhood
- Single Family and Multi-Family residents
- Sherman Oaks Lutheran Church: 1 block west of garage
- Temple B’Nai Hayim: 1 block southeast of garage
Primary Traffic Thoroughfare: Ventura Blvd. one block west of Van Nuys Blvd
- 4-lane, high traffic thoroughfare
- On-street Pay-by-Space Meters
- Street cleaning parking restriction on selected days during varied time periods
Pedestrian Traffic
- Moderate pedestrian traffic mostly -generated by convenient retail, service establishments
and outdoor eating areas

SHERMAN OAKS PARKING MARKET AREA

View Venture Blvd at Cedros Avenue intersection View Venture Blvd at Cedros Avenue intersection

Parking Garage Market Assessment 8
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CITY FACILITY: # 629, Dickens-Cedros Garage

Existing Public Parking

Distance . Occupancy
Map . . Owner/ 3 Hours of Parking Rates Mode of
Facility Name Location Fac. Type| Spaces From City . Weekday Weekend .
# Operator F Operation Operations
ac. 1 hour 2 Hour Max. Monthly Valid. AM PM  AM PM
Dickens-Cedros . LADOT/ . . Attendant/Booth
629 S 14591 Dickens Street | Garage | 198 ey = 7AM-11:30PM Daily|  $1.50 $3.00 $4.50 $38.50 % 12% 4% | Lo S
799 | Sherman Oaks Lot | 14758 Ventura Bivd Lot 21 LADOT | 2.5blocks | 7AM-9PM Daily $1.00 $2.00 $2.00 High Low Unmanned/
Pay by Space
1 | ‘aRienaFashion |\ 0 VenuraBivd | Garage | 193 MPI 2blocks | 7AM-9PM Daily $6.00 $6.00 High Attendant/Gates/ Fee
Plaza Garage Computer
2 Unknown 14724 Ventura Blvd Garage 367 AMPCO 1 block 7AM-8PM M-F $6.80 $13.60 $15.30 $120.00 High Low A.ttendant/Booth
Time Stamped Tkt
Parking Operator Abbreviations
LADOT Department of Transportation
GSD General Services Department
MPI Modern Parking Inc.
AMPCO AMPCO System Parking
Parking Garage Market Assessment 10
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Parking Market Area Assessment: There are three competing pay public parking facilities
located within 2 to 3 Blocks of the Dickens Garage. Two of the three are privately-owned
parking garages and one small surface parking lot is owned by LADOT. The two garages are
connected or vertically integrated into commercial structures, and thus capture parking
demand generated by the adjoining land uses. The two private parking garages have
significantly higher hourly parking rates that the Dickens Garage ($6.00 to $6.80 per hour,
$15.80 maximum, monthly rates unknown).

Future Market Area Growth Prospects: The geography of the Sherman Oaks commercial
district and surrounding neighborhood is linear and largely oriented to Ventura Boulevard. The
density of commercial space along Ventura Avenue is low to moderate as most buildings are
one and two stories tall. There are no significant redevelopment projects scheduled, being
planned or envisioned in the immediate vicinity of the Dickens Parking Garage that would
generate a substantive growth in employment and commerce from the current levels. Daytime
parking demand is expected to generally be generated by commercial retail and service
establishments along Ventura Boulevard while evening parking demand will continue to be
driven by area restaurant trade.

Dickens Garage Performance Enhancement Potential: Given the characteristics of the area
immediately surrounding the Dickens Parking Garage it is DESMAN is opinion that the prospects
for parking revenue growth tied to future land use and population changes will trend at the
current low to moderate rate. However, it is our opinion that in the short-term parking
revenue gains at the Garage could be realized by increasing rates and by adopting a more
aggressive approach to marketing the available supply of un-used spaces in the garage. This
opinion is based on the fact that the 193-space underground garage at the La Riena Fashion
Plaza located directly across the street from the Dickens Garage was found to be between 85%
and 90% occupied with parking rates six times higher than those at the Dickens Garage. Is our
belief that the Dickens Garage is possibly perceived by the unfamiliar public as a resident
parking garage and that this perception could be overcome with better signage and marketing
directed at area retailers and restaurateurs.

Proposed Parking Rates, Private Operator Model: Based upon the market area of this facility,
current utilization rates, parking industry pricing standards, and the rates charged at the
competing facilities, the following schedule of parking rate increases was developed for use in
the Private Operator Revenue and Expense Projection Model:

Current Rates Year1 Year 2 Year3 Year4 Year5
(Base)

Dickens-Cedros —— Hourly >1.50

Daily Max. $4.50

Garage Event
#630 ven
Monthly $38.50 $50.00

Parking Garage Market Assessment 11
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CITY FACILITY: # 629, Dickens-Cedros Garage

The extremely low demand at this facility greatly limited the assumed rate increases that could
be used to generate projected revenue figures. With peak occupancy of 12%, hourly rate
increases would discourage current and potential parking patrons from utilizing the facility.
However, in DESMAN’s opinion, the monthly rate at this facility can be raised as the only other
facility in the area offering monthly parking charges $120/month. In order to make this rate
increase viable and to increase the overall utilization of the facility, it was assumed that a
private operator would conduct a significant marketing campaign to draw patrons to the
facility.

Parking Garage Market Assessment 12
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CITY FACILITY: # 670
1710 Cherokee Avenue
Hollywood

Facility Location: 1710 Cherokee Avenue, located on the east side of Cherokee Avenue
between Hollywood Boulevard and Yucca Street, Hollywood — Vine Parking Meter Zone 546,
City Council District 13

Facility Description: The facility is a free-standing, gated parking garage with a 386-space
capacity (incl. 8 ADA spaces). Ingress and egress to the facility is provided from Cherokee
Avenue via one entry and one exit lane. The facility contains four ground-level retail spaces
facing Cherokee Avenue.

Operator: This facility is operated by the private parking company PCl whose contract includes
several surface lots in the surrounding area as well. The contract states that PCl is responsible
for controlling access to the facility, collecting parking revenue from patrons, and performing
maintenance and clean-up necessary to maintain the facility’s appearance. For the 2008 fiscal
year, PCl was paid $297,323 to operate and maintain this facility or $770 per space.

Method of Operation & Revenue Collection:
Hours of Operation — Open 24 hours-a-day, 7 days-a-week
Access Control
- Transient Parkers - Self-Park upon entry with a time-stamp ticket. Pay-on-exit processed by
a single attendant.
- Monthly Parkers — Must display Monthly Permit; permit payments collected via mail and/or
online fee processing managed by LADOT.

Parking Garage Market Assessment 13
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Parking Rates and Facility Utilization: Transient (Hourly) Parking — Parking fee is $4.00/hour
with an $8.00 daily maximum; the Monthly Rate is $100.00; Friday and Saturday after 5PM
there is an $8.00 flat rate.

DESMAN found that vehicle occupancy peaked around 51% near noon on weekdays and 68%
on the weekend during the evening on weekends. Over the entire length of the survey periods
from 10AM — 8PM on both the weekday and weekend, occupancy levels remained above 45%.

The Hollywood Commercial District Summary:
Land Use/Area Description
- Casual dining and fast food restaurants
- Large amount of store front retail along Hollywood Boulevard
- Low rise office buildings
Neighborhood
- Multi-family mid rise residential
- Hotels and theaters; tourist destination
- Selma Avenue Elementary School and a YMCA in the area
Primary Traffic Thoroughfare: Hollywood Boulevard
- 4-lane, high traffic thoroughfare
- On-street multi-space parking meters located on Hollywood Boulevard; single-space meters
in use on the arterial streets
Pedestrian Traffic
- Very high pedestrian traffic

HOLLYWOOD - VINE PARKING MARKET AREA

Parking Garage Market Assessment 14
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CITY FACILITY # 670 Cherokee Garage
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CITY FACILITY: # 670, Cherokee Garage

Existing Public Parking

Distance . Occupancy
Map . . Owner/ 3 Hours of Parking Rates Mode of
Facility Name Location Fac. Type| Spaces From City . Weekday Weekend .
# Operator F Operation Operations
ac. 1 hour 2 Hour Max. Event Monthly Valid. AM PM  AM PM
LADOT, A
670 | Cherokee Garage | 1710 Cherokee Ave | Garage | 386 ot/ 24-hours Daily $4.00 $8.00 $8.00 $8.00 $100.00 51% 68%  45% e eates/
PCl Fee Computer
Attendant/Booth
1 Unknown 1639 N. Schrader Bivd | Lot 167 LAPS | 1.5blocks | 8AM-2PM Daily $10.00 $10.00 $10.00 $10.00 $85.00 . Med - . . \ttendant/Boo
Time Stamped Tkt
E ian Th
2 ygp;l::kingeatre 1526 McCadden PI Lot 249 GP 2 blocks 24-hours Daily $10.00 $10.00 $10.00 $10.00 $80.00 - High - - - Valet
3 Unknown 1632 Cherokee Ave Lot 170 CPI 1.5 blocks 24-hours Daily $8.00 $10.00 $10.00 $15/$20 $80.00 - - - - - Valet
A d Booth
4 Unknown 1719 Cherokee Ave Lot 166 GP <0.5 blocks| 8AM-11PM Daily $8.00 $10.00 $10.00 - $90.00 - Med - - - .tten ant/Boot
Time Stamped Tkt
Attendant/Booth
5 Unknown 1714 Whitley Ave Lot 75 cop 1 block 6AM-6PM Daily $10.00 $10.00 $10.00 $10.00 - - Med Med - - X endant/Boo
Time Stamped Tkt
Attendant/Booth
6 Unknown 1715 N. Wilcox Ave Lot 76 CcP 2 blocks 24-hours Daily $6.00 $6.00 $6.00 $6.00 - - High - - - X endant/Boo
Time Stamped Tkt
Attendant/Booth
7 Unknown 1632 N Wilcox Ave Lot 133 cP 2 blocks 24-hours Daily $8.00 $8.00 $8.00 $8.00 - - High - - - X endant/Boo
Time Stamped Tkt
4PM-12:30AM M-F
LADOT, Al d Booth
649 Hollywood 1533 Schrader Blvd Lot 55 oT/ 2.5 blocks 7AM-5PM Sa $8.00 $8.00 $8.00 - $100.00 - - - - - .tten ant/Boot
PCI Time Stamped Tkt
8AM-4PM Su
Parking Operator Abbreviations
LADOT Department of Transportation
GSD General Service Department
GP Grant Parking
CPI Classic Parking Inc
cop Coast Parking
cp California Parking
PCI Parking Concepts Inc.
LAPS LA Parking Systems
Parking Garage Market Assessment 16
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CITY FACILITY: # 670, Cherokee Garage

Parking Market Area Assessment: The area surrounding the Cherokee Garage is littered with
competing parking facilities which serve the visitors to and residents of the area. Despite the
fact that the Cherokee facility is the only garage in the area and that the surface lots charge
higher rates, it seems as though more parking patrons choose surface parking over parking in
the garage. Further limiting the demand for parking in the Cherokee Garage is the availability
of on-street spaces both on Hollywood Boulevard and on the surrounding side streets. Lastly,
potential parking customers drawn to the area by nightlife activities (clubs, restaurants, etc.)
have the option to valet park at a majority of the establishments in the area. Because the
facility is not used by the valet companies for the storage of vehicles, nighttime and weekend
demand at the facility remains low compared to the surface parking lots which do store valet
vehicles.

Future Market Area Growth Prospects: Increasingly, the Hollywood neighborhood is drawing
more young professionals and families to the area with the building of new housing
alternatives. Furthermore, the introduction of more high-end retailers and restaurants to
Hollywood Boulevard and the surrounding arterial streets provides the area with real
opportunities for growth. In terms of new developments that will directly affect the Cherokee
garage, the only significant known development in the area will be on two former surface
parking lot sites located north of Hollywood Boulevard between Highland Avenue and Las
Palmas Avenue along Yucca Street. This project is programmed to include 470 high rise
condominium/apartment units, 8,500 SF of ground floor retail space and approximately 500
parking spaces. The project will replace more than 300 surface parking spaces that had been
available to the general public with 500 spaces that will mostly be dedicated to the long-term
and overnight parking needs of the project residents.

Cherokee Garage Performance Enhancement Potential: Strong visitor and employment
activity in the area means that there is the potential to enhance the performance of the
Cherokee Garage. This may be achieved through more intense marketing of the facility and
additional signage to direct parkers to the garage or through partnering with the area valet
companies to allow vehicle storage at night and on the weekends. Due to relatively low
utilization, raising rates at the facility to enhance revenues may not be a viable option at this
time.

Proposed Parking Rates, Private Operator Model: Based upon the market area of this facility,
current utilization rates, parking industry pricing standards, and the rates charged at the
competing facilities, the following schedule of parking rate increases was developed for use in
the Private Operator Revenue and Expense Projection Model:

Parking Garage Market Assessment 17
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CITY FACILITY: # 670, Cherokee Garage

Current Rates Yearl Year2 Year3 Year4 Year5
(Base)
Cherokee : Hourly $4.00 $6.00 $8.00 $10.00
Garage Daily Max. $8.00 $12.00 $15.00
4671 Event $8.00 $10.00 $12.00 $15.00
Monthly $100.00 $120.00

The proposed rate increase schedule was developed in order to bring the Cherokee Garage
rates in line with the rates of the competing facilities in its market area. Utilization at the
facility is currently strong and the proposed rates are not expected to drastically affect the

volume of parking demand.

Parking Garage Market Assessment
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CITY FACILITY: # 680

1036 Broxton Avenue
Westwood Village

Facility Location: 1036 Broxton Avenue, located on the east side of Broxton Avenue between
Weyburn Avenue and Kinross Avenue, 1 block south of the UCLA Campus, Westwood Village
Parking Meter Zone 533, City Council District 5

Facility Description: The facility is a free-standing garage with a 366-space capacity (incl. 8 ADA
spaces). Ingress and egress to the facility is provided from Broxton Ave. via one entry lane and
one exit lane. The garage also contains four retail spaces located on the Broxton side of the
facility on the ground floor.

Operator: The LADOT has executed a Memorandum of Understanding (MOU) with the City’s
General Services Department (GSD) to provide on-site staff to control access and collect
revenue at the facility and to perform routine maintenance. The facility is staffed for 225.5
hours per week by 8 parking attendants. The GSD reports that the approved 2007-08 annual
operating budget for the garage was $210,676 which equates to $576 per space.

Method of Operation & Revenue Collection:
Hours of Operation - 7AM-12AM Sunday — Thursday, 7AM-2:30AM Friday & Saturday
Access Control
- Transient Parkers - Self-Park upon entry with a time-stamp ticket. Pay-on-exit processed by
a single attendant.
- Monthly Parkers — Must display Monthly Permit; permit payments collected via mail and/or
online fee processing managed by LADOT.

Parking Garage Market Assessment 19
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Parking Rates and Facility Utilization: Transient (Hourly) Parking — First 2 Hours Free when
entering and exiting between 8AM and 6PM, $1.50/20 minutes thereafter, and S3 flat rate after
6PM; the monthly rate is $125.

DESMAN found that vehicle occupancy peaked around 92% during weekdays and maintained
an occupancy rate above 70% for the entire period from 10AM — 8PM; the weekend peak
occupancy hit 89%.

The Westwood Village Commercial District Summary:
Land Use/Area Description
- Casual Dining and Fast Food Restaurants
- High-End retail shops and boutiques along Broxton Avenue and Westwood Boulevard
- Mid-rise office buildings on Westwood Boulevard
- Movie Theatre and Whole Foods Market
Neighborhood
- Multi-Family residential
- Young, friendly UCLA community
Primary Traffic Thoroughfare: Westwood Boulevard
- 4-lane, high traffic thoroughfare
- On-street pay-by-space public parking along Westwood Boulevard
Pedestrian Traffic

- High pedestrian traffic mostly -generated by convenient retail, service establishments and
outdoor eating areas

== il =~
View Broxton Ave from Weyburn Intersection View facing south Broxton Ave
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CITY FACILITY # 680, Broxton Garage
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CITY FACILITY: # 680, Broxton Garage

A TES

Existing Public Parking

i . Occupanc
Map . ) Owner/ Dlstan.ce Hours of Parking Rates pancy Mode of
Facility Name Location Fac. Type| Spaces From City . Weekday Weekend .
# Operator F Operation Operations
ac. 1 hour 2 Hour Max. Event Monthly Valid. AM PM AM  PM
$1.50 ea
LADOT/ 7AM-12AM Su-Th $3.00 ) Attendant/Gates/
! 125, 2 .| 92
680 Broxton Garage 1036 Broxton Ave Garage 366 GSD 7AM-2:30AM F-Sa Free Free $8.00 Nightly $125.00 0 mins. [ 92% 70% 70% Fee Computer
1st-2hrs
1 Unknown 924 Westwood Garage | 296 sp 2blocks | 7AM-12AMSu-Sa | $10.00 $20.00 $20.00 $7.00 . . Med - . . Attendant/Booth
Time Stamped Tkt
2 Unknown 980 Gayley Lot 27 VSP 1 block 7AM-12AM Su-Sa $7.00 $7.00 $7.00 $7.00 - - High Med Med High Attendant Parked
3 Unknown 1030 Gayley Ave Garage 92 MPI | 0.5block | 9AM-12AM Sa-Su $8.00 $8.00 $8.00 $5.00 . High High Med High | Attendant/Booth
Nightly Time Stamped Tkt
3.00 Attendant/Booth
4 Unknown 1031 Broxton Ave Lot 55 MPI <0.5 blocks| 8AM-12PM Sa-Su $4.80 $8.00 $8.00 $ - - High  Med - - ) endant/Boo
Nightly Time Stamped Tkt
5 Gayley Plaza 962 Gayley Ave Lot 23 FAMA 1.5 blocks | 8AM-11PM Su-Sa $6.00 $6.00 $6.00 $6.00 - - - High - - Valet Attendant
8AM-11PM M-W
8AM-12AM Th
6 Unknown 10922 Le Conte Ave Lot 126 VsP | 15blocks|  8AM-1AM Sa $6.50 $11.75 $11.75 $5 After - - High High - . |Attendant/Gates/ Fee
4PM Computer
10AM-1AM Sa
10AM-11PM Su
8:30AM-11PM M-F
il i Al Booth
7 WeStVSVOS:rZII age 10920 Lindbrook Dr Garage 233 AMPCO | 1.5 blocks 8AM-11PM Sa $9.00 $15.75 $15.75 Sis“;er $140.00 - Low - - - Ti:rtznsdtzrr:/ ezo':kt
q 10AM-10PM Su P
8 | Westwood Cent 1100 Glend G 708 sp 2 block GAM-12PM M-F $11.00 $22.00 $25.00 High Attendant/Booth
estwood Lenter endon arage O | 9AM-11PM Sa-Su : : ’ . Time Stamped Tkt
g | Palazzo Westwood | oo o don Ave Lot 27 HP 2 blocks 24-hours Daily $8.00 $16.00 $16.00 . . . - low - . Automated Time
Village Stamp
10 Unknown 10920 Weyburn Ave Lot 43 VSP  |<0.5blocks| 9AM-11PM M-Sa $9.00 $10.50 $10.50 $5 After . . High - . Attendant/Booth
4PM Time Stamped Tkt
Parking Operator Abbreviations
LADOT Department of Transportation
GSD General Service Department
SP Sunshine Parking
VPS Valet Parking Services
MPI Modern Parking Inc.
AMPCO AMPCO System Parking
Parking Garage Market Assessment 22
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CITY FACILITY: # 680, Broxton Garage

Parking Market Area Assessment: There are 10 competing pay public parking facilities located
within 2 blocks of the Broxton Garage. All of the facilities are privately-owned and are evenly
divided between surface lots and garages. Four of the garages are connected or vertically
integrated into commercial or residential structures, and thus capture parking demand
generated by the adjoining land uses. A majority of the competing facilities, both lots and
garages, charge rates that are significantly higher than those charged at the Broxton Garage;
this is true of both the hourly rate and the flat rate. None of the competing facilities offer any
duration of free parking time.

Future Market Area Growth Prospects: The Westwood Village area is fully developed and
appears to have undergone recent redevelopment including new streetscapes and building
facade upgrades. The density of commercial space along Broxton Avenue is low to moderate as
most buildings are two stories tall. There are no significant redevelopment projects scheduled,
being planned or envisioned in the immediate vicinity of the Broxton Parking Garage that would
generate a substantive growth in employment and commerce from the current levels.
However, higher tenancy in the retail space located in the Broxton Garage and along Broxton
Avenue could generate additional parking demand.

Broxton Garage Performance Enhancement Potential: Given the characteristics of the area
immediately surrounding the Broxton Parking Garage and the operational policies currently in
place, it is DESMAN’s opinion that the prospects for parking revenue growth tied to future land
use and population changes will trend at the current low to moderate rate but that there is
great revenue growth potential if certain operational improvements were to be made. Altering
or eliminating the policy of giving users 2 free hours of parking between 8AM and 6PM would
result in huge revenue gains. Furthermore, the hourly and flat rates charged at the facility
could and should be raised to at least the market rates charged by the competing facilities. The
consistently high occupancy of the Broxton Garage indicates that the opportunity exists to
charge higher rates, and to charge at all times, in order to generate additional revenues.

Proposed Parking Rates, Private Operator Model: Based upon the market area of this facility,
current utilization rates, parking industry pricing standards, and the rates charged at the
competing facilities, the following schedule of parking rate increases was developed for use in
the Private Operator Revenue and Expense Projection Model:

Current Rates Year1l Year 2 Year3 Year4 Year5
(Base)
$1.50/20min. >2 $3.00/hr
Broxton Hourly hrs Free >1 hr Free $3.00
Garage Dain Max. $800 $10.00
#681 Event $3.00 >6PM $5.00 >5PM $8.00 >5PM
Monthly $125.00 $140.00 $160.00
Parking Garage Market Assessment 23
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Significant changes to the rate schedule were assumed for the Broxton Garage in the private
operator model because the current rate schedule is not in line with that of its competitors.
First, it was assumed that the policy of providing every customer entering the facility before 6
PM with two hours of free parking would be changed to allow one hour a free parking before 5
PM; this is a very conservative approach as most private operators would likely eliminate the
policy all together. Secondly, the flat rate charged during the evenings was raised significantly
due to the fact that the current $3 rate is approximately 40 — 60% of the average rate charged
by the competing facilities. Lastly, because of very strong demand (the facility reach peak
occupancy levels above 90%), hourly, daily, event, and monthly rates were all assumed to
continue growing rapidly throughout the first five (5) years that the facility would be controlled
by a private operator.

Due to the current high utilization at the facility, future revenue growth will be driven almost
exclusively by increasing rates. Based on the data gathered by DESMAN during the facility
utilization surveys and on the information supplied by the City, the Broxton Garage has the
potential to generate significantly higher revenues if rates are increased and the free parking
policy is changed.

Parking Garage Market Assessment 24
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CITY FACILITY: # 690

Ventura Garage
Studio City

Facility Location: 12225 Ventura Blvd, located on the north side of Ventura Blvd, between
Vantage Ave and Laurelgrove Ave. Studio City Parking Meter Zone 510, City Council District 2

Facility Description: The facility is a 4-level parking free-standing structure. The garage has a
307-space capacity (incl. 9 ADA spaces) and is setback approximately 60 feet from Ventura
Boulevard. An ornate illuminated archway placed at the edge of the sidewalk marks the
entrance drive to the garage from Ventura Boulevard and a separate but parallel exit drive
from the garage is situated along the west property of the land parcel.

Operator: The LADOT has executed a Memorandum of Understanding (MOU) with the City’s
General Services Department (GSD) to provide on-site staff to control access and collect
revenue at the facility and to perform routine maintenance. A total of 6 employee positions are
used to staff the facility over 169.5 hours per week. The GSD reports that the approved 2007-
08 annual operating budget for the garage was $256,643 which equates to $S646 per space.

Method of Operation & Revenue Collection:
Hours of Operation - 7AM-10:30PM SU-TH, 7AM — 12AM F-SA, No Overnight Parking
Access Control
- Transient Parkers — Automated ticket dispenser and access gates allow free entry and an
attendant processes parking charges (some of which are discounted through a local
validation program) and using fee computer from a booth at the gated exit lane.
- Monthly Parkers — Issued a parking access to open the entry and exit gates.
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CITY FACILITY: # 690, Ventura Garage

Parking Rates and Facility Utilization: Transient (Hourly) Parking - all transient parkers are
allowed free parking for the first 20 minutes, $.50 is the rate for the next 40 minutes, $1.00 per
hour for the next tow hours and thereafter transient parkers are charged $2.00 per hour up to a
maximum all day rate of $4.50. The majority of the grade level parking spaces are designated
for customers of the Bank of America who are granted free parking upon the presentation of
Bank validated parking ticket. Under a lease agreement, the Bank of America pays the City
$24,317 annually for this validated customer parking. Additionally, local area merchants may
purchase similar validations for their customers in either hourly or all-day increments at a 10%
discount off the market parking rate. Monthly parking permits are $38.50.

STUDIO CITY PARKING MARKET AREA

il
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View Ventura Blvd at Laurelgrove Ave intersection

The Studio City Commercial District Summary:
Land Use/Area Description
Ventura Blvd
- Casual Dining and Fast Food Restaurants
- Retail shops and boutiques along Ventura Blvd
- Low-rise and store front offices
Neighborhood
- Single family and multi-family residential
- Quiet, residential neighborhood south of Ventura Blvd.
- District 57 permit parking on residential streets. Enforced from 6PM-8AM daily
Primary Traffic Thoroughfare: Ventura Blvd. one block west of Van Nuys Blvd
- 4-lane, high traffic thoroughfare
- On-street Pay-by-Space meters enforced from 8AM -8PM
Pedestrian Traffic
- High pedestrian traffic
- Large amount of convenient retail
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CITY FACILITY: # 690, Ventura Garage

Existing Public Parking

i . Occupanc
Map . ; Owner/ Dlstam.:e Hours of Parking Rates pancy Mode of
Facility Name Location Fac. Type| Spaces From City . Weekday Weekend .
# Operator E Operation Operations
ac. 1 hour 2 Hour Max. Event Monthly Valid. AM PM  AM PM
1st 20
LADOT/ 7PM-10:30PM Su-Th | Free/ o Attendant/Gates/
629 Ventura Garage 12225 Ventura Blvd Garage 397 & O G MI;; I;roee/ $1.50 $4.50 $38.50 10% off 17% 5% 8% 3% e S—
California Pavilion )
1 Garage 12265 Laurel Grove Ave| Garage 86 cP 0.5 block 10AM-8 PM Daily $3.60 $7.20 $8.00 - - - Low - Low - Unmanned/ Free
L
3 Unknown 3970 a;:’\ileanyon Lot 290 Unknown 1 block Retail Store Hour FREE FREE FREE - - - High - High - Unmanned/ Free
2 Unknown 12178 1;}3; Ventura Lot 454 Unknown 1 block Retail Store Hour FREE FREE FREE - - - High - High - Unmanned/ Free
4 GOOdGE:r:;eOfﬁce 123 Ventura Ct Garage 141 Unknown | 1 block 10AM-8 PM Daily - - - - No Monthly - High - Low - Unmanned/ Free
Parking Operator Abbreviations
LADOT Department of Transportation
GSD General Service Department
cpP California Parking
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CITY FACILITY: # 690, Ventura Garage

Parking Market Area Assessment: There is an abundance of public and semi-public off-street
parking in the Studio City neighborhood surrounding the Ventura Garage. The only pay parking
location besides the Ventura Garage is located at the California Pavilion where underground
parking is priced at $3.60 per hour up to an $8.00 all day maximum charge. The Ventura
Garage is also situated between private properties that provide off-street parking solely for
tenant employees and patrons. The City has installed $1.00 per hour on-street multi-space
parking meters along Ventura Boulevard. Parking activity is predominantly short term nature
as turnover of both on-street and at off-street facilities is very high. All of the off-street
parking facilities have un-used parking capacity during the peak demand period. Occupancy at
the Ventura Garage rarely if every surpasses 30% of the 397-space capacity of the facility even
though the first 20 minutes of parking time at the Ventura Garage is free to all users.

Future Market Area Growth Prospects: The geography of the Studio City commercial district
and surrounding neighborhood is linear and largely oriented to Ventura Boulevard. The density
of commercial space along Ventura Avenue is low to moderate as most buildings are one and
two stories tall. There are no significant redevelopment projects scheduled, being planned or
envisioned in the immediate vicinity of the Ventura Parking Garage that would generate a
substantive growth in employment and commerce from the current levels. Daytime parking
demand is expected to generally be generated by commercial retail and service establishments
along Ventura Boulevard while evening parking demand will continue to be driven by area
restaurant trade.

Ventura Garage Performance Enhancement Potential: Given the characteristics of the area
immediately surrounding the Ventura Parking Garage it is DESMAN is opinion that the
prospects for parking revenue growth tied to future land use and population changes will trend
at a low to moderate rate. Given the area wide surplus of parking during peak demand periods
prospects for increasing revenue by raising rates are unlikely for the foreseeable future.
However, there should be some consideration given to altering the current free parking
program since slightly more than half of all the transient parkers pay no charge.

Proposed Parking Rates, Private Operator Model: Based upon the market area of this facility,
current utilization rates, parking industry pricing standards, and the rates charged at the
competing facilities, the following schedule of parking rate increases was developed for use in
the Private Operator Revenue and Expense Projection Model:

Current Rates Year1 Year 2 Year3 Year 4 Year5
(Base)
$.50 w/ 1st
Ventura Hourly 20mins. Free 3100 Flat
Garage Daily Max. $4.00 $1.00 Flat
#691 Event $1.00 Flat
Monthly $38.50 $25.00
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The proposed rate schedule for the Ventura Garage was developed with the aim of drastically
increasing utilization and revenue in an area where many parking options are available. In the
model, it was assumed that rates for ALL patrons (including Bank of America customers) would
be set at $1 per day. The current policy of giving Bank of America customers 20 minutes of free
parking has resulted in high transaction volumes but very low revenues (according to the
LADOT, at present, approximately 53% of the transactions processed by the facility are at no
charge because of this policy). Charging a flat rate to all patrons is projected to decrease the
number of transactions by approximately 35% but to increase the revenue generated by the
facility significantly.

As a result of lowering the daily rate charged at the Ventura Garage, monthly rates would also
have to be lowered so as not to inspire current monthly parkers to pay on a daily basis instead
of buying a monthly permit. Due to the relatively small number of monthly permits sold every
month (currently about 63 a month), reducing the rate will not have a significant negative
impact on revenue.

Rate changes beyond the first year of private operator control could not be established because
the operator’s ability to increase utilization at the facility will be the determining factor of
whether or not future rate increases are possible.
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CITY FACILITY: # 703

123 South Robertson Boulevard
Carthay Neighborhood

Facility Location: 123 South Robertson Boulevard, located on Robertson Boulevard between
3™ Street and Alden Street, Robertson — Alden Parking Meter Zone 528, City Council District 5

Facility Description: The garage has a 334-space capacity (incl. 8 ADA spaces). Ingress and
egress to the facility is provided from South Robertson Avenue via one entry and one exit lane.
The garage is located one block west of Cedars-Sinai Medical Center. The facility also contains
two retail spaces located on Robertson Avenue.

Operator: The LADOT has executed a Memorandum of Understanding (MOU) with the City’s
General Services Department (GSD) to provide on-site staff to control access and collect
revenue at the facility and to perform routine maintenance. The facility is staffed for 224 hours
per week by 7 parking attendants. The GSD reports that the approved 2007-08 annual
operating budget for the garage was $150,150 which equates to $450 per space.

Method of Operation & Revenue Collection:
Hours of Operation — 6AM-12:30AM Monday — Saturday, 9AM-7PM Sunday
Access Control
- Transient Parkers - Self-Park upon entry with a time-stamp ticket. Pay-on-exit processed by
a single attendant.
- Monthly Parkers — Must display Monthly Permit; permit payments collected via mail and/or
online fee processing managed by LADOT.

Parking Rates and Facility Utilization: Transient (Hourly) Parking — Parking fee is $2.00/hour
with a $12.00 daily maximum; the Monthly Rate is $125.00

DESMAN found that vehicle occupancy peaked around 37% during weekdays and 25% on the
weekend.
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CITY FACILITY: # 703, Robertson Garage

The Carthay District Summary:
Land Use/Area Description
- White linen and casual dining
- High-end retail and boutiques
- Low rise office and medical buildings
- Cedars-Sinai Medical Center
Neighborhood
- Multi-family mid rise residential
- Area of young, urban professionals
Primary Traffic Thoroughfare: South Robertson Boulevard
- 2-lane, high traffic thoroughfare
- On-street single-space parking meters
Pedestrian Traffic
- Moderate pedestrian traffic mostly -generated by street retail, service establishments and
outdoor eating areas

CARTHAY PARKING MARKET AREA
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CITY FACILITY: # 703, Robertson Garage

Existing Parking Facilities

Distance . Occupancy
Map . ) Owner/ 3 Hours of Parking Rates Mode of
Facility Name Location Fac. Type| Spaces From City . Weekday Weekend .
# Operator F Operation Operations
ac. 1 hour 2 Hour Max. Event Monthly Valid. AM PM  AM PM
LADOT/ 6AM-12:30AM M-Sa o Attendant/Gates/
703 | Robertson Garage | 123 S. Roberston Blvd | Garage 334 e - T Sy $2.00 $4.00 $12.00 $125.00 37% 25% o —
George Burns . Unmanned/
756 139 George Burns Rd Garage 78 LADOT 1.5 blocks 9AM-10PM M-Sa $2.00 $4.00 $8.00 - - - High - - -
Garage Pay-by-Space
1 Unknown 8744 Beverly Bivd Lot 50 - 25blocks | 8AM-6PM M-Sa $4.00 $8.00 $8.00 High Med Attendant/Booth
Time Stamped Tkt
" 116-120 N. Robertson $148.50 Non Res. . Attendant/Booth
2 Pacific Theatre Bivd Garage 300 PCOA 1 block 8AM-6PM M-Sa $9.00 $17.50 $17.50 - $203 Res - - - High - Time Stamped Tkt
Cedars-Sinai Medical X Attendant/Gates/ Fee
3 140 George Burns Rd Garage 409 AMP 1.5 blocks | 8AM-10PM M-Sa $7.80 $13.65 $13.65 - - - High - - -
Center Computer
Attendant/Booth
4 Unknown 8640 West 3rd Street Lot 20 PMG 1.5 blocks - $8.00 $16.00 $20.00 - - - Med - - - X endant/Boo
Time Stamped Tkt
Parking Operator Abbreviations
LADOT Department of Transportation
GSD General Service Department
AMP Auto Mac Parking
PCOA  Parking Company of America
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Parking Market Area Assessment: Five (5) competing pay public parking facilities are located
within 2 % blocks of the Robertson Garage, of which, only one (1) is controlled by the LADOT.
City facility number 756, also called the George Burns Garage, combines public spaces on a
portion of the ground floor with Cedars-Sinai employee spaces on the remainder of the ground
floor and the floors above. There are 78 public spaces on the ground floor controlled by a pay-
by-space machine. Two of the other public facilities, labeled 3 and 4 on the map, serve mainly
hospital patrons while facilities 1 and 2 service particular buildings; facility one is located
behind a low-rise office building and facility 2 is part of the Pacific Theater property.

There is an abundance of both free and metered on-street parking available on the streets
surrounding the Robertson Garage. The residential streets surrounding the facility do not
employ a residential permit parking program to discourage parking by non-residents.

Parking rates in the area vary widely from facility to facility with hourly rates ranging from S2 -
$9 and monthly rates ranging from $125 - $203.

Future Market Area Growth Prospects: The area surrounding the Robertson Garage is fully
developed with a high density of commercial, retail and residential space. The Cedars-Sinai
Medical Center campus, located less than half a block from the garage, is the main parking
generator in the area and is also the site of the only significant development planned for this
market area. Despite the planned construction of two major medical office buildings within the
market area of the garage, one proposed for the site of competing facility 4 and the other
proposed to be located on the site of the hospital’s surface parking lot at the corner of George
Burns Road and Gracie Allen Drive, it is not expected that these projects will greatly impact
future parking demand at the Robertson Garage. Despite the fact that both projects combined
will add approximately 400,000 square feet of medical office to the market area and will
eliminate existing parking, parking structures planned as part of both projects will likely absorb
the additional demand.

Robertson Garage Performance Enhancement Potential: Taking into account the land-use
characteristics of the parking market area and the proposed developments at the Cedars-Sinai
Medical Center campus, it is DESMAN’s opinion that parking demand growth at the Robertson
Garage will continue at a low rate in the future. Given the current low occupancy of the facility,
it is also unlikely that raising rates would generate any significant revenue growth. Two
possible avenues for generating additional revenue could be increased marketing of the facility
to current patrons of the area or some kind of arrangement with the Medical Center whereby
employees could park in the Robertson Garage at a reduced rate.

Proposed Parking Rates, Private Operator Model: Based upon the market area of this facility,
current utilization rates, parking industry pricing standards, and the rates charged at competing
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facilities, the following schedule of parking rate increases was developed for use in the Private
Operator Revenue and Expense Projection Model:

Current Rates Yearl Year2 Year3 Year4 Year5
(Base)
Robertson : Hourly $2.00 $4.00
Daily Max. $12.00 $15.00
Garage Event
4704 ven
Monthly $125.00 $140.00

Due to low levels of current utilization and to the limited prospects for demand growth within
the market area, the rates charged at the Robertson Garage were assumed to remain at their
current levels until Year 5 of private operator control. The current rates match well with what
the facility’s competitor’s charge and the increases in Year 5 are assumed to be the market
rates at that time. If utilization is increased through additional marketing efforts, the case can
be made for additional rate increases.
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CITY FACILITY: # 732

Larchmont Garage
Hancock Park

Facility Location: 218 N. Larchmont Blvd, located on the west side of Larchmont Avenue,
between Beverly Blvd and W. 1° St. Larchmont Parking Meter Zone 540, City Council District 4

Facility Description: The garage is an underground structure with grade level parking and 4
below grade parking levels. The garage was developed as a public-private venture which
enable approximately garage 7,500 SF of privately owned commercial tenant space atop the
structure. The space capacity of the grade level is limited as some surface area is occupied by
trash dumpsters or used as loading zones for the commercial tenants. The garage has 167
public parking spaces (incl. 6 ADA spaces). Ingress and egress to the facility is provided from
Larchmont Boulevard, where an ornate steel archway marks the entry and exit lanes to the
facility.

Operator: The LADOT has executed a Memorandum of Understanding (MOU) with the City’s
General Services Department (GSD) to provide on-site staff to control access and collect
revenue at the facility and to perform routine maintenance. A total of 5 employee positions are
used to staff the facility 99.5 hours per week. The GSD reports that the approved 2007-08
annual operating budget for the garage was $60,193 which equates to $360 per space.

Method of Operation & Revenue Collection:

Hours of Operation - 7AM-9PM M-Sat, 9AM-5PM Su — No Overnight Parking

Access Control

- Transient Parkers - Self-park upon entry and pay-on-exit processed by a single attendant

using a time clock to manually stamp issued parking tickets on entry and again on exit in
order to calculate the duration of stay and corresponding parking fee. Attendant also
processes tickets the have been validated by tenant and manager of the commercial space
atop the garage.
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- Monthly Parkers — Must display Monthly Permit to the attendant upon entry.

Parking Rates and Facility Utilization: Transient (Hourly) Parking - $.75 every 30 minutes, $1.50
per hour, $5.25 maximum all day, Monthly Parking - $60.00. The landlord/merchants of the
commercial space atop the garage have contractually which entitle then to distribute up to
13,550 (1-hour or less free) parking validation stickers to their customers. The adjacent Rite
Aid (retail) drugstore also has a validation arrangement that allows for its customers to receive
1-hour of free parking in the garage and parking at the garage and on Sundays during the
operations of the Farmer’s Market parking is free.

GSD reports that approximately 348 transient transactions are processed at the garage on a
daily basis and that currently 116 monthly permits are in circulation for the garage. DESMAN
found that vehicle occupancy in the garage peaked reached a peak of 69% during weekdays and
52% on the weekend between 2pm and 4pm.

HANCOCK PARK NEIGHBORHOOD

¥

View Larchmont Ave facing south View Larchmont Ave facing north

The Larchmont Commercial District Summary:
Land Use/Area Description
Larchmont Blvd
- Casual Dining and Fast Food Restaurants
- Low Density convenient Retail and personal services establishments and special shops
- Low-Rise office and mid-rise medical buildings north of Beverly Boulevard
Neighborhood
- Single family residents
Primary Traffic Thoroughfare: Beverly Blvd. which intersects Larchmont Blvd
- Beverly Blvd 4-lane, high volume east-west traffic thoroughfare
- Larchmont Blvd 2-lane local access street with angled parking
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The Larchmont Commercial District Summary: continued
- On-street Pay-by-Space Meters enforced between 8AM-8PM M-Th, 8AM-10PM F-Sa,
11AM-8PM Su
- Street cleaning parking restriction on selected days during varied time periods
Pedestrian Traffic
- Moderate pedestrian traffic mostly -generated by convenient retail, service establishments
and outdoor eating areas
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CITY FACILITY: # 732, Larchmont Garage

Existing Public Parking

Distance . Occupancy
Map - . Owner/ . Hours of Parking Rates Mode of
Facility Name Location Fac. Type| Spaces From City . Weekday Weekend .
# Operator E Operation Operations
ac. 1 hour 2 Hour Max. Event Monthly Valid. AM PM AM PM
LADOT/ LU Attendant/Booth
732 | Larchmont Garage | 218 N. Larchmont Bivd | Garage | 167 - 8AM-11PM F-SA | $1.50 $3.00 $5.25 $60.00 lhrfree| 69% 41% 52% 13% | L encant/Boo
GSD Time Stamped Tkt
11AM-5PM Su
i . . . . Unmanned/
694 Larchmont Lot 209 N. Larchmont Blvd Lot 34 LADOT [<0.5 blocks| 7AM-12AM Daily $0.50 $1.00 $4.00 High  High  High  High Pay-by-Space
1 Unknown 314N. Larchmont Bivd | Garage | 150 | AMPCO | 1.5blocks | 7:30AM-7PMM-F |  $2.85 $5.70 $6.65 Med Attendent/Gates
Fee Computer
Parking Operator Abbreviations
LADOT Department of Transportation
GSD General Service Department
AMPCO AMPCO System Parking
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Parking Market Area Assessment: The mix of convenient and community oriented retail,
service establishments and restaurants along Larchmont Boulevard are a magnate for short
term transient parkers. The angled on-street parking layout along Larchmont Boulevard allows
for a more dense concentration of spaces. Based prevailing utilization, it appears that transient
parkers prefer parking on-street or at the City owned surface Parking Lot #694 over parking in
the underground Larchmont Garage.

Future Market Area Growth Prospects: The Larchmont commercial district is comprised of
small one and two story commercial buildings which collectively create a village town center
environment that isn’t likely to be dramatically changed in the future. No significant
redevelopment projects are scheduled or being planned in the immediate vicinity. Therefore,
parking demand in the area is not expected to grow much beyond the current levels and any
increase will be the result of the changing tenancy of the small commercial buildings that line
Larchmont Boulevard.

Larchmont Garage Performance Enhancement Potential: Given the characteristics of the area
immediately surrounding the Larchmont Parking Garage it is DESMAN is opinion that the
prospects for parking revenue growth tied to land use and population changes will be
insignificant. Given the prevailing parking demand and the limited supply of convenient spaces
in the Larchmont area there should be a moderate potential to slightly increased rates as a
means to grow revenue.

Proposed Parking Rates, Private Operator Model: Based upon the market area of this facility,
current utilization rates, parking industry pricing standards, and the rates charged at the
competing facilities, the following schedule of parking rate increases was developed for use in
the Private Operator Revenue and Expense Projection Model:

Current Rates Year1l Year 2 Year3 Year4 Year5
(Base)
. 1.7
Larchmont - Hourly 51.50 2175
Daily Max. $5.25 $6.00
Garage Event
#733 ven

Monthly $60.00 $70.00

Based on the availability of parking alternatives and the makeup of the market area, hourly
rates at the Larchmont Garage were assumed to increase only by inflation (assumed to be 3%)
until they reached the next 25 cent increment. The daily maximum and monthly rates were
also increased at the same time to a level that is proportionate to the hourly rate increase.
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CITY FACILITY: # 745

Hollywood Highland Garage
Hollywood

Facility Location: 6801 Hollywood Blvd, located on the northwest corner of Highland Avenue
and Hollywood Blvd. Hollywood Vine Parking Meter Zone 546, City Council District 13

Facility Description: This is an underground garage with a 3,006-space capacity (incl. 41 ADA
spaces) that is vertically integrated into the Kodak Theatre and retail mall complex. Ingress and
egress to the facility is provided both from Highland Avenue on the east and Orange Drive on
the west.

Operator: In 2007 LADOT executed a 36-month Parking Management and Operations
Agreement with a private operator, New South Parking (NSP) to control access and collect
revenue at the facility, provide parking valet services and perform repairs and maintenance —
security services and maintenance services elevator lobbies and escalator landing are excluded
responsibilities. The NSP’s annual operating budget approved for 2007-08 was $2,195,136
which equates to $730 per space.

Method of Operation & Revenue Collection:
Hours of Operation — 10AM — 10PM Su-Th, 10AM -2AM F-Sa, No overnight parking except for
hotel guests
Access Control
- Transient Parkers - Self-Park after receiving an automatically dispensed parking ticket upon
entry and pay-on-exit is processed by an attendant using fee computer terminal that reads
the encoded tickets, establishes the parking charges and calculates validation discounts.
- Monthly Parkers — Monthly permit parkers use proximity access card to gain access through
the gated entry and exit lanes.
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Parking Rates and Facility Utilization: Transient (Hourly) Parking - all regular transient parkers
are charged $1.00 every 20 minutes up to a maximum all day rate of $10.00. Patrons with
validations from merchants and enterprises in the commercial complex receive the first 4 hours
of parking for a $2.00 rate. The regular monthly parking permit rate is $95.00, however up to
100 quarterly permits may be sold at the discounted rate of $150. A cap of 1,000 monthly
permits may be sold if warranted by demand and if short-term transient parking is not
adversely impacted. The hotel in the complex is contractually entitled to 300 spaces for its sole
and exclusive use at the fixed daily rate of $10.00, while the hotel receives all the revenue it
charges hotel guest for self-park and valet operations.

DESMAN found that vehicle occupancy in the garage hovered around 24% during weekdays and
parked vehicle volumes peaked at 61% on the weekends between 6pm and 8pm.

HOLLYWOOD PARKING MARKET AREA

The Hollywood Highlands Retail and Entertainment District Summary:
Land Use/Area Description
Hollywood Blvd and Highland Ave
- Casual dining and fast food restaurants
- Tourist attractions, Walk of Fame
- Cinemas, Large Special Event, Nightclubs
- 640 room/33 suite Renaissance Hotel
- Retail apparel and gift shops
- High-rise and mid-rise offices
Neighborhood
- low-rise multi-family apartments and condominiums
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Primary Traffic Thoroughfare: Hollywood Blvd. and Highland Ave
- 4-lane, high traffic thoroughfare
- On-street single space meters from 8AM -8PM
Pedestrian Traffic
- High pedestrian traffic
- Tourist destination, active night life
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Existing Public Parking

Di . Occupancy
Map - . Owner/ man,ce Hours of Parking Rates Mode of
Facility Name Location Fac. Type| Spaces From City A Weekday Weekend .
# Operator E Operation Operations
ac. 1hour 2Hour Max. Event Monthly Valid. | AM PM AM PM
Hollywood LADOT/ 10AM-10PM Su-Th $95.00 Attendant/Gates/
745 6801 Holl dBlvd | G 3025 3.00 6.00 10.00 2-4hrs | 23% 24% 47% 61%
Highland Garage Al L3 NSP 10AM-2AM F-Sa $ s $ $50.00 Qtr. $ s ? ’ i ? Fee Computer
Holl d 7021 Holl d
1 oflyweo OTywood | Garage | 690 - 2blocks | 8AM-10PM Daily | $8.00  $800  $8.00 - - - - - - | Auto Paystation
Galaxy Blvd
7AM-8PM M-Th
7083 Holl d 8 Aft Attendant/Gat
2 Unknown Bc:v!woo Garage | 189 | AMPCO |2.5blocks| 8AM-2aMF $800  $1200 $1200 ° SPM“ . - |High - . . Fee'; (?onm/ uat:rs/
5PM-2AM Sa-Su P
7060 Holl d 8AM-11PM M-W 10<6PM Attendant/Gat
3 Unknown oflywoo Garage 163 SP 2 blocks - - - $10< $100.00 - - - - - endant/Gates/
Blvd 8AM-2AM Th-Sa $20>6PM Fee Computer
6922 Holl d Attendant/Gat
4 Unknown ollywoo Garage 397 SP 1block | 8AM-11PM Su-Sa $9.00 $18.00 - $16.00 - - High - - - endant/Gates/
Blvd Fee Computer
Ji Ki I 1641 Holl d
5 | -'mmyfimme offywoo Lot 141 e |15blocks| 24-hours Daily | $1000 $1000 $15.00 ; ; - | Hign Attendent Booth
Theatre Blvd
6 Unknown 1639 N. Highland Lot 63 QPs 1 block 24-hours Daily $10.00 $10.00  $10.00 - Med - Attendent Booth
7 Mel's Drive-In | 1406 Highland Ave Lot 32 GP 1 blocks - $8.00 $10.00  $10.00 - - - - - - - Attendent Booth
Eygptian Theatre . .
8 Parking 1526 McCadden PI Lot 249 GP 2blocks | 8AM-2AM Daily | $10.00  $10.00 $10.00 $8.00 $80.00 - High - - - Valet
Hollywood 1800 Hollywood 8AM-6PM M-F Time Stamp
9 | gusiness Center Bivd Garage | 187 | AMPCO | 1block GAMLIAM Sa $9.00  $10.00 $10.00 - - - - low - - Tikot
Parking Operator Abbreviations
LADOT Department of Transportation
GSD General Service Department
AMPCO AMPCO System Parking
SP Sunshine Parking
CcpP California Parking
GP Grant Parking
QPS Quality Parking Services
NSP New South Parking
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Parking Market Area Assessment: The Hollywood-Highland area is the primary destination for
visitors and tourists arriving by tour bus, public transit, and automobile. The limits of the
parking market area for the Hollywood Highland Garage represent the walking distances from
this attraction that most visitors to the area would find acceptable. Residents that inhabit the
low rise apartment complexes to the north lack an adequate supply of off-street parking and
thus depend on on-street spaces to satisfy their overnight parking needs. Area employees that
drive to work are burden by parking rates that are geared more toward to visitor parking
demand.

The 3025-space capacity of the Hollywood Highland Parking Garage accounts for 61% of the
4,949 off-street parking spaces in the area. Four parking garages to the west of the Hollywood
Highland Center collectively account for 29% (1,439 spaces) of the total supply and five surface
lots to the south and east of the Center account for 10% of the supply. The garages in the
area, which are all adjoining uses to commercial properties, are predominantly used by
employees and visitors of building tenants, while the surface lots are operated in a manner to
capture the high turnover transient demand.

The Hollywood Highland Garage is clearly the most secure and strategic parking location in the
area. However, access to the parking facility from Orange Drive is obscure and high traffic
volumes make accessing the garage from Highland Avenue difficult for most unfamiliar visitors.
Parking rates at the Hollywood Highland Garage, which can be discounted with merchant
validations, are slightly lower than those at the other parking structures in the area.

Future Market Area Growth Prospects: The area surrounding the Hollywood Highland Garage
is a local historic district which means the majority of existing buildings will preserved and
restored over time rather than be replaced by larger more dense developments. The only
significant known development in the area will be on two former surface parking lot sites
located north of Hollywood Boulevard between Highland Avenue and Las Palmas Avenue along
Yucca Street. This project is programmed to include 470 high rise condominium/apartment
units, 8,500 SF of ground floor retail space and approximately 500 parking spaces. The project
will replace more than 300 surface parking spaces that had been available to the general public
with 500 spaces that will mostly be dedicated to the long-term and overnight parking needs of
the project residents. Therefore, the Hollywood Highland Garage and other nearby off-street
parking facilities should experience some gain in demand parking transient.

Hollywood Highland Garage Performance Enhancement Potential: Visitors’ attraction to the
area will remain strong and quality of commercial tenants occupying the Hollywood Boulevard
properties should continue to improve so the demand for parking in the area should continue
to increase at a moderate rate. At the same time prospects for substantial parking supply gains
will be limited by City imposed redevelopment guidelines geared toward the preservation of
the existing built environment. Furthermore, the Hollywood Highlands Garage accounts for
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more than 60% of the off-street parking in the area, the parking rate schedule established for
the facility will tend to set the benchmark for rates at the other off-street parking facilities in
the market area. Therefore, gains in parking revenue in the future should be achievable
through the adoption of higher parking rates and, to a lesser extend, more aggressively
marketing the underutilized capacity the parking facility.

Proposed Parking Rates, Private Operator Model: Based upon the market area of this facility,
current utilization rates, parking industry pricing standards, and the rates charged at the
competing facilities, the following schedule of parking rate increases was developed for use in
the Private Operator Revenue and Expense Projection Model:

Current Rates Year1l Year 2 Year3 Year4 Year5
(Base)
. 4.00 . .
Hollywood- : Hourly $3.00 $ $6.00 $8.00
Highland Daily Max. $10.00 $12.00 $15.00
Garage #746 Event $15.00 $20.00 $25.00
Monthly $95.00 $100.00 $120.00 $130.00

The rate increase schedule was developed based on the rates charged at the competing
facilities within the market area of the Hollywood-Highland Garage. An Event Rate was added
to maximize the revenue that can be generated given the parking facility’s location in relation
to Hollywood tourist destinations and the Kodak Theater. Because this area of Los Angeles is
expected to remain the most visited tourist destination into the foreseeable future, the rate
schedule assumes steady increases over the first five (5) years of private operator control.
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Cinerama Dome Garage
Hollywood

Facility Location: 6389 De Longpre Ave, located on the northeast corner of De Longpre Avenue
and Ivar Avenue, to the rear of the Cinerama Dome complex. Sunset Vine Parking Meter Zone
511, City Council District 13

Facility Description: The 7-level parking garage has a 1,725-space capacity. Ingress and egress
to the facility is provided from Ivar Avenue on the west side of structure and from De Longpre
Avenue on the south side of the structure. The garage access from Ivar Avenue has four intake
lanes equipped with gates and ticket dispensers and four exit lanes equipped booths, gates and
fee computers. The De Longpre Avenue access has three similarly equipped lanes — one
inbound, one outbound and one reversible lane. The Sunset Boulevard access point has one
entry and one exit lane.

Operator: In 2008 the LA Community Redevelopment Agency (CRA) executed a 36-month
Parking Management and Operations Agreement with a private operator, Parking Concepts Inc.
(PCI). In additional to receiving an annual management fee of $60,017, PCl is reimbursed up to
an annual maximum of $1,200,000 (i.e. S695 per space) for approved operating expenses it
incurs to repair, maintain and operate for the garage 24 hours a day.

Method of Operation & Revenue Collection:
Hours of Operation — 24 hours daily
Access Control
- Transient Parkers - Self-Park after receiving an automatically dispensed parking ticket upon
entry and pay-on-exit is processed by an attendant using fee computer terminal that reads
the encoded tickets, establishes the parking charges and calculates validation discounts.
- Monthly Parkers — Monthly permit parkers use proximity access card to gain access through
the gated entry and exit lanes.
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Parking Rates and Facility Utilization: Transient (Hourly) Parking - all regular transient parkers
are charged $2.00 for each 30 minutes up to a maximum all day rate of $10.00. A $5.00 flat
rate is available to early bird parkers who arrive between 5am and 9pm however this user
group must exit the garage by 7pm. Patrons with validations from the health Club, retail and
restaurant in the Arc Light Cinema Dome complex are charged $2.00 for the first hour and
$2.00 each additional 30 minutes up to a $10.00 maximum charge. Patrons with validations
from the Theater health are charged $2.00 for the first four hours and $2.00 each additional 30
minutes up to a $9.50 maximum. Monthly parking permits are $100.00.

The Cinerama Dome Garage was constructed to satisfy the parking needs of the 215,197 SF
Dome Entertainment Center (DEC) tenants and patrons. DESMAN found that vehicle occupancy
in the garage hovered around 32% during weekdays and parked vehicle volumes peaked at 78%
on the weekends between 6pm and 8pm.

The Sunset Vine Entertainment District Summary:
Land Use/Area Description
Sunset Blvd and Vine Blvd
- Casual dining and fast food restaurants
- Cinemas, Live Theaters, LA Film School
- Retail shops
- High-rise and mid-rise offices
Neighborhood
- High- and mid-rise multi-family apartments and condominiums
- Hollywood Community Hospital: 1 block east of garage

HOLLYWOOD PARKING MARKET AREA
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Primary Traffic Thoroughfare: Sunset Blvd. and Vine Blvd
- 4-lane, high traffic thoroughfare
- On-street single space meters from 8AM -8PM
Pedestrian Traffic
- High to moderate pedestrian traffic
- Tourist destination, active night life
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A TES

Existing Public Parking

Di . Occupanc
Map - . Owner/ |stanfe Hours of Parking Rates pancy Mode of
Facility Name Location Fac. Type| Spaces From City . Weekday Weekend .
# Operator E Operation Operations
ac. lhour 2 Hour Max. Event Monthly Valid. AM PM  AM PM
-4h Al
ALG | ArclLight Garage | 6389 De Longpre Ave | Garage | 1725 | craspci | 24-hours Daily $4.00  $8.00 Si000 374N $100.00  50%-75%| 31% 32% s2% 78y | Attendant/Gates/
$10 - max Fee Computer
Attendant/Gat F
1 Unknown 1555 Vine Street Garage | 443 vPs | 1.5blocks | 8AM-12AM Daily $6.00 : $8.00 : $100.00 thrfree | High Med High Med [0 Can/puieiS/ €e
Attendant/Gates/ F
2 Unknown 6350 Selma Ave Lot 76 1GPS 2 blocks 24-hours Daily $8.00  $800  $8.00 $8.00 - Med en Cznm/puieerS/ ee
Attendant/Gat F
3 CNN Garage 6430 Sunset Blvd | Garage | 460 sTOP | 1.5blocks | 24-hours Daily $1000  $16.00  $6.00 . $100.00 . High - . . en cinm/puat:rs/ €€
7 aft Attendant/Gat F
4 Unknown 6255 Sunset Garage Garage 602 MPI 2.5 blocks 7AM-7PM M-F $9.00 $16.00 $16.00 57 after $100.00 - High  Med - - endant/Gates/ Fee
S5PM Computer
LA Film School Attendant/Gates/ F
5 fim Schoo 6363 SunsetBlvd | Garage | 139 - 2 block - $400  $800  $8.00 - - - - Med - - endant/Gates/ Fee
Garage Computer
Attendant/Booth
6 Unknown 1584 N. Vine St Lot 336 GP | 2.5blocks - $800  $8.00  $10.00 - $70.00 - Med Med Low Low | Attendant/Boo
Time Stamped Tkt
A Booth
7 Unknown 6304 Selma Ave Lot 59 GP 3 blocks - $6.00 $10.00 $10.00 - - - - Med - - lttendant/ oot
Time Stamped Tkt

Parking Operator Abbreviations

CRA
GSD
PCI
VPS
JGPS
STDP
MPI
GP

Community Redevelopment Agency
General Service Department
Parking Concepts Inc.

Valet Parking Services

J&G Parking Services

Standard Parking

Modern Parking Inc.

Grant Parking
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Parking Market Area Assessment: A total of 3,691 off-street public parking spaces located in
area surrounding the Cinerama Dome Garage. The 1,725-space capacity of the Cinerama
Dome Garage accounts for nearly 47% of the total parking supply in the area. Six of the seven
competing off-street facilities in the area are situated on or to the north of Sunset Boulevard.
There four competing parking garages and three parking lots in that area. Each of the parking
garages are connected to high rise office or commercial properties. Besides the DEC, most of
the parking demand generators in the area are located along or to the north of Sunset
Boulevard. The competing parking facilities all had high to medium occupancy levels during
weekday business hours and medium to low occupancy level during evening hours. Barring
special event activity, parking levels on weekends at the competing facilities were found to be
low. The DEC is the main generators of typical evening and weekend parking demand, but
there are a number of venues the commonly host special events.

Future Market Area Growth Prospects: Several new developments are either under
construction or in the planning stages within the Cinerama Dome Garage parking market area.
Within the parking market area a 125,000 SF office building with ground level retail space with
accompanying underground parking will be developed in the 2010 on the northwest corner of
Selma Avenue and Vine Street. Directly south of the Cinerama Dome Garage on the blocks
bounded by De Longpre, Vine, Cahuenga and Fountain is where the Academy of Motion
Pictures and Sciences (AMPAS) is planning to develop a 150,000 to 200,000 SF Museum of
Motion Pictures that will have 80,000 SF of exhibits space, and lecture/theatre and
amphitheater spaces. While fund raising and site assembly is progress for this project, the start
of construction isn’t likely to begin for at least two years. Also within the parking market area,
there are plans pending to develop a 300-unit high rise rental housing complex with a Whole
Foods Grocery at the ground level at the southeast corner of Selma Avenue and Vine Street.

Several other develops are also planned for sites just beyond the Arc Parking Market Area. To
the north and east of the garage between Hollywood, Selma, Vine and Argyle will be a major
mixed used development anchors be a 300 room W hotel. This project, which is under
construction, will contain 520 resident units (including 150 condominiums), 43,000 SF of
retail/restaurant/nightclub space and approximately 1,000 parking spaces.

There are also plans to develop the Boulevard 6200 mixed use project on the surface parking
lots to the north and south of Hollywood Boulevard between and Centro Avenue. This
development will encompass 7.3 acres and will contain approximately 175,000 SF of
commercial office and retail space, over 1,000 rental housing units and between 500 and 600
parking spaces. This project is projected to be completed by 2011.

Additionally, the City of Los Angeles is nearing the finalization of plans to build a 475-space
parking garage with 2,500 SF of ground floor retail space at midblock between Vine, Hollywood,
Selma and Ivar.
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Cinerama Dome Garage Performance Enhancement Potential: Together the aforementioned
develops will dramatically increase the employee, resident and visitor population of the area.
The projects will also expand the hours of vitality in the area as residents will inhibit the area
and entertainment destinations. Only the Museum for Motion Pictures project is being planned
on the assumption that its parking needs will be satisfied in part by the un-used capacity of the
Cinerama Dome Garage. However, given the prevailing cost of developing, operating,
maintaining the parking component planned for most of these project, parking rates are
expected to naturally increase.

In the next few years, the overall demand for parking is expected to increase but so will the
supply of parking. Nevertheless, the Cinerama Dome Garage should benefit from a moderate
increase in entertainment generated parking demand and upward pressures among competing
parking facility to set and raise parking rates at higher levels to offset the cost of operating
parking garage structures rather than surface parking lots.

Proposed Parking Rates, Private Operator Model: Based upon the market area of this facility,
current utilization rates, parking industry pricing standards, and the rates charged at the
competing facilities, the following schedule of parking rate increases was developed for use in
the Private Operator Revenue and Expense Projection Model:

Current Rates Yearl Year2 Year3 Year4 Year5
(Base)
. 5.00 . . . R
Arc Light : Hourly $4.00 $ $6.00 $7.00 $8.00 $9.00
Garage Daily Max. $10.00 $12.00 $14.00
ALC Event $10.00 $20.00
Monthly $100.00 $120.00

The assumed rate schedule used in the private operator model is based on the market rates
charged at the competing parking facilities within the market area of the Cinerama Dome
Garage. In order to limit the effects of price elasticity of demand the rate schedule assumes
gradually increasing rates over the first five (5) years.
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CITY FACILITY: Pershing Square Parking Garage
441 West 6" Street
Downtown

Facility Location: 441 West 6'" Street, the garage is bordered by Olive Street to the northwest,
South Hill Street to the southeast, 5% Street to the northeast and 6" Street to the southwest,
Central Business District Parking Meter Zone 537, City Council District 9

Facility Description: The 1,590-space, three-level underground garage is located below
Pershing Square Park. There are single-lane ingress and egress points provided from Olive
Street, South Hill Street and 5™ Street with an additional ingress located on 6" Street. An
Enterprise Rent-A-Car office is located on the first floor of the structure and reserved and non-
reserved spaces are allocated for the activities of this company.

Operator: The LADOT has executed a Memorandum of Understanding (MOU) with the City’s
General Services Department (GSD) to provide on-site staff to control access and collect
revenue at the facility and to perform routine maintenance. The GSD reports that for fiscal year
2008, the operating expenses for the facility were $930,270 or $585 per space.

Method of Operation & Revenue Collection:
Hours of Operation — 24 hours-a-day, 7 days-a-week
Access Control
- Transient Parkers - Self-Park upon entry with a time-stamp ticket. Pay-on-exit processed by
a single attendant.
- Monthly Parkers — Must display Monthly Permit; permit payments collected via mail and/or
online fee processing managed by LADOT.
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Parking Rates and Facility Utilization: Transient (Hourly) Parking — Parking fee is $7.72/houir,
$15.40 daily maximum rate, $9.35 Early Bird rate, $6.60 flat rate after 5PM; monthly rates are
$190.00 for non-reserved and $280.00 for reserved

DESMAN found that vehicle occupancy peaked around 64% during weekdays and 15% on the
weekend. During the week, occupancy rates tapered off after business hours as this facility
serves mainly office workers in the surrounding high-rise office buildings.

Downtown Commercial District Summary:
Land Use/Area Description
- Casual dining, white linen dining and fast food restaurants
- Low-rise, mid-rise and high-rise office buildings
- Convenient retail
- High-rise and mid-rise hotels
Neighborhood
- High-rise and mid-rise multi-family residential
Primary Traffic Thoroughfares: Multiple
- 4-lane, high traffic thoroughfares surrounding Pershing Square
- On-street single-space parking meters and pay-by-space meters
Pedestrian Traffic
- Moderate to High pedestrian traffic during business hours
- Low to Moderate pedestrian traffic during weekend hours

CENTRAL BUSINESS DISTRICT PARKING MARKET AREA
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“Wilshire Blvd
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A TES

Existing Public Parking

i . Occupanc!
Map - . Owner/ D'Sta"fe Hours of Parking Rates pancy Mode of
Facility Name Location Fac. Type| Spaces From City ) Weekday Weekend .
# Operator F Operation Operations
ac. 1 hour 2 Hour Max. Event Monthly Valid. AM PM AM PM
Pershing Square LADOT/ . $9.35E.B. $190 - Non-Res. Attendant/Gates
PS 441 West 6th St G 1590 | o[ e 24-hours Dail 7.72 1540 $15.40 64% 26% 13%  15%
Garage es el GSD B RELY $ $ $ $6.60>5PM  $280 - Res. o Time Stamped Tkt
X . $5 >4PM X Attendant/Booth/
1 Unk 504 Hill St Lot 111 JOE | <0.5blocks| 8AM-11PM Dail 1200  $1500  $15.00 - - High - L -
nknown ! ° ocks aty $ $ $ and Wknds 8 ow Time Stamped Tkt
Attendant/Booth,
2 Unknown 630 Hill St Lot 28 PAR Sblocks |  8AM-6PM Daily $16.00  $18.00  $18.00 $5 Su $200.00 . High High - - ttendant/Booth/
Time Stamped Tkt
ler's Mall 10E.B. 208 Non-R A Booth,
3 Jeweler's Ma 625 Hill st Garage | 256 CENT | .Sblocks | 7AM-8PM M-Sa $15.00 - sis00 10 $208 Non-Res High - - - ttendant/Booth/
Garage $4 >4PM $250 Res. Time Stamped Tkt
Attendant/Booth
4 Unknown 645 Hill St Lot 28 PAR lblock | 7AM-8PMM-Sa $1200  $1800  $18.00 - - - High High - : ttendant/Booth/
Time Stamped Tkt
5 >4PM Attendant/Booth
5 Unknown 637 . Olive St Lot 41 PP 1block 7AM-6PM M-Sa $10.00 - s1000 *° : . High - - . ttendant/Booth/
and Sa Time Stamped Tkt
LA Athletic Club $4.50/hr Attendant/Booth/
6 646 S. Olive St G 424 | AMPCO | 1block 24-hours Dail 5.25 1050  $12.25 - Hgh - -
Olive Park ve arage ¢ ours Lally $ $ $ LA Ath. '8 Time Stamped Tkt
5 >5PM Attendant/Booth
7 | LA Athletic Club 618S. Olive St Lot 120 | AMPCO | Sblocks | 8AM-6PM M-Sa $1080  $1800 $1800 ° - - - Med - - ttendant/Booth/
M-F and Sa Time Stamped Tkt
City National Bank 10 E.B. Automated Pay-on-
g | 'ty NationaiBan 606 6th St Garage | 220 QPs | <0.5 blocks | 5:30AM-7PM M-sa | $7.28 - - $ - - - - - - utomatec Fay-on
Garage S5 Sa Exit
10EB. ‘Automated Pay-on-
9 Unknown 550 Hill St Garage | 160 AMP | <0.5 blocks| 6AM - 8PM Daily $8.00  $15.00  $15.00 $$3 o . . - High - . Y Dma;it ay-on
Attendant/Booth,
10 | Broadway Mall 440'S. Broadway St | Garage | 138 JOE | 1.5blocks | 6AM-9PM Daily $6.00  $8.00  $800  $6Sa-Su $110.00 - - Med - : ttendant/Booth/
Time Stamped Tkt
6AM-8PM M-F S8 E.B. $110 Non-Res . Automated Pay-on-
1 Unki 4205. Broadway St | G 127 STOP | 2block 10.00 - 10.00 - High - -
nnown roadway arage oS | gaM-8PM sa-su $ s $7 5a-Su $165 Res. '8 Exit
4PM ‘Attendant/Booth
12 Unknown 400 Hill St Lot 40 ATH lblock | 6AM-8PM M-Sa $1200  $1400 $1400 27 - - High High - . tendant/Booth/
and Su Time Stamped Tkt
5 >4PM Attendant/Booth
13 Unknown 354 Hill st Lot 109 JOE | L5blocks | 6:30AM-6PMDaily | $12.00 1400 $1a00 > - - - Hgh - - ttendant/Booth/
and Sa Time Stamped Tkt
Attendant/Booth,
14 Unknown 437 Hill st Lot 317 JOE | <0.5blocks | 6:30AM-6PM Daily |  $12.00 - $12.00 . $160.00 - High High - - ttendant/Booth/
Time Stamped Tkt
Gas C T
15 |9 °§a‘::é OWerl 555 west 5th st Garage . - <0.5 blocks | 6:30AM-6PM Daily |  $24.60 - $37.35  $5>4PM . - . . - . Al Valet
16 Unknown 611 West 5th St Garage 515 STDP 1 block 24-hours Daily $11.25 $22.50  $29.25 $10 >4PM - - - High - - All Valet
Pacific Center 6AM-12AM M-Sa
17 23 West 6th 400+ PNI 1 block 17. : . 10 >4PM . 9 Y . . Al Valet
Garage 523 West 6th St Garage 00: bloc 7AM-12AM Su $17.50 $30.00  $10> 65% ed ale
18 | Crown Plaza Garage| 631 S. Olive Street Garage 119 CENT 1 block 7AM-8PM M-Sa $12.00 $12.00 S8EB. $120 Non-Res. High All Valet/Monthly
s : 8 8AM-4:30PM Su : : $45a $260 Res. s Permit
St. Vincent's Jewelry 8AM-6PM M-F $5>2PM $180 Non-Res Attendant/Booth/
19 |77 639-659 Broadway St | G 254 FSP 1.5 block : - 12.00 15.00 15.00 8S e - - High - -
Center roadway arage O 1 7AM-7PM Sa-su $ $ $ 2 . sz $300-Res. '8 Time Stamped Tkt
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Parking Operator Abbreviations

AMPCO AMPCO System Parking va FSP Five Star Parking

AMP Auto Mac Parking HP Hodes Parking

CENT Central Parking JGPS  J&G Parking Services
cop Coast Parking JOE Joe's Parking

cp California Parking JC Jamar Corporation
CPI Classic Parking Inc. LAPS LA Parking Systems
GAS Gas Company Parking MPI Modern Parking Inc.
GP Grant Parking NSP  New South Parking
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PAR
PCl
PCOA
PNI
PP
QPs
STDP
VPS

Paragon Parking

Parking Concepts Inc.
Parking Company of America
Parking Network, Inc.
Prestige Parking

Quality Parking Services
Standard Parking

Valet Parking Services
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Parking Market Area Assessment: The Downtown Los Angeles area surrounding Pershing
Square is a bustling commercial and retail center that is densely packed with high- and mid-rise
office buildings and hotels as well as mid- and low-rise retail buildings. Within one (1) block of
the Pershing Square Garage is the Los Angeles Jewelry District: the largest jewelry district in the
United States made up of more than 3,000 wholesale jewelers. The market area consists
almost entirely of commercial and retail uses with little residential land use to speak of.

The 1,590-space Pershing Square Garage accounts for approximately 32% of the public parking
available within the area studied. The competing facilities in the study area are a fairly even
mix of both garages and surface lots that are priced competitively with the Pershing Square
Garage. On-street metered parking is available on nearly every surrounding street and there
are also a number of public transit alternatives in the area including several bus routes and
underground rail lines.

Although the Pershing Square Garage is the largest and one of the most centrally located
parking facilities in the area, the indistinct access points to that facility, its lack of signage, and
the high traffic volumes on the surrounding roadways make finding and accessing the garage
difficult for those who are unfamiliar with the facility. In addition, parking patrons generally
have an aversion to parking in an underground garage when there are alternative facilities
above ground.

Future Market Area Growth Prospects: Several development and redevelopment plans are in
the works for the area surrounding the Pershing Square Garage. Most notably among these
developments is the Park Fifth project proposed for the site of competing facility 14. This is a
large mixed-use development set to contain 790 residential housing units, 212 hotel rooms and
32,000 square feet of leasable ground-level retail space. Because of the location of this
development across 5™ Street from Pershing Square, it is anticipated that demand at the
Pershing Square Garage will be impacted by the project. While the project will include 1,155
onsite parking spaces for residents, hotel guests and retail store owners/employees, it will also
eliminate 300+ public parking spaces that currently exist on the site.

Based on this and other proposed developments set to occur on various surface parking lots in
the area and the planned redevelopment of the historic Broadway Theater District, future
market area growth could provide a significant boost to demand at the Pershing Square Garage.

Pershing Square Garage Performance Enhancement Potential: Of the facilities examined
during this work effort, the Pershing Square Garage has the greatest potential for future
growth. Because of the abundance of development slated for Downtown Los Angeles, the
location of the parking facility and the amount of excess capacity in the garage, the prospects
for revenue growth from an increase in parking demand are very bright. Furthermore, as
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demand in the area grows and the number of competing facilities shrinks, rate increases will
provide another avenue for future revenue growth. This growth will all depend on the actual
amount of development that takes place in the market area and on how well the facility can be
marketed to new and existing employees, residents and patrons of Downtown Los Angeles.

Proposed Parking Rates, Private Operator Model: Based upon the market area of this facility,
current utilization rates, parking industry pricing standards, and the rates charged at the
competing facilities, the following schedule of parking rate increases was developed for use in
the Private Operator Revenue and Expense Projection Model:

Current Rates Year1l Year 2 Year3 Year4 Year5
(Base)
Hourly $7.72 $8.00 $9.00 $10.00
Pershing Square| Daily Max. $15.40 $16.00 $18.00 $20.00
Garage Event $9.35E.B/ $10.00 E.B/ $12.00E.B/ $15.00 E.B/
PSG $6.60 >5PM $6.00 >5PM $8.00 >5PM $10.00 >5PM
Monthly $180/ $280 $220/ $320

The assumed rate schedule used in the private operator model is based on the market rates
charged at the competing parking facilities within the market area of the Pershing Square
Garage. An additional goal was to bring the rates into compliance with the parking industry
standard of pricing in 25 cent increments. In order to limit the effects of price elasticity of
demand the rate schedule assumes gradually increasing rates over the first five (5) years.
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Date: 6/409
Time: 6:00 PM

Area: Wilshire - Alvarado

District: 1 PMZ: 508

Survey Location: Park View St., (West side), between 6" St. and Wilshire Blvd.

Hourly Rate: $1.00/hr Revenue Control: Single Space Meters

Hours of Enforcement: 2 Hour Parking, 8 AM — 6 PM, except Sunday- listed on street signs.
8AM- 8PM, Monday — Saturday, 11AM — 8PM, Sunday — listed on meter

Pictures:

=

1
198
\
"

Neighborhood Characteristics

Land Uses:

e Sole-Proprietorship Retail Businesses, Discount Stores, Restaurants, Residential, Park
Area description:

o Small, sole-proprietorship, street-front retail stores along Wilshire Blvd

e Adjacent to MacArthur Park and Westlake Theatre

e Variety of businesses include restaurants, hotels and retail businesses

e The Department of Public Social Services

e  Primarily a Hispanic community

¢ Low-income neighborhood
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e Mid-rise, multi-family residential buildings

Parking Characteristics

On-Street Parking:
e High utilization of on-street meters along MacArthur Park.
e Low utilization of on-street meters along side streets

e Street parking signs state 2 hour parking from 8AM — 6PM, Monday — Saturday, but meters state
parking 8 AM — 8 PM, Monday —Saturday, 11 AM — 8 PM Sundays. Discrepancy in regards to
meter enforcement.

Off-Street Parking:

e Public Parking Garage with tenant parking for The American Cement Building
0 2404 Wilshire Blvd - $4 per hour or $5 Flat Rate
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Date: 6/5/09
Time: 1:30 PM

Area: Studio City

District: 2 PMZ: 510

Survey Location: Ventura Blvd. (South side), between Vantage Ave. and Laurelgrove Ave.

Hourly Rate: $1.50/hr Revenue Control: Pay-by-Space

Hours of enforcement: 2 Hour Parking, 8 AM — 8 PM, Except Sunday

Pictures:

Neighborhood Characteristics

Land uses:

¢ Retail, Residential, Restaurants, Boutiques, Banks

Area description:
e One-story, high-end street front retail stores and boutiques along Ventura Boulevard
e Mix of chains and sole-proprietorship businesses
¢ Residential homes, apartments and condominiums along side streets

o Affluent neighborhood that has a successful variety of retail and restaurants
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Parking Characteristics

On-Street Parking:

Some free on-street parking is permitted along side streets.

Pay-by-Space meters are located along Venture Boulevard, west of Laurel Canyon Boulevard.

Most single space meters are located east of Ventura Boulevard and on side streets.

Mix of short-term (15 minute) meters and loading zones along Ventura Boulevard

Off-Street Parking:

Studio City Public Parking Structure (690) is located off Ventura Boulevard
o Rates: 1% 20 minutes free, $0.50 for 40 min, $1 per hour for 2 hours, $2 per hour after 2
hours of parking, $4.50 daily max
0 Hours of Operation: 7 AM — 10:30 PM (Sunday — Thursday) and 7 AM — 12 AM (Friday
and Saturday)
o0 Validated parking provided for bank customers

Wells Fargo Bank Lot is located off Ventura Boulevard
0 $2 per hour, $10 max
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Date: 6/5/09

Time: 11:50 AM

Area: Woodland Hills

District: 3 PMZ: 577

Survey Location: Ventura Blvd. (South side), between Don Pio Dr. and Topanga Canyon Blvd.

Hourly Rate: $1.00/hr Revenue Control: Single Space Meters

Hours of enforcement: 2 Hour Parking, 9 AM — 8 PM, Except Sunday

Pictures:

Neighborhood Characteristics

Land Uses:

Retail, Wholesale Outlets, Residential, Restaurants, Grocery, Strip Mall, Office

Area description:

One-story, street front retail stores along Ventura Boulevard with some on-site parking lots
Mix of chains, big-box retail and small sole-proprietorship businesses

Residential homes along side streets

Middle income neighborhood with some pedestrian activity and few vacant properties

Office buildings, which provide on-site parking
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e High activity area of the district is adjacent to the intersection of Ventura Blvd. and Topanga

Canyon Blvd.

Parking Characteristics

On-Street Parking:
e Some free, unrestricted on-street parking is permitted along side streets and Canoga Avenue.
e Single space meters are located along Venture Boulevard and Topanga Canyon Boulevard.

e Due to parking lots provided for much of the retail stores, the on-street parking utilization is low.

Off-Street Parking:
o Free off-street parking lots provided for much of the retail and especially for big-box retail stores.

¢ No competing pay public parking facilities in area.



DESI\/IAN

S S OC A T E S

Date: 6/5/09
Time: 4:00 PM

Area: Larchmont

District: 4 PMZ: 540

Survey Location: Larchmont Boulevard (East side), between 1% Street and Beverly Boulevard

Hourly Rate: $1.00/hr Revenue Control: Pay-by-Space and Single Space Meters

Hours of enforcement: 2 Hour Parking, 8 AM —8 PM (Mon. — Thurs.), 8 AM — 10 PM (Fri. & Sat.), 11 AM
— 8 PM (Sunday)

Pictures:

Neighborhood Characteristics

Land Uses:

e Retail, Boutiques, Office Buildings, Restaurants, Medical Buildings, Coffee Shops, Bakery

Area description:
e Between Beverly Blvd. and 1% Street are high-end shops, boutiques, One-story, street front retail
stores along Ventura Boulevard with some on-site parking lots
e Mix of chains, big-box retail and small sole-proprietorship businesses
¢ Residential homes along side streets
¢ Middle income neighborhood with some pedestrian activity and few vacant properties

e Office buildings, which provide on-site parking
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e High activity area of the district is adjacent to the intersection of Ventura Blvd. and Topanga

Canyon Blvd.

Parking Characteristics

On-Street Parking:
e Some free, unrestricted on-street parking is permitted along side streets and Canoga Avenue.
e Single space meters are located along Venture Boulevard and Topanga Canyon Boulevard.

e Due to parking lots provided for much of the retail stores, the on-street parking utilization is low.

Off-Street Parking:
o Free off-street parking lots provided for much of the retail and especially for big-box retail stores.

¢ No competing pay public parking facilities in area.
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Date: 6/5/09

Time: 3:00 PM

Area: Wilshire-Fairfax

District: 5 PMZ: 556

Survey Location: Wilshire Blvd. (South side), between San Vincente Blvd. and La Jolia Ave.

Hourly Rate: $1.00/hr Revenue Control: Single Space Meters

Hours of enforcement: 1 Hour Parking, 9 AM — 4 PM, except Saturday and Sunday along Wilshire Blvd.

Pictures:

Neighborhood Characteristics

Land Uses:

High-Rise Office Buildings, Retail, Restaurants, Medical Office Buildings, Museums, Mall

Area description:

High employment area along Wilshire Blvd. with a number of high-rise office buildings
Street front retail along major streets (San Vincente Blvd., Wilshire Blvd., 3" St., etc.)
Mix of sole proprietorship retail businesses and chain stores

Various museums in area, which include: LACMA, LA Museum of Modern Art, Petersen
Automotive Museum

The Beverly Center (retail mall) with on-site parking garage provided is in area
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Parking Characteristics

On-Street Parking:
e Some free, unrestricted on-street parking is permitted along side streets
e Parking meters along main streets and a few spaces down side streets
¢ High density of meters and parking utilization along Wilshire Blvd. and Fairfax Ave.

¢ Due to high traffic along Wilshire Blvd., parking is not permitted during peak traffic hours

Off-Street Parking:
o Free off-street parking lots provided for certain retail stores and office high-rise buildings
e Parking provided on-site for some of the museums
o Few public parking lots dispersed along Wilshire Blvd.

0 $2 each 15 minutes (Aamco Lot)
o0 $1.35 per 15 min., $10.80 max, $2 flat rate after 5pm (I.P.1. Lot)

10
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Date: 6/5/09
Time: 12:30 PM

Area: Van Nuys

District: 6 PMZ: 501

Survey Location: Van Nuys Blvd. (East side), between Sylvan St. and Friar St.

Hourly Rate: $1.00/hr Revenue Control: Single Space Meters

Hours of enforcement: 1 Hour Parking, 8 AM — 6 PM, except Sunday along Van Nuys Blvd.

Pictures:

Neighborhood Characteristics

Land Uses:

e State and Local Government Buildings, Public Service Buildings, Mid-Rise Office Buildings,
Retail, Restaurants, Car Dealerships, Residential

Area description:
e High vehicle and pedestrian traffic, especially along Van Nuys Blvd., which is the major
thoroughfare
e Assortment of government buildings, including: Courthouse, Valley Municipal Building, Post
Office, Civic Center, Police Department, Library, Fire Station, and Parking Violation Bureau
e High density of street front retail, medical office buildings and car dealerships

¢ Mix of chains and single proprietorship businesses

11
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o Residential areas along side streets, consisting of mostly mid-sized homes

Parking Characteristics

On-Street Parking:
e Some free, unrestricted on-street parking is permitted along side streets
e Variety of parking enforcement regulations to help accompany the multitude of users visiting area
e Mix of 30 minute (short-term) meters, 10 hour (long-term) meters and 1 hour parking meters
e Some angled parking along side streets adjacent to high activity government buildings
e High parking utilization of meters adjacent to government buildings

e Observed high number of meters vandalized by placing an excessive number of coins in coin slot

Off-Street Parking:
e Permit parking garages provided for government employees
e Some free on-site parking provided at retail stores

e Only one public parking facility observed, which is an underground public parking garage (Lot
752) located off Sylvan Street

0 $2 per hour, $8 max

12
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Date: 6/4/09
Time: 5:10 PM
Area: USC

District: 8 PMZ: 512

Survey Location: Figueroa St. (East side), between Exposition Blvd. and USC McCarthy Way

Hourly Rate: $1.00/hr Revenue Control: Single Space and Pay-by-Space Meters

Hours of Enforcement: Along Figueroa Street: 4 Hour Parking, 9 AM — 6 PM, except Sunday

Pictures:

Neighborhood Characteristics

Land Uses:

e USC Campus Buildings, Hotel, Sports Activity Venues, Campus Facilities, Student Housing,
Natural History Museum, Restaurants

Area description:
e USC campus and facility buildings dominate the area
e Student housing and some new residential development
e High pedestrian activity of students and faculty of USC

e Some retail development with a mix of restaurants

13



DESI\/IAN

A S S O C A T E S

Parking Characteristics

On-Street Parking:
e No free on-street parking observed in area
e Utilization of both Pay-by-Space and Single Space Meters
o Meters permit 4 hour parking due to longer parking by patrons for USC related visits

e On-street parking is highly utilized while school is in session

Off-Street Parking:
e Permit parking garages provided for USC students and faculty
¢ No public parking garages were observed

e Permit parking lots provided at student housing complexes

14
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Date: 6/4/09
Time: 4:40 PM

Area: Washington-Broadway

District: 9 PMZ: 580

Survey Location: Hill Street (East side), between 22™ Street and 23" Street

Hourly Rate: $1.00/hr Revenue Control: Single Space Meters

Hours of Enforcement: Along Hill Street, 2 Hour Parking, 8 AM — 6 PM, except Sunday

Pictures:

L.AOMART

Neighborhood Characteristics

Land Uses:

¢ Retail, Residential, School, Industrial Buildings, Museum, Whole Sale Trade Building (L.A. Mart)
Area description:

e Few retail stores and many vacant lots

o Dispersed buildings, not high density and not a very walkable neighborhood

e Major attractions include L.A. Mart and the L.A. Sports Museum

e Los Angeles Trade Tech College

e Some industrial buildings in area

e Low income neighborhood and low-end retail stores

e Mix of low-rise residential apartment buildings and houses

15
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Parking Characteristics

On-Street Parking:
e Some free on-street parking provided at retail establishments and school
e Meter parking is located along most streets which do not have a large residential element
e Low utilization of on-street parking
Off-Street Parking:
e Public parking lots provided at LA Mart
o $8flat rate, $5 after 4pm (on-site lot)

o $7 flat rate, $5 after 4pm (lot across the street)

= No other public parking lots observed in area, other than the public lots for LA Mart

16
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Date: 6/4/09
Time: 6:40 PM

Area: Washington-Broadway

District: 10 PMZ: 506

Survey Location: Serrano Street (West side), between 7" Street and Wilshire Blvd.

Hourly Rate: $1.00/hr Revenue Control: Single Space Meters

Hours of Enforcement: Along Serrano Street, 1 Hour Parking, 8 AM — 6 PM, except Saturday and Sunday

Pictures:

Neighborhood Characteristics

Land Uses:
¢ Commercial, High-Rise Office Buildings, Retall, Residential, Banks
Area description:
e Many high-rise office buildings
e Street level retail businesses and restaurants focused on servicing office workers
¢ High Asian population, adjacent to Koreatown
¢ High volume traffic along Western Avenue, which is the major thoroughfare
e Some new residential development, apartment buildings and condominiums

e Mix of apartments, condominiums and houses

17
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Parking Characteristics

On-Street Parking:
o Parking meters located along Western Avenue and many side streets

e On-street parking is well utilized since it is substantially less expensive than off-street parking

Off-Street Parking:

e Public parking garage at 3680 Wilshire Blvd.
0 $4 per hour, $8 max rate, 3 hours free with validation

= Public parking garage at 3700 Wilshire Blvd.
0 $7 per hour, $14 max rate

18
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Date: 6/6/09
Time: 12:00 PM

Area: Olympic-Sawtelle

District: 11 PMZ: 571

Survey Location: Olympic Blvd. (South side), between Butler Ave. and Colby Ave.

Hourly Rate: $1.00/hr Revenue Control: Single Space Meters

Hours of Enforcement: Along Olympic Blvd., 1 Hour Parking, 8 AM — 6 PM, except Sunday

Pictures:

Neighborhood Characteristics

Land Uses:

e Commercial, High-Rise Office Buildings, Big-Box Retail, Apartments, Fighting Training Centers,
Storage Businesses

Area description:
e High-rise and mid-rise office buildings located along Olympic Blvd.
e Big-box retail stores and a retail mall in area
¢ Not densely developed area, few walking patrons observed
e Sparse residential areas with a mix of middle and low-income apartments and houses
e Sole proprietorship businesses primarily located along Pico Boulevard

¢ High quantity of gyms and storage businesses

19
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Parking Characteristics

On-Street Parking:

o Non-metered on-street parking permitted along various side streets in area, which were observed
to be well utilized

e Some non-metered on-street parking areas have a 2 hour parking restriction

Off-Street Parking:
e Monthly public parking garages in area
e Free parking provided on-site at big-box retail stores

=  Public parking lot off Olympic Blvd., which closes at 6pm
0 $4 per hour, $6 max rate

20
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Date: 6/6/09
Time: 11:00 AM

Area: Sunset-Alvarado

District: 13 PMZ: 514

Survey Location: Sunset Blvd. (South side), between Hyperion Ave. and Sanborn Ave.

Hourly Rate: $1.00/hr Revenue Control: Single Space and Pay-by-Space Meters

Hours of Enforcement: Along Sunset Blvd., 2 Hour Parking, 8 AM — 8 PM, except Sunday

Pictures:

Neighborhood Characteristics

Land Uses:
e Sole-Proprietorship Retail Businesses, Restaurants, Residential
Area description:
¢ Small, sole-proprietorship, street-front retail stores along Sunset Boulavard
e Variety of businesses include restaurants, retail and service businesses
e Apartments and homes along side streets
e Primarily a Hispanic community
e Located in close proximity to Dodger Stadium
e Some chain businesses, which are set back from street and provide parking on-site

e Young, urban up-and-coming neighborhood located just east of Santa Monica Blvd.
21
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e Just east of Santa Monica Blvd. along Sunset Blvd. there are boutiques and a coffee shop

Parking Characteristics

On-Street Parking:

o Non-metered on-street parking permitted along various side streets in area, which were observed
to be fairly well utilized

¢ Some non-metered parking areas have a 2 hour restriction
e All of Sunset Boulevard is lined with either single space or pay-by-space parking meters
o Pay-by-space meters are located in area of Sunset which generates greater activity

e Some 10 hour parking meters along Sunset Boulevard

Off-Street Parking:
e Some retail stores in area provide free parking lots
o Three City of L.A. Pay Public Parking Lots located on east end of parking meter zone
0 Lot #643 — pay-by-space, 2hr max, 7am-9am, Monday to Sunday

0 Lot #663 — meter spaces
O Lot #662 — meter spaces

22
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Date: 6/4/09
Time: 4:00 PM

Area: Boyle Heights

District: 14 PMZ: 544

Survey Location: Cesar Chavez Ave. (North side), between Soto St. and Mathews St.

Hourly Rate: $1.00/hr Revenue Control: Single Space Meters

Hours of Enforcement: Along Cesar Chavez Ave., 1 Hour Parking, 8 AM — 8 PM, except Sunday

Pictures:

Neighborhood Characteristics

Land Uses:
e Sole-Proprietorship Retail Businesses, Restaurants, Residential
Area description:
e Small, sole-proprietorship, street-front retail stores along Cesar Chavez Ave. and Soto St.
e Variety of businesses include restaurants, retail and service businesses
e Apartments and homes along side streets
e  Primarily a Hispanic community
e Low-income neighborhood
¢ High pedestrian traffic

e Some chain businesses, which are set back from street and provide parking on-site

23
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Parking Characteristics

On-Street Parking:
o Non-metered on-street parking permitted along various side streets in area

e Some non-metered parking areas have a 2 hour restriction

Off-Street Parking:
e Major grocery store in neighborhood provides free parking lot
e Most businesses rely on street parking for customers
e Two LADOT Pay Public Parking Lots located in area

0 Lot #682 — pay-by-space, $1 per hour and $4 for 10 hours
0 Lot #713 — attended lot, $1 per hour and $4 for 10 hours

24
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Date: 6/6/09
Time: 1:30 PM

Area: Wilmington

District: 15 PMZ: 534

Survey Location: Avalon Blvd. (West side), between 1% Street and Anaheim Street

Hourly Rate: $1.00/hr Revenue Control: Single Space Meters

Hours of Enforcement: Along Avalon Blvd., 1 Hour Parking, 8 AM — 6 PM, except Sunday

Pictures:

Neighborhood Characteristics

Land Uses:

e Sole-Proprietorship Retail Businesses, Discount Stores, Restaurants, Residential
Area description:

e Small, sole-proprietorship, street-front retail stores along Anaheim St. and Avalon Blvd.

e Variety of businesses include restaurants, retail and service businesses

e Apartments and homes along side streets

e Primarily a Hispanic community

e Low-income neighborhood

e High pedestrian traffic

e Moderate development density
25
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e Some chain stores or larger businesses in area are set back from street and provide free parking

Parking Characteristics

On-Street Parking:
o Non-metered on-street parking permitted along various side streets in area
e Some non-metered parking areas have a 2 hour or 1 hour restriction

e Free 1 hour on-street parking located south of parking meter zone

Off-Street Parking:
e Major grocery store and chain stores in neighborhood provide free on-site parking
¢ Most businesses rely on street parking for customers

e One LADOT Public Parking Lot located in area
0 Lot #696 — free 2 hour parking permitted 8am to 6pm, except Sunday

26
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1.0 Introduction

PARCS or Parking Access and Revenue Control Systems refers to systems that collects parking
fees and control vehicles within a parking operation, both of which are key components to the
success of a parking program. Major access and revenue control components include parking
meters, pay-in-lane systems, pay-on-foot stations, fee computers, and management/reporting
software. These systems not only provide efficient means to accept payment and allow access,
but they also provide other functions such as real-time revenue reporting and utilization
information and state of the art theft prevention measures. The parking industry has historically
been cash driven, employee theft has always been a concern. However, with strict accountability
measures now being built directly into these systems, the rate of theft has been minimized. The
vehicle control functions of these systems come in the form of space utilization monitoring,
assistance with parking enforcement and access control.

The proper utilization of PARCS can make the difference between success and failure for a
parking operation, whether it be on-street, off-street, or a combination of both. The following
analysis will look at different types of systems depending on their function and application as
well as technology trends in the parking industry.

Parking access and revenue control systems come in several forms that can be tailored to best
suit different types of parking operations. For the purposes of this discussion, the systems are
divided into one of two categories: on-street systems and off-street systems. Off-street systems
refer to systems that are used in parking lots or parking garages. These can be anything from a
gated system which utilizes cashiers and attendants to newer, automated systems that do not
require human interaction in order to access or exit a parking facility. On-street systems refer to
revenue control systems that work in conjunction with on-street parking such as parking meters
and supporting systems that have recently begun to gain popularity.

2.0 Off-Street Systems

A recent trend in the parking industry with regards to off-street parking operations has been the
replacement of labor with new technologies. In order to reduce labor costs and remove the
human element from parking facility operations, many facilities are beginning to fully automate
their operations using a variety of technologies including: pay-in-lane or pay-on-foot machines
and card in/card out systems. These systems significantly reduce labor expenses which
historically have accounted for about 60% of the cost of running an off-street parking facility. In
addition to reducing labor costs, modern off-street PARC systems provide the following benefits:

e Fewer or no cash transactions

¢ No human manipulation of individual transactions
e Better revenue reporting capabilities

¢ Real-time reporting capabilities

e Remote troubleshooting

Parking Access and Revenue Control Systems November 3, 2009
City of Los Angeles Page 1
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e Equipment has the ability to notify personnel of problems by phone, pager or computer in
real-time

The type of system incorporated into an off-street facility depends on the requirements of the
parking operators and customers and on the functional requirements of the system.

2.1 Payment Systems
2.1.1 Cashiers

While cashiered parking has been in existence as long as motorists have paid to park, new
technologies have been introduced to make these systems more reliable and more resistant to
employee manipulation and theft. The way a cashiered system traditionally functioned is: the
customer was issued a time stamped or encoded ticket upon entering a parking facility; upon
exiting the customer presented the ticket to a cashier who manually calculated the amount owed
based on the amount of time the customer was parked.

These systems relied on a time stamp that marked the ticket when it was issued and on manual
calculation of parking fees, if the mechanical clock creating the stamp was not set to the correct
time or if it did not correspond to the time being used by the cashier, the amount owed upon exit
may have been incorrect.

Parking Access and Revenue Control Systems November 3, 2009
City of Los Angeles Page 2
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More modern systems print a bar code onto the ticket or encode a magnetic stripe when the ticket
is dispensed. Upon exiting, the cashier inserts the ticket into the fee-computer to calculate the
time and amount owed. Because the ticket dispenser and cashier’s fee computer are networked,
the time and ticket information is accurate. Furthermore, because the tickets are encoded and the
payment amounts are calculated automatically rather than manually, the possibility of employee
manipulation is virtually eliminated.

2.1.2 Pay-In-Lane

Pay-in-lane systems, as shown in Figure 1, require a customer to be issued a ticket from a ticket
dispenser upon entry. Upon exiting, the ticket is fed by the customer into a reader that calculates
the amount owed. The customer then feeds cash into the machine (if allowed) or swipes a credit
card on the same unit to make payment. Once payment is received the exit gate raises and the
customer is allowed to exit. Attachment A provides additional information about this type of
system.

Figure 1 — Pay-In-Lane Station

PAY
HERE

2.1.3 Pay-On-Foot

Pay-on-foot technology, like the pay-in-lane system, requires a customer to be issued a ticket
from a ticket dispenser upon entry. When the customer is ready to leave the facility they take
their ticket to a centrally located pay station. Once the ticket is inserted into the machine, the
pay-station (an example is shown in Figure 2) calculates the fee and accepts the payment. The
customer then takes the ticket to their vehicle and inserts the ticket into a reader in the exit lane
upon leaving the facility. The reader verifies that the fee is satisfied and then raises the exit gate.
Attachment B provides additional information about this type of system.

Parking Access and Revenue Control Systems November 3, 2009
City of Los Angeles Page 3
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Figure 2 — Pay-On-Foot Station

2.1.4 Card In/Card Out

A credit card in/credit card out system, as shown in Figure 3, is a ticketless and cashless system
that only requires a customer’s credit card for parking time verification and payment. With this
type of system, the customer inserts their credit card into a machine at the entrance of the facility
which records the credit card data and stores it in an internal database. This process opens the
entry gate and grants the car access to the garage. Upon exiting, the credit card is inserted into a
similar machine that retrieves the original card data from the database, including the entry time,
charges the appropriate fee, produces a receipt, and raises the exit gate. Attachment C provides
detailed information about this type of system.

Figure 3 — Exit Reader of a Card In/Card Out System

Because of the availability of a variety of parking access systems and the varying features that
each system offers, many factors must be considered by a parking operator when determining
which system is best for a given application. In off-street applications issues such as facility
layout, vehicle and pedestrian flow patterns, traffic flow and user types must all be taken into

Parking Access and Revenue Control Systems November 3, 2009
City of Los Angeles Page 4
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consideration when deciding on the correct system. Table 1 shows a comparison of the
characteristics of the off-street parking access and revenue control systems described above.

Table 1
Off-Street Payment Systems Comparison

Cashiers Pay-in-Lane Pay-on-Foot | Card In/Out
Can accept coins v v v v
Can accept cash v v v v
Can accept credit cards v v v v
Can accept smart cards v v v
Capable of accepting v v v
validations
Issues receipts v v v v
Subject to employee v
manipulation
Reporting capabilities v v v v
Auditing capabilities v v v v

DESMAN Associates

One shortcoming identified with these automated systems is that two of these devices require the
occasional user to become familiar with a new technology while parked in an active exit lane. If
the user encounters a payment problem that does not allow them to exit, the user has to back up
to resolve the issue or remains in the lane until the situation is resolved. This could result in the
creation of a large exit queue leading to frustration on the part of other users waiting to exit.
Other parking systems have solved this problem by adding recirculation lanes to their facilities
which allow a user to move out of the exit lane and back into the facility if they encounter a
problem.

2.2 Recommended Off-Street Applications

A major concern in parking garages is congestion, particularly as cars exit a faculty. This is
most evident in facilities with high transient turnover, such as those serving retail and restaurant
environments. Congestion is only intensified when people have to pay a cashier or pay station at
the exit gate. For this reason, pay-on-foot stations are the technology most often recommended
for automating a facility. Because a customer pays on foot before they reach their car, the time
spent paying for parking is done in a way that won’t impede traffic flow. Upon exiting the
facility, customers simply feed a ticket into a reader which allows the exit gate to open. A
critical component of these systems is good instructions and signage so that first-time customers
know where and how to pay. Those who do not know how the payment system works may
assume that payment is made upon exiting.

Today’s parking management companies have embraced this automated technology and
understand the benefits of these systems. Of particular importance is the significant reduction in

Parking Access and Revenue Control Systems November 3, 2009
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labor costs. Automated systems have the ability to pay for themselves in a relatively short period
of time, whereas staffing a facility with cashiers is a great expense that will never be fully
recuperated. A single pay-on-foot station currently costs between $35,000 and $55,000,
depending on the features, brand, and model. Machines can accept payments 24 hours per day, 7
days per week. The labor costs associated with this system include preventative maintenance,
revenue collection, replenishing ticket and receipt stock, collecting tickets and replacing
components that may fail. One employee can oversee several parking facilities with automated
revenue control systems, thereby spreading out and minimizing labor costs.

Conversely, unless it is staffed at all times, a cashiered facility may experience a loss of revenue
that would otherwise be captured by the use of a pay-on-foot system. A cashiered facility must
run several shifts depending on how many hours per day it is operated. If, for example, a facility
with one cashier booth is staffed from 7:00am to 7:00pm, Monday through Friday, one full time
shift (8 hours per day) and one half-time shift (4 hours per day) would be required to staff the
facility for 12 hours per day. If these employees are paid $10 per hour, the annual labor cost
would be approximately $39,000, after factoring in payroll tax, workers compensation insurance,
and employee benefits. If it were staffed 24 hours per day, 7 days per week in order to capture
the same potential revenue as a pay-on-foot station, the labor cost would increase to
approximately $110,000 annually. This shows that a pay-on-foot system has the ability to
capture more revenue at a lower cost.

Lastly, parking management companies understand the financial security offered by these
systems. Aside from unparallel auditing capabilities, these systems offer features that secure the
cash and coins in locked canisters that can only be opened by cash-room or banking personnel.
This creates less financial liability for the management company and more security for the
individuals servicing the equipment.

Pay-on-foot stations are manufactured by several companies. The most popular are:

Federal APD SKIDATA Amano McGann

42775 Nine Mile Rd., One Harvard Way, Suite 5 651 Taft Street NE
Novi, Michigan 48375 Hillsborough, NJ 08844 Minneapolis, MN 55412
ZEAG Secom International

9555 James Avenue South 9610 Bellanca Avenue

Suite 260 Los Angeles, CA 90045

Bloomington, MN 55431

It should be noted that the City of Los Angeles also operates numerous off-street, metered
surface parking lots. The same principals and applications as above should be utilized in these
lots. For on-street parking pay-and-display works well, however, for off-street lots, pay-by-
space is the preferred option because parking spaces must be marked regardless. Also, it is
easier for the parking customer to pay for a numbered parking stall rather than having to return to
their vehicle to put a receipt on the dashboard, as is the case with pay-and-display. Enforcement
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is also made easier because enforcement personnel can run a report from the pay-station
informing them which spaces are unpaid, allowing easy identification of violators without having
to check each vehicle.

2.3 Access Control Systems

For parking customers who frequently park at a particular facility, card access systems provide a
viable alternative to paying on a daily basis. Even in parking facilities where paying for parking
is not required, gated access systems add a level of security by denying parking access to those
who are not authorized. Most card reader access systems are comprised of entry and exit card
readers and barrier gates. When the reader detects a valid card, it raises the gate to allow entry or
exit. More complex layouts may have more than one gate system, allowing for “nested” parking
within a facility, which helps designate the specific areas in which certain groups of parking
customers must park. A typical feature of card access system is the Anti-Passback feature,
which eliminates card sharing by requiring cards to be used on an in-out-in-out sequence in order
to remain valid. For example, if a parking customer enters a parking facility then gives their
access card to a friend so they may park there as well, the card will not allow the friend access
because it is used in an in-in sequence.

The two most common types of access cards used today are proximity card systems and radio
frequency identification (RFID) systems.

2.3.1 Proximity Card

As the name implies, proximity cards must be held within the proximity of a card reader to
activate the gate and allow parking access. The size of the reader depends on how close the card
must be held. Generally, proximity cards are about the size of a credit card and contain an
imbedded wire coil and capacitor. An electrical field emitted by the card reader is detected by
the coil which charges the capacitor, which then transmits the card number and its access
parameters to the card reader. The reader can either contain the access information itself or it
can communicate with a central parking management system in order to verify the validity of the
access card.

Proximity cards are individually numbered with a unique facility code and card number in order
to avoid duplication. When a card needs to be activated for a customer, the access parameters
(valid times, location(s), etc.) are entered into the database of the parking management system,
which then transmits the card information to the card readers. The system can detect in real time
when a card is used and, if access is denied, parking management can see why by looking at that
card’s history report.

With security becoming a major issue in the workplace, on college campuses and other areas,
many ID badges now have proximity features built into them which eliminate the need to carry
multiple cards. Proximity devices in the form of key fobs are also available. These are less
desirable in a parking application however, because the fob is usually attached to a customer’s
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keys, meaning the keys would most likely have to be removed from the ignition in order to use
the card reader.

2.3.2 Radio Frequency Identification (RFID) system

From a user’s perspective, an RFID system works much like a proximity card, only it offers
more convenience. Using Automatic Vehicle Identification (AVI), the system is able to
automatically identify a vehicle when it enters a parking facility, allowing the parking system to
authorize access and open the barrier gate without the driver having to stop or open their
window, essentially eliminating queuing. They are most commonly associated with toll roads
and are often referred to as a “transponder”.

RFID cards contain an embed radio transmitter that can be either "active", which require a small
battery, or "passive”, which relies on the radio receiver for power. When the transponder,
usually located near the front of the vehicle inside the windshield, is within a certain distance
from the radio receiver, the parking access system confirms the signal being transmitted and
allows access.

AVI cards can also be used as short-term permits that are programmed when a specific value of
parking is prepaid by the user. Each time the card is used, the access control system deducts one
prepaid day worth of parking. If the parking operator desires, this system has the ability to allow
a customer access multiple times per day at no additional charge.

2.3.3 Facility Management Systems

A facility management system is designed to serve as the central management system for a
parking operation and includes the software and hardware necessary to perform the functions of
enforcement, access and revenue control, permit sales, account management, and event parking.
From this system, all functions can be managed. Online systems have the ability to manage all
of these functions, including the monitoring of numerous individual facilities from a central
location.

For access and revenue control, a facility management system can keep track of ticket data in
real time including the number tickets issued, the amount of tickets remaining in a ticket
dispenser, the amount collected, and the amount still outstanding; revenue figures can be tied
into these numbers as well. The system can also monitor equipment for failures and even track
maintenance issues in order to determine preventative maintenance schedules.

2.3.4 Parking Guidance Systems/Single Space Detection Systems

While not a direct component of access and revenue control, way-finding is a key component in
large parking operations. Parking guidance systems use LED signs (as shown in Figure 4) to
direct parking customers to available parking spaces and to report the occupancy status of a
parking facility.
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Simple parking guidance systems employ sensors on each level of a parking facility which count
the number of cars that enter and exit that level in order to determine the number of available
parking spaces per level. This information is displayed on signs to let parking customers know
which levels to go to in order to find available parking.

Figure 5 shows an example of a Single Space Detection System which uses a sensor over each
parking space to determine if a space is occupied. This information is relayed to signs
throughout the facility which display the number of available spaces per level. The sensor will
display a red light if the space is occupied and a green light if it available so that customers can
easily find the available parking spaces. Because vehicles are directed to open spaces, time spent
searching for an available parking space is reduced, resulting in a reduction of harmful vehicle
emissions and the congestion created by drivers searching for open spaces.

Figure 4 — LED parking sign
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2.4 Technological Trends / Future Technologies

Parking operators are very aware that no one enjoys paying to park, so their goal is to make the
customers’ parking experience as easy as possible. In order to do so, utilizing technology is
critical. The following are technologies that are currently being developed and implemented in
order to make the customer experience of parking as efficient and hassle-free as possible:

2.4.1 GPS/Space Sensor Technology — These systems utilize parking meters that have the ability
to sense if a parking space is occupied by detecting the mass of a vehicle using magnetic waves.
The meters then report the availability of open parking spaces using wireless communication
which provides the GPS coordinates of each parking meter. Customers can find available
parking via the internet or an in-car internet/GPS unit. This information can also be displayed on
parking guidance signs.

2.4.2 Smart Meters — These parking meters have the ability to increase and decrease parking
rates based on demand. During off-peak hours, the rates can be lowered because there is little
parking demand. During peak times, rates can be automatically increased in order to decrease
demand to a point where a reasonable amount of parking is available at all times. When
incorporated with a space monitoring system, these meters can adjust the parking rates
depending on the average area or system-wide occupancy.

2.4.3 Smartchip Coins — Serving the same function as machine-readable tickets, Smartchip
Coins are plastic, coin-sized chips that are electronically encoded as they are dispensed. Upon
exiting a parking facility, the Smartchip coin is deposited into the pay-station where the coin is
read and the amount owed is calculated. Smart chips also have the ability to be used as
validations as they can be encoded by a merchant to offer discounted or free parking to their
customers. The main advantages of a Smartchip coin are that it is reusable and not easily
damaged or mutilated.

2.4.4 Automated Parking Systems — Sometimes called robotic garages, these parking garages are
designed to maximize the amount of parkable space by eliminating access ramps and lanes.
Instead, as vehicles enter the garage and the drivers exit, the cars are lifted to a storage space
using a computerized racking system. Designers claim that these parking garages can hold up to
twice as many cars as a conventional garage and are not subject to vandalism or damage when
stacked. When they customer is ready to leave, they enter the correct information and payment
(if necessary) into the computerized system and their car is automatically retrieved for them.
These parking garages are best implemented in dense urban areas where space is very expensive,
such as Manhattan and Tokyo. A rendering of a robotic garage is depicted in Figure 6.
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Figure 6 — Rendering of an Automated Parking Garage

3.0 On-Street Systems

Parking meters were first introduced in 1935 as a way to collect parking revenue for on-street
parking in Oklahoma City, Oklahoma. Since then, parking meters have become a familiar sight
on curbs around the world. It’s only been in the last 20 years or so that technology has begun to
play a significant roll in their design and use. Technology has allowed meters to become more
reliable, offer more options and features, and above all, to be more user-friendly for the parking
customer and operator alike. Along with new and improved parking meter technology has come
other systems that can work in conjunction with parking meters to enhance the entire system and
allow it to become more streamlined and functional, not only for the user but for the operator as
well.  Modern parking meters have the ability to communicate remotely to management
databases which can display real time revenue amounts, equipment problems and enforcement
information. These databases can subsequently provide detailed reports and auditing information
that were previously difficult to obtain.
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On-street parking is generally the most desirable parking alternative in any municipality.
Parking meters, when used in conjunction with proper parking rates and regulations, offer the
following benefits:

e They encourage turnover of spaces for use by business patrons and visitors.

e They discourage employees/business owners from monopolizing convenient curbside
parking.

e They reduce but do not eliminate the role that parking enforcement plays in encouraging
effective utilization and turnover. Generally speaking, parking systems that are
dependent solely on parking enforcement, violations, and fines tend to be viewed more
negatively then parking systems that employ fee-based incentives.

3.1 Single-Space Meters

Single space meters, like the one shown in Figure 7, are the most common type of parking
meters used for pay parking. While newer electronic versions of these meters are now capable of
accepting credit cards and rechargeable smart cards, the majority still accept only coins as
payment. Single space meters can be mounted as a single-head meter on a single pole, or as a
double-head meter on a single pole. A double-head meter is placed between two parking spaces
with each meter serving the adjacent space.

Unlike older mechanical meters, electronic meters are very easy to service. They require
periodic battery changes (annual in most cases) and instead of repairing mechanical parts, meter
maintenance is performed by merely replacing modular plug and play parts kept in inventory.
Many users of electronic parking meters enter into service contracts whereby defective inserts
are routinely exchanged for repaired ones. Unlike mechanical parking meters, the electronic
parking meter’s internal clock is highly accurate and is not likely to incorrectly display time.

Figure 7 — Modern Single-Space Parking Meter with Smart Card Slot
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3.1.2 Basic Functions and Capabilities

From the user’s perspective, single space meters operate the same way they did when they were
first introduced almost 75 years ago. Parking customers estimate the amount of time their
vehicle will be parked and pre-pay for that amount of time. The parking meter displays the
amount of time remaining before the paid amount of time expires. Some electronic meters have
the ability to track when payment is made, meaning that if a parking customer receives a parking
citation, the parking meter can provide exact information about when the meter was paid, how
much was paid, and the duration of time in which the payment was valid. This information can
be downloaded to a handheld unit and compared to the time the citation was issued in order to
determine if the parking was paid for at the time in question.

3.1.3 Payment Options

New payment options are quickly gaining prominence as coins are becoming less popular. As
new technologies emerge and gain public acceptance, the parking industry is moving away from
being a cash industry. Customer service is improved as more payment options are available,
while also reducing the potential for employee theft.

Pre-paid smart cards or cash keys are an alternate form of payment that is offered on most new
electronic single-space meters. These devices are inserted at the parking meter and as time is
added to the meter, the cash value on the card or key is deducted. When the value has been used
in its entirety, the card or key can be recharged at the location where it was originally purchased,
which is usually a city office or local merchant. Smart Card systems are in place in dozens of
cities across the country including Buffalo, New York, Boulder, Colorado, Philadelphia,
Pennsylvania, and West Palm Beach, Florida.

With some brands of parking meters, when customers pay using a smart card, the estimated time
the customer will be parked is paid using the card and, when ready to leave, the card may be
reinserted into the parking meter which then refunds the unused portion of the fee. This concept
allows for a more customer-friendly experience as parkers do not have to pay with coins and
because they only pay for the actual time they are parked.

IPS Group, a manufacturer of single-space parking meters is now offering credit card acceptance
(shown in Figure 8) which works very much like a smart card in that as time is added to the
meter, the credit card is charged the appropriate amount. These meters require wireless
communications in order to process the credit card payments. These parking meters can be
retrofitted to be used with the housings of other single space parking meters such as Duncan
meters, thereby simplifying and reducing the cost of implementing the system. The current
approximate cost of retrofitting existing parking meters to the IPS meters starts at $495 per
meter, which includes the internal components and a new meter top (hood). When using this
system, it is imperative to know how much the credit card provider will charge the parking
operator as a processing fee per transaction. This is usually a flat fee plus a percentage of the
parking fee. If, for example, the processing fee is 20 cents per transaction (flat fee only) and the
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minimum payment allowed on the parking meter is 25 cents, the operator will only make 5 cents
from those who pay the minimum.

Credit card payments are processed in real time using wireless telephone, wireless internet
(WIFi) technology or mesh networking. Wireless telephone systems use cellular phone systems
and require recurring payments to a third-party service provider, which in the case of the City of
Los Angeles would mean a substantial monthly cost due to the number of parking meters it
operates. WIiFi requires that the parking meters be part of a wireless network, which means
numerous routers would be necessary. With mesh networking, the system uses wireless
technology that communicates between connection points — in this case “hopping” from parking
meter to parking meter via routers in each meter — until the destination point is reached. In the
event a router goes off line, that router is automatically bypassed in order to keep the
communication alive. These wireless processing methods allow for credit cards to be processed
remotely without the need to physically download credit card transaction data from each parking
meter, thereby saving a tremendous amount in labor costs.

The City of Denver, Colorado has recently incorporated many of these parking meters into its
downtown parking system.

3.1.4 Smart Card Hacking

In July 2009, researchers announced that they were able to hack the prepaid smart cards used by
the San Francisco, California parking meter system. The researchers bought a blank smart card
and used an electronic smart card shim to duplicate the electrical contact points by which the
card is read. This is in contrast to a credit/debit card which uses a magnetic strip to transfer data.
As shown in Figure 1, the researchers placed a value of $999.99 on their card and set it to never
deduct the value on the card when used. While the San Francisco system was not hacked by
individuals seeking to defraud the system, the researchers did prove that this particular smart
card system is vulnerable to outside manipulation.

Figure 1: “Hacked” parking meter showing $999.99 balance on smart card
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The parking meters are not the primary source of the vulnerability of the parking meter system.
Instead, the vulnerability is due to the type of smart cards and the encoded security features on
the cards.

Smart Card Technology

A smart card is an electronic recording device which stores user-specific information. Smart
cards are used in many industries and can range from a user’s personal information to monetary
values. In the case of parking, a monetary value is assigned to each card at the point of sale
which is then incrementally deducted when used at a parking meter.

There are two types of smart cards: memory cards and microprocessor cards. Memory cards
contain only passive memory storage components and therefore contain minimal security
features. Most memory cards are embedded with security features at the point of manufacture,
such as a password that is hard-coded into the card’s microprocessor. When the card is inserted
into a parking meter, it is given the password by the parking meter and verifies if the password is
correct. If the password is correct, the card is debited and parking time is added to the meter.

Because these features are embedded by the manufacturer and are not unique to each card, cards
can be easily duplicated by hackers. In the San Francisco case, the researchers programmed a
blank smart card to authenticate the password and allow user privileges to be granted. Memory
cards are much less expensive than microprocessor cards and, therefore, they are often the choice
for many organizations wishing to implement a smart card system at the lowest cost. Depending
on the amount of memory desired, memory cards typically cost between $1.50 and $3.00 per
card.

Microprocessor cards are much more secure than memory cards, because they incorporate 3DES
(Triple Data Encryption Standard) e-Purse systems. These encryption systems have currently
never been hacked. These systems require a secure access module (SAM) chip to be installed in
the payment device, which contains security keys to ensure the authenticity of all transactions.
The card and parking meter must authenticate each other every time a card is inserted. When
inserted into a parking meter, the smart card generates a random number and sends it to the card
accepting device (CAD) which then encrypts the number with a shared encryption and sends it
back to the card. The card then compares the encryptions in order to establish authenticity.
Because microprocessor cards contain more memory and use an active rather than passive
system, they are more expensive than memory cards. The typical cost for each card is between
$7.00 and $10.00.

The use of administrative software is now available from the manufacturers of parking meters.
This software allows the monitoring and auditing of each individual smart card transaction. Since
each microprocessor smart card has a unique identifier, it is not difficult for a system operator to
detect discrepancies in smart card usage. This allows for immediate action to be taken in the
event an anomaly is discovered that jeopardizes the integrity of a smart card system.
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Both JJ MacKay (the manufacturer of San Francisco’s parking meters) and POM parking meters
are set-up to accommodate SAM chips. These manufacturers accommodate the more secure
microprocessor smart cards. Duncan parking meters, which are solely used in Los Angeles for
their parking meter system, are not currently set up to accommodate SAM chips and therefore
rely on memory cards for their smart card applications.

Most attacks by hackers are either very expensive (for equipment and other associated costs) or
time consuming for the affected metropolitan area. The researchers who hacked the San
Francisco smart card system claim to have done so only to educate cities about making their
systems more secure. These researchers were able to hack the smart cards in as little as three
days. With more parking operations deploying smart card systems, it is imperative that parking
operators and officials understand the cards vulnerabilities and employ methods to prevent
security breaches. It is up to the parking operator to update their systems as new technologies
become available in order to reduce revenue loss. We recommend that the microprocessor smart
cards and debit/credit card compatable parking meters be used to lessen the chances of another
security breach.

3.1.5 Reliability

Because modern electronic parking meters contain very few moving parts, reliability over
mechanical meters has been improved dramatically. Coin and card slots still remain susceptible
to being jammed or clogged by foreign substances, however, sensor technology now has the
capability to sense and reject unwanted objects or foreign coins.

Modern single-space electronic parking meters have been designed to allow for very easy
serviceability and upgrades. By removing the top of the meter-head using an access key (no
special tools required), the single-piece internal electronic component which includes everything
but the coin hopper (where coins are stored) can be removed and exchanged in seconds. Table 2
provides the pros and cons of single-space parking meters.

Figure 8 — Solar Powered Single-Space Meters Capable of Credit Card Acceptance
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Table 2
Pros and Cons of Single-Space Parking Meters
Single Space
Pros Cons
e Unit cost e Do not issue receipts
e Very easy to maintain e Less payment options than multi-space
e New electronic components and features meters
can be installed in the housings of older | ¢ One meter is required for each parking
meters stall
e Can be incorporated with pay-by-phone | e If a meter is off-line, parking for the
payment options stall it serves can not be paid

e More expensive to manage than multi-
space meters

e Requires a separate hand-held computer
to change parking rates or fee
increments

e Cars can “piggyback” on others because
remaining valid time is displayed on the
meter

DESMAN Associates

3.2 Multi-Space Meters

Multi-space parking meters, as shown in Figure 9, have some distinct advantages over single-
space meters. Aside from the payment options such as cash, credit cards, smart cards and tokens,
the primary advantage is that a single multi-space parking meter can be used in place of 10 to 20
traditional single-space parking meters and are more aesthetically appealing since fewer devices
are required. Additionally, they provide a full audit trail of all transactions. In some more
sophisticated installations, multi-space parking meters can even send messages to a host
computer that performs diagnostics of each device and displays its financial and supply status in
real time. The operating components are modular and interchangeable, meaning maintenance
efforts are minimized and most major manufacturers offer solar powered units which require no
more effort to be installed than the unit being bolted to the ground.

Due to their larger size, multi-space parking meters have the ability to offer more payment
options than single-space parking meters, the most noticeable being cash. Those that accept cash
also have the added ability to give change, usually in dollar coins. Like single-space parking
meters, they also have the ability to accept coins, tokens (for validations), smart cards and credit
cards. It is not unusual for a multi-space parking meter to accept all of these forms of payment.
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Figure 9 — Solar Powered Multi Space Meter

3.2.1 Pay-and-Display

Pay-and-display systems are used in numerous on-street parking operations throughout the world
with great success. With these systems, the user can insert cash, coins, tokens, smart cards or
credit cards for payment. The user obtains a receipt from the unit that displays the date, amount
paid, and expiration time which is then placed on the vehicle’s dashboard. The advantage of the
pay-and-display application is that parking spaces do not need to be identified as with single-
space meters, conceivably allowing more cars to be parked in a given area. Pay-an-display
parking is utilized in on-street parking applications in numerous municipal parking programs
including the cities of Buffalo, New York, Chicago, Illinois, Key West, Florida, Aspen,
Colorado, Truckee, California and Houston, Texas, just to name a few.

The pros and cons of multi-space parking meters are provided in Table 3.
3.2.2 Pay-by-Space

As its name implies, pay-by-space is a system where a customer parks in a numbered space and
pays for that space. The customer enters their space number and the desired amount of time and
then pays the appropriate amount. The pay station issues the customer a receipt, but unlike pay-
and-display, the customer is not required to display the receipt on the dashboard of their vehicle.
Instead, the parking meter keeps track of which parking spaces are paid for and for how long.
Unlike single space parking meters, the remaining time is not displayed on the meter itself,
which helps reduce “piggybacking”, where someone will pull into an empty parking stall with
time remaining and not have to pay. While not as common in on-street applications as pay-and-

Parking Access and Revenue Control Systems November 3, 2009
City of Los Angeles Page 18



DESMAN

A SSOCIATES

display, pay-by-space meters are currently used by the cities of Los Angeles, California, Las
Vegas, Nevada and Ann Arbor, Michigan.

Table 3
Pros and Cons of Pay-and-Display Parking Meters

Pay-and-Display

Pros Cons

e One meter can serve 10 to 20 parking e Unit cost

spaces e Wireless function requires monthly fee
e More aesthetically pleasing e Customer must place receipt on
e |ssues receipts dashboard as proof of payment
e Fewer or no cash transactions e Enforcement personnel need to check
o Capable of accepting multiple forms of every car for a valid receipt

payment e Customers can share receipts

More payment options makes customers

more likely to pay

Easy to change parking rates

Real-time reporting capabilities

Easy to install — no hardwiring required

Modular components

Less citation appeals

Requires no street markings

Potential to fit more cars into an area

Customer may move vehicle to different

location and not repay if receipt has not

expired

e Reduces “piggybacking” as customer
takes proof of payment with them

e |f a meter goes off-line, customers may

pay using other meters
DESMAN Associates

In converting from single-space parking meters to a multi-space pay-by-space system the City of
Ann Arbor utilized the existing meter poles to identify the parking stall number that people must
enter to pay, as is shown in Figure 10.
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Figure 10 — Parking Space Number Sign

The pros and cons of pay-by-space parking meter are shown in Table 4.

Table 4
Pros and Cons of Pay-by-Space Parking Meters

Pay-by-Space

Pros

Cons

One meter can serve 10 to 20 parking
spaces

More aesthetically pleasing

Issues receipts

Less or no cash transactions

Capable of accepting multiple forms of
payment

More payment options makes customers
more likely to pay

Easy to change parking rates

Customer does not need to return to vehicle
after paying

Real-time reporting capabilities

Easy to install — no hardwiring required
Modular components

Ability to be networked

When units are networked, customers
may pay or add time at any paystation
Less citation appeals

Enforcement personnel can be notified
as to which spaces are paid for without
having to check every car

Can be integrated with a pay-by-phone
system

Reduces “piggybacking” as remaining
time is not displayed

If a meter goes off-line, customers may
pay other meters

e Unit cost

e Wireless function requires monthly fee

e Street markings and/or signs required to
identify space number

DESMAN Associates
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3.2.3Networking

Using wireless communication, modern parking meters can be networked to allow for better
customer convenience, enforcement and management. In pay-by-space systems, this allows
customers to pay for their parking at any available meter. This means that time can be added to a
parking space from a meter that is blocks away from the space itself. Also, if a parking meter is
not functioning, customers still have the ability to pay at another, functioning meter.

From an operator’s standpoint, networked parking meters allow for more efficient enforcement
and system management. For pay-by-space systems, this allows enforcement personnel to
collect payment data for an entire block or parking system off of a single parking meter rather
than from individual meters, which means less time spent collecting payment information and
more time doing actual parking enforcement.

3.2.4 Reliability

Multi-space parking meters have the capability to perform internal self-diagnostic tests on their
components. When a problem is found, alarm messages are communicated to the parking
operator through a centralized management system. Because alarms are generated in real time,
down time is greatly reduced. Instead of equipment problems being discovered in the field,
repair personnel can be dispatched with the correct components in order to make the parking
meter fully functional as quickly as possible. Because the components are modular, a meter will
only shut down completely if it can no longer serve its intended purpose of selling parking.

If a multi-space meter does go offline, customers can still pay other parking meters (with pay-by-
space they must be networked), unlike single-space meters. Because a single-space meter serves
only one parking space, if it goes off-line, parking fees cannot be collected for the use of that
parking stall, resulting in lost revenue.

As noted before, coin and card slots remain susceptible to being jammed or clogged by foreign
substances, however sensor technology now has the capability to sense and reject unwanted
objects or foreign coins.

The parking operator must determine which parking meter system will work best for their
application and select the system that will provide the best results for their desired goals. Table
5 compares the three above mentioned systems.

3.2.5 Pay-by-Phone

Pay-by-phone technology is quickly becoming a popular payment option for parking customers,
particularly in large municipalities. When paying by phone, customers call the pay-by-phone
service number and then enter their location (space number) and the amount of time they wish to
park. After being parked, they may also wish to receive text message reminders a few minutes
before their time expires and in order to add more time via their telephone.
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To use the service, customers must first register with the service provider and provide their
vehicle and credit card information. While using the service, account information, maps and
receipts can be obtained from a personal account on the service provider’s website.

The main benefits of this service are that customers need to do nothing more than dial their
phone to pay for parking and, in situations where a driver is disabled or when the weather is bad,
people have the added convenience of paying from inside their vehicle. Cities such as San
Francisco, California, Vancouver, British Columbia, Anchorage, Alaska and Coral Gables,
Florida have successfully implemented pay-by-phone programs.

Table 5
Parking Meter Technology Comparison

Single Space | Pay-and-Display | Pay-by-Space
v

Can accept coins v v
Can accept cash v v
Can accept credit cards v v v
Can accept smart cards v v v
Capable of accepting v v
validations
Issues receipts v v
Reporting capabilities v v v
Auditing capabilities v v v
Displays remaining time v

v v v

Can be intergraded with space
monitoring system
Can be intergraded with pay

A
A

by phone

Does NOT require v
enforcement of every parking

space

Meter serves more than one v v

parking space

Customers can pay any meter v v
Modular components v v v
DESMAN Associates

3.2.6 In-Car Meters

As implied by their name, in-car meters are devices that serve the same purpose as parking
meters, only they are small, portable devices that are left in a customer’s vehicle. A customer
obtains the device from a municipality or parking operator by purchasing or paying deposit. At
that time, the customer prepays for a certain amount of parking which is loaded onto the device.
When parking, the customer simply turns on the unit and if rates vary from area to area, they
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may have to select the zone they are in to ensure they are paying the proper amount. After being
activated, the device counts the time while parked and deducts the appropriate funds from the
prepaid amount. The time and zone are displayed on a screen so that enforcement personnel can
confirm that vehicles are legitimately parked. When the customer returns, they turn off the
device. This way, the customer only pays for the exact amount of time they were parked rather
than guessing the appropriate amount as with other systems. Like pay by phone, the customer
has the convenience of not needing to exit their vehicle to pay.

In-car meters are currently being used in cities such as Miami Beach, Florida, Fort Lauderdale,
Florida and Manchester, New Hampshire. From the parking operator’s standpoint, in-car meters
mean that less or even no on-street parking meters are required, which translates into less
maintenance and labor costs. Figure 11 shows two examples of in-car meters.

Figure 11 — In Car Meters

3.2.7 Space Monitoring/Control Management

In recent years, on-street vehicle detection technology has been introduced which monitors
individual metered parking spaces. Through the use of in-ground detection sensors, the system is
linked to the single- or multi-space parking meter serving the space, allowing it to provide
critical information to parking management. This allows for real time communication of
important information such as which spaces are occupied, which are occupied and unpaid,
maintenance issues, and when money collection is required. This information can be transmitted
to the parking management’s office and directly to the enforcement personnel’s handheld
computer or PDA. This directs personnel precisely to where an issue is occurring, such as an
unpaid vehicle or equipment problem. As a result, parking customers are more inclined to pay,
(because they know each space is monitored in real time) enforcement productivity is increased
and meter downtime is reduced. With detailed reporting capabilities, these systems can provide
accurate space occupancy and revenue data, turnover rates, and violation and revenue
information. This new technology has been implemented in the cities of Decatur, Georgia and
Reading, Pennsylvania and has been tested through pilot programs in cities such as Los Angeles,
California, New Haven, Connecticut and Pasadena, California.
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3.2.8 Recommended On-Street Applications

As the City of Los Angeles moves towards modernizing its parking operations, it must consider
how revenue control equipment will impact future operations. Parking management companies
and the parking industry as a whole are rapidly embracing high-tech solutions in order to make
parking operations more efficient, cost effective and user friendly. The equipment must be easy
to understand for both the customer and operator, be easy to maintain, have the ability to report
malfunctions, have auditing capabilities and offer multiple payment options.

In areas where parking demand is greater and parking rates are higher, multi-space pay-and-
display parking meters are best suited for several reasons:

Multiple forms of payment can be accepted — By accepting credit cards and smart cards in
addition to coins, some municipalities have reported up to a 40% increase in revenue per
space. This can be attributed to the fact that people are more likely to pay a meter when they
have more payment options and when paying with a credit or debit card customers tend to
overpay for their estimated length of stay, rather than underpay. In areas with higher parking
rates, customers enjoy the convenience of being able to use a credit card or smart card rather
than having to feed numerous coins into a meter. In some cases, credit card transactions
account for more than 85% of all transactions, meaning that coin collection and processing
costs are greatly reduced.

More available parking— Because pay-and-display does not require numbered parking
spaces there is no need to stripe or otherwise designate individual on-street parking stalls.
This means that more cars can park in a given area, which translates into more available
parking, less traffic congestion and increased parking revenue.

Customers may pay any parking meter — In the event a meter goes off-line, unlike single
space meters, customers may still utilize all available parking spaces by having the ability to
pay at any parking meter, meaning no lost revenue.

Customer provided with proof of payment — Because pay-and-display requires a receipt to
be displayed, the number of appealed parking citations is greatly reduced, which means a
reduction in administrative and other associated costs.

The best known manufacturers of multi-space meters are:

Digital Payment Technologies Duncan Solutions
4105 Grandview Highway 633 W. Wisconsin Avenue
Burnaby, BC Suite 1600
Canada V5C 6B4 Milwaukee, WI 53203
Phone: 888.687.6822 Phone: 877.577.3632
Cale Meters Parkeon
21925 Highway 19N 40 Towsome Drive, Suite 7
Clearwater, FL 33765 Moorestown, NJ 08057
Phone: 727.724.1800 Phone: 856.235.7801
Parking Access and Revenue Control Systems November 3, 2009
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4.0 Summary of Recommended Technology Upgrades

Table 6 below provides a facility-by-facility summary of the presumed technology changes
which a private operator would make if they were to run the off-street parking systems in the
City of Los Angeles. The same technology assumptions were made when developing the hybrid
operating model under which the City would retain management of the system.

Table 6
Recommended Technologies for the Los Angeles Parking System

. Facility | Current PARCS | Ideal (Private Operator)
Facility Name
Number| Technology PARCS Technology
Pershing Square N/A Attendant Booth Pay-on-Foot/Proximity Card
Attendant Booth/Pay- Attendant Booth/Pay-on-
Arc Light N/A on-Foot/Pay-in- Foot/Pay-in-Lane/Central
Lane/Central Cashier Cashier
Friar 601 Attendant Booth Pay-in-Lane/Proximity Card
Dickens 629 Attendant Booth Pay-in-Lane/Proximity Card
Cherokee 670 Attendant Booth Pay-on-Foot/Proximity Card
Broxton 680 Attendant Booth Pay-on-Foot/Proximity Card
Ventura 690 Attendant Booth Pay-in-Lane/Proximity Card
Robertson 703 Attendant Booth Pay-on-Foot/Proximity Card
Larchmont 732 Attendant Booth Attendant Booth
Hollywood-Highland 745 Attendant Booth Pay-on-Foot/Proximity Card
DESMAN Associates

On-street, it is assumed that a private operator would install pay-and-display stations on street to
replace the current system of single-space and pay-by-space meters. This is the ideal technology
for a system of this size and level of demand for on-street parking.

4.0 Conclusion

Parking Access and Revenue Control Systems are an integral part of modern parking operations.
As technology continues to improve, these systems will provide improved service and solutions
for parking customers and operators. As the name implies, PARCS are in place to provide
control and accountability of parking operations. Modern systems have the ability to self-audit,
provide detailed user and revenue reports, accept multiple forms of payment and efficiently and
cost-effectively operate multiple parking facilities from a single parking system. Automating
systems and incorporating computerized and GPS technologies decreases the human-factor,
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effectively reducing long-term costs and improving accuracy and efficiency. Providing more
options for the customer improves their ability to find and pay-for available parking and provides
a more enjoyable parking experience. When using smart cards for parking meters, we
recommend the microprocessor cards. The Duncan parking meters which are used in Los
Angeles are not compatible with this type of smart card, so we would recommend the use of
credit/debit card transactions instead of using memory smart cards. This will eliminate the
potential security breaches of the memory smart cards entirely.
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1. INTRODUCTION

Desman Associates (architectural and structural) and Heapy Engineering LLC (mechanical,
electrical, plumbing, fire protection and elevators) has completed a physical due diligence review
of the City of Los Angeles Parking Facilities, which consists of 10 parking garages. Our walk-
through evaluations of the facilities were performed the week of July 20, 2009.

1.1 Authorization

Authorization to perform an engineering assessment and other professional services associated
with a physical due diligence review of the City of Los Angeles Parking Facilities was provided
by the executed contract between Scott Balice Strategies and Desman Associates dated May 29,
2009. The work was performed in accordance with DESMAN’s *Scope of Services’ as outlined
in our proposal dated April 13, 20009.

1.2 Objective
This report is intended to summarize our findings on the current condition and provide

recommendations with regard to expected, future maintenance of the facilities. Our scope of
services for this project provided for the evaluation of the current condition of the facilities,
preparation of probable construction costs based on our opinion of appropriate restoration

procedures and presentation of our findings to document observations and recommendations.

The evaluation of the current condition of the structures was accomplished through several
means. During our field survey, copies of limited design drawings and other construction related
documents were made available for our use. The structural and waterproofing field survey
consisted of visual observation and photographic documentation of all accessible areas of the
parking facilities as well as sounding of the various concrete surfaces to locate delaminated
areas. An assessment of vertical transportation, mechanical, electrical, plumbing, and fire
protection systems servicing the facilities was included in this scope of services and was

performed by Heapy Engineering, LLC working as a sub-consultant to DESMAN.
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We have attempted to establish a 50 year budget projection based on our field observations, our
historical experience with similar structures and recommended materials as well as published
data relating to the expected service life cycles of products. See the cost tables in each facility’s
respective section for our opinions of short and long term costs based on current existing
conditions and expected future repairs. The probable construction costs presented are based on
expected and/or prevailing 2009 prices for labor, materials and equipment in the Los Angeles.

1.3 Definitions

Unless noted otherwise, condition appraisals are based, in part, upon visual observations and
sounding of the floor and other concrete surfaces made at the time of the condition survey. The
following terms shall apply in the evaluation of the facility's components:

Excellent Component is in a "like new" state, and is performing its function as intended.
Good Component exhibits little deterioration, and is performing its function as intended.
Fair Component exhibits minor deterioration, and is performing its function as

intended, but the component's rate of deterioration has begun to accelerate.

Poor Component has significantly deteriorated and/or is no longer functioning as
intended.
Obsolete Component has completely deteriorated, and its state represents a potential hazard

to the overall condition of the facility.
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2. LOT 680 - BROXTON AVENUE PARKING STRUCTURE

2.1 Executive Summary

Currently, the Broxton Avenue Parking Structure was found to be in ‘Good’ condition. The
mixed-use facility consists of six levels and provides approximately 366 vehicle spaces. The
structural system consists of a combination of precast, pre-stressed concrete double tee members
and cast-in-place concrete columns, beams, and slab infill areas. Lateral loads are resisted by

shear walls.

Isolated locations of concrete deterioration in the form of cracking, spalling, and delamination
were observed during our review. Most of this deterioration was noted in or directly adjacent to
the cast-in-place slab infill areas between the double tee members. Caulking was found to be in
‘Fair’ condition, with locations of deterioration observed.

A traffic bearing waterproofing membrane has been installed at the entrance and exit lanes, on
Level 2 above the retail space, and on the roof level. In general, the membrane was found to be

in ‘Poor’ condition, showing significant signs of wear and tear, particularly on the roof level.

Overall, fire protection, plumbing, HVAC, and electrical systems were found to be in ‘Good’
condition during our review. However, the roof level light poles were observed to be in ‘Poor’

condition, with the finish peeling and/or flaking off at many locations.

A modest effort aimed at addressing concrete repairs and cracks as they may be needed and
maintaining the condition of the waterproofing membrane system (especially in high wear areas
and over the occupied/retail space) should keep this structure in very good condition for an
extended period of time.
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2.2 General Information

2.2.1
2.2.2
2.2.3
224

2.2.5
2.2.6
2.2.7
2.2.8
2.2.9

2.2.10
2211

2.2.12

2.2.13

2.2.14
2.2.15
2.2.16

Facility Name: City Lot 680 - Broxton Avenue Parking Structure

Address: 1036 Broxton Avenue; Los Angeles, California

Vehicle Capacity: 366 cars

Facility Type: Mixed-use parking facility, with retail space provided on Level 1 along
Broxton Avenue. Levels B1 and B2 are classified as ‘enclosed,” and Levels 1 through 4
are classified as “‘open’ for building code purposes

Year Built: 1997

Number of Levels: Six

Number of Entrances: One entrance lane off Broxton Avenue

Number of Exits: One exit lane off Broxton Avenue

Overall Dimensions: Trapezoidal in shape, with dimensions of approximately 300 feet
(maximum) and 90 feet (minimum) in the north-south direction and 125 feet in the east-
west direction

Functional Layout: Single helix with two-way traffic and 90-degree parking.

Structural System: Combination of precast double tee members and cast-in-place,
conventionally reinforced concrete slab infill areas, beams, and columns. Lateral loads
are resisted by shear walls.

Existing Surface Treatments or Coatings: A thin, traffic bearing waterproofing
membrane has been installed at the entrance and exit lanes, on Level 2 above the retail
space, and on the roof level.

Design Criteria: City of Los Angeles Building Code (Edition date not specified on
design drawings)

Retail Space: Level 1 along Broxton Avenue

Zoning Review: Not performed

Documents Provided for Review: A complete set of architectural and structural drawings

dated August 1996 was provided for our use.
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2.3 Findings and Recommendations

Structural and Waterproofing Components

A visual examination of accessible structural components of the parking structure was
performed, noted on drawings, and documented with representative photographs. Some of these
photographs have been included in Appendix A of this report. The work was performed during
early morning hours when occupancy was at a minimum. Additionally, top surfaces of the
structurally supported floor slabs were selectively sounded in areas using the ‘chain drag’
procedure to detect potential concrete delaminations not otherwise visible. Also, accessible
surfaces of the undersides of the supported level slabs (soffit), beams, columns, and walls were

selectively sounded with a hand held hammer where possible or where conditions were suspect.

Minimal cracking, delamination, and spalling of floor slabs was observed in the garage, with the
majority of the deterioration located in or directly adjacent to the cast-in-place slab infill areas
between the double tee members; see photos 1 through 3 in Appendix A. Some of the slab
cracks appear to have been previously injected with epoxy. Isolated deterioration of the beams
and columns was also observed during our review; see photo 4. We recommend that slab cracks
be routed and caulked and the delaminated and/or spalled concrete be removed and replaced with

a quality repair mortar.

A thin, traffic bearing waterproofing membrane has been installed (likely during original
construction) at the entrance and exit lanes, on Level 2 above the retail space, and on the roof
level. In general, the existing membrane was found to be in ‘Poor’ condition. We observed
numerous locations of membrane de-bonding, wear and tear, and a lack of flashing at vertical
terminations; see photo 5 through 7. We recommend that the existing membrane be re-coated,
which will involve removal of damaged and/or de-bonded membrane, solvent cleaning of the
existing well-bonded membrane, and reapplication of membrane system with proper flashing at

vertical terminations.
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Existing control and cove joint caulking was found to be in ‘Good to Fair’ condition. A few
locations of failed caulking were noted, along with signs of leakage beneath some of the joints;
see photo 8. We recommend the caulking is replaced at failed locations and the remainder of the

caulking is replaced as it reaches the end of its useful service life.

In the basement levels, a few locations of leaking foundation wall cracks were also observed
during our review. We recommend the leaking cracks be chemical grout injected to minimize

future water infiltration and subsequent deterioration.

Shear walls were found to be in “Excellent to Good’ condition.

Architectural Components

There are two stair towers along the west side of the garage that provide access to each level and
Broxton Avenue. Minor deterioration in the form of localized tread and riser delamination

and/or spalling, peeling handrail paint, and a few loose nosing strips; see photos 9 and 10.

The exterior facade of the facility consists of a combination of precast wall panels and cast-in-
place concrete. Portions of the facade were observed to be dirty and should be power washed

clean, but no significant deterioration was observed during our review.

Way-finding signage in the garage was considered adequate, with each level appropriately
marked and identifiable. Striping was also found to be in adequate condition, but it is expected

that the striping will need to be re-applied periodically.
Fire Protection
The structure is fully sprinklered, and main standpipe is located at the north end of the building.

Fire hose cabinets are not provided. The fire protection piping is painted and in ‘Good’

condition.
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Fire extinguisher cabinets are located throughout the garage, along with a fire alarm system
consisting of audible/visual alarm signaling devices and manual pull stations at the stairwells.
Plumbing

Trench drains were provided at Levels 3 and 4 near the south stairs, and an emergency drain and
sump pump were provided at the lowest level. The storm drainage piping is in ‘Good’ condition.

HVAC

The two basement levels and street level are mechanically ventilated. Three exhaust fans are
located along the outside wall in mechanical rooms at the Level 2 and the supply fan is located
on the Level 3. All of the fans are connected to the lower floors thru vertical shafts. Because
mechanical drawings were not made available, we are unable to determine ventilation rates

without taking field measurements.

A carbon monoxide system is present in the two basement levels and first level of the garage.
Each sensor covers approximately 5,000 square feet, which is typically recommended by the

sensor manufacturers.

Electrical

The main electric room was not accessible during our review. However, the drawings provided
for our review indicated the service to be an 800 amp, 480 volt, 3-phase service. In addition, a
100 KW emergency generator backs up the emergency lighting and some minimal power

requirements.

Lighting on all levels except the roof level is provided with 175 watt HID fixtures, which are
generally in ‘Good’ condition. The average lighting level in the garage is 10 foot candles, with
typical levels of 25 foot candles under a fixture and 2 foot candles away from fixtures.

-
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The roof level is illuminated with twenty foot pole lights with four shoe box style heads. In
addition to the shoe box style fixtures, four adjustable aim flood lights are provided at
approximately 15 feet up the poles. These lights are in ‘Poor’ condition, with the finish peeling

and/or flaking off at many locations.

2.4 Opinion of Construction Costs

Based on our current findings, experience with similar structures, and published data related to
the expected service life cycles of the facility’s components, we have projected the costs
associated with our recommended repair and preventative maintenance program over the next 50
years. The applicable table in Appendix B presents our opinion of the construction costs for the
next 50 years.

In developing our opinion of probable construction costs we have assumed that a contractor
would have to perform repairs such that normal parking operations are not unduly affected by the
work. The area allocated for repairs during a single phase would be large enough to permit

efficient construction operations, but not so large to unnecessarily restrict garage operations.

The enclosed tables present the probable costs for implementation of the recommendations noted
above and include the following:
¢ Anallowance of 10% of the base contract work for mobilization, general conditions and
miscellaneous work not otherwise specified.
e Anallowance of 10% of the base contract work for a project contingency to account for
unanticipated or unknown items that may arise prior to the work taking place.
¢ Anallowance of 8% of the base contract work for engineering and testing fees associated

with the work.

The following are not included:
e Costs for ADA modifications to the facility, if any
e Costs to obtain alternative parking for the duration of the project
e Costs for improvements or replacement of signage
e Costs for the remediation of any hazardous materials
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3. ARC LIGHT PARKING STRUCTURE (CINERAMA DOME)

3.1 Executive Summary

The Arc Light, or Cinerama Dome, Parking Structure was found to be in ‘Excellent to Good’
condition. The mixed-use facility consists of seven levels and provides approximately 1,717
vehicle spaces. The structural system consists of a cast-in-place post-tensioned concrete slabs
and beams supported by cast-in-place conventionally reinforced concrete columns. Lateral loads
are resisted by shear walls in the east-west direction and a moment frame in the north-south

direction.

Very isolated locations of concrete deterioration in the form of cracking, spalling, and
delaminations were observed during our review. Most of this deterioration was noted along
construction joints, pour strips, or directly above the beams where the reinforcing steel and post-
tensioning components are closest to the slab surface. Caulking was found to be in ‘Good to
Fair’ condition, with a few locations of deterioration observed.

A traffic bearing waterproofing membrane was previously installed on Level 2 above the
occupied spaces and over the pour strips on the roof level. In general, the membrane was found
to be in ‘Fair’ condition, showing signs of wear and tear, particularly in the drive aisles and

turning lanes.

Fire protection, plumbing, HVAC, and electrical systems were found to be in ‘Good’ condition

at the time of our review.

A modest effort aimed at addressing concrete repairs as they may be needed, maintaining the
condition of the waterproofing membrane system over the occupied/retail space, and proper
surface protection of critical post-tensioning component locations should keep this structure in

very good condition for an extended period of time.
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3.2 General Information

3.2.1
3.2.2
3.2.3
3.24

3.25

3.2.6

3.2.7

3.2.8

3.2.9

3.2.10

3.2.11

3.2.12

3.2.13
3.2.14
3.2.15
3.2.16

Facility Name: Arc Light Parking Structure

Address: 6389 De Longpre Avenue; Hollywood, California

Vehicle Capacity: 1717 vehicles

Facility Type: Mixed-use parking facility, with retail space provided in the southeast
corner of Level 1. All levels are classified as ‘open’ for building code purposes.

Year Built: 2002

Number of Levels: Seven

Number of Entrances: Two entrance lanes off De Longpre Avenue and two entrance
lanes off Ivar Avenue

Number of Exits: One exit lane off De Longpre Avenue and two exit lanes off Ivar
Avenue

Overall Dimensions: Approximately 440 feet in the east-west direction and 220 feet in
the north-south direction

Functional Layout: Two-way traffic and 90-degree parking on relatively flat bays, with
the levels connected by speed ramps

Structural System: Cast-in-place post-tensioned slabs and beams supported by cast-in-
place conventionally reinforced columns. Lateral forces are resisted by shear walls in the
east-west direction and a moment frame in the north-south direction.

Existing Surface Treatments or Coatings: A thin, traffic bearing waterproofing
membrane has be previously installed on Level 2 over the occupied space.

Design Criteria: Unknown

Retail Space: Southeast corner of Level 1

Zoning Review: Not performed

Documents Provided for Review: A partial set of architectural drawings dated December

2000 was provided for our use.
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3.3 Findings and Recommendations

Structural and Waterproofing Components

A visual examination of accessible structural components of the parking structure was
performed, noted on drawings, and documented with representative photographs. Some of these
photographs have been included in Appendix A of this report. The work was performed during
early morning hours when occupancy was at a minimum. Additionally, top surfaces of the
structurally supported floor slabs were selectively sounded in areas using the ‘chain drag’
procedure to detect potential concrete delaminations not otherwise visible. Also, accessible
surfaces of the undersides of the supported level slabs (soffit), beams, columns, and walls were

selectively sounded with a hand held hammer where possible or where conditions were suspect.

Very minimal deterioration on the top surface of the floor slabs was observed in the garage. The
deterioration observed was in the form of concrete cracking, delamination, and spalling and was
mainly observed along the construction joints, pour strips, or over the beams where the
reinforcing steel and post tensioning components are closest to the slab surface; see photos 11
and 12.

Additionally, a few locations of soffit and beam spalling were observed in the garage. At a few
of these locations, it appears that the damage is due to oversized vehicles entering the garage and
hitting the bottom portion of the beams; see photo 19. We recommend that the delaminated
and/or spalled concrete be removed and replaced with a quality repair mortar.

We also recommend that the cracking noted in the garage be routed and caulked on a priority
basis. The largest number of cracks was observed on the roof level and should be addressed first
because they are directly exposed to the elements. After cracks have been repaired on the roof

level, the remainder of the cracks in the garage should be routed and caulked.

Shear walls in the east-west direction and the moment frame in the north-south direction were

found to be in ‘Excellent to Good’ condition.
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At the interface between the garage and plaza to the north on Level 2, spalling was observed; see
photos 13 and 14. It appears that this deterioration is likely due to the lack of an expansion joint
seal to accommodate the differential movement between the garage and plaza structures. We
recommend that the deteriorated concrete is removed and replaced, and expansion joint seals are
installed at the interface between the two structures.

A thin, traffic bearing waterproofing membrane was previously installed (likely during original
construction) on the pour strips on the roof level and Level 2 above the occupied spaces. In
general, the existing membrane was found to be in ‘Fair’ condition. Locations of membrane de-
bonding, wear and tear, and damage were observed; see photo 15 and 16. We recommend the
existing membrane in the drive aisles on Level 2 and the roof level pour strips be re-coated. Re-
coating of the membrane will include removal of damaged and/or de-bonded membrane, solvent

cleaning of the existing well-bonded membrane, and reapplication of membrane system.

Existing construction joint, pour strip, and cove joint caulking was found to be in ‘Good’
condition, with a few locations of failed caulking were noted; see photo 17. However, post-
tensioning components are typically most susceptible to corrosion related deterioration at these
locations due to the removal of the protective sheathing during original construction to
accommodate stressing operations. To protect the critical post tensioning components, we

recommend waterproofing membrane strips are installed over the joints and strips.

A few barrier cables were observed to be slack during our review and should be re-tensioned.
Architectural Components

Pedestrian access between levels is provided via three stair towers located in the southwest
corner, south end, and north end of the garage. Overall, the stair towers were found to be in

‘Good’ condition, with minor cracking noted in the concrete tread infill and a few locations of
peeling paint and/or slight steel corrosion; see photos 18 and 19.
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The exterior fagade of the facility consists of a combination of cast-in-place concrete and metal

screening. No significant deterioration to the fagade elements was observed during our review.

Way-finding signage in the garage was considered adequate, with each level appropriately
marked and identifiable. Striping was also found to be in adequate condition, but it is expected
that the striping will need to be re-applied periodically.

Fire Protection

The garage is fully sprinklered, and four stand pipes are provided with a hose connection at each
level. In addition, multiple fire hose cabinets are provided on the roof level. The fire protection
piping is in ‘Good’ condition.

Fire extinguishers are provided at various locations on each level.

Plumbing

Large roof drains are provided at six locations on the roof. The other levels also have six drain

locations that repeat down thru the structure. The storm drainage piping is in ‘Good’ condition.

HVAC

Since the garage is an open structure, it is not mechanically ventilated. The elevator machine

room at the roof level appears to be ventilated, but was not accessible during our review.

Electrical

The majority of the lighting fixtures, other than the roof, are 4’ long twin tube T8 fluorescent
fixtures. In most cases, two of these fixtures are mounted end to end and do not have a cover of
any type. Overall, the fixtures are in ‘Good’ condition. The average lighting level in the garage

is 10 foot candles, with typical levels of 25 foot candles under a fixture and 1.5 foot candles
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away from fixtures. The roof is illuminated with twin shoe box style fixtures on twenty foot

poles. The poles and fixtures are in ‘Good’ condition.

3.4 Opinion of Construction Costs

Based on our current findings, experience with similar structures, and published data related to
the expected service life cycles of the facility’s components, we have projected the costs
associated with our recommended repair and preventative maintenance program over the next 50
years. The applicable table in Appendix B presents our opinion of the construction costs for the

next 50 years.

In developing our opinion of probable construction costs we have assumed that a contractor
would have to perform repairs such that normal parking operations are not unduly affected by the
work. The area allocated for repairs during a single phase would be large enough to permit

efficient construction operations, but not so large to unnecessarily restrict garage operations.

The enclosed tables present the probable costs for implementation of the recommendations noted
above and include the following:
¢ Anallowance of 10% of the base contract work for mobilization, general conditions and
miscellaneous work not otherwise specified.
e Anallowance of 10% of the base contract work for a project contingency to account for
unanticipated or unknown items that may arise prior to the work taking place.
¢ Anallowance of 8% of the base contract work for engineering and testing fees associated

with the work.

The following are not included:
e Costs for ADA modifications to the facility, if any
e Costs to obtain alternative parking for the duration of the project
e Costs for improvements or replacement of signage

e Costs for the remediation of any hazardous materials
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4. PERSHING SQUARE PARKING STRUCTURE

4.1 Executive Summary

The Pershing Square Parking Structure was found to be in ‘Good to Fair’ condition. The
underground parking facility consists of three levels, provides approximately 2500 vehicle
spaces, and is integrated with the park and plaza areas above. The structural system consists of a
cast-in-place conventionally reinforced two-way slab supported by cast-in-place conventionally
reinforced concrete columns with drop panels. Lateral loads are resisted by a combination of the
foundation walls, shear walls, and lateral bracing.

Locations of concrete deterioration to the slab, soffit, and columns in the form of spalling and
delaminations were observed during our review. The majority of the deterioration was observed
on or near the entrance, exit, or helix ramps and along the construction joints. No caulking was
observed in the construction joints, and signs of water leakage were noted beneath many of the
joints. In addition, many locations of leaking foundation wall cracks were observed, in particular

along the Level 3 north foundation wall.

A traffic bearing waterproofing membrane has been previously installed on the entrance and exit
ramps to/from the street level. In general, the membrane was found to be in *Fair’ condition,
showing signs of wear and tear and a lack of flashing at vertical terminations. Steel expansion
joint assemblies on the helix ramps appear to be from original construction and were found to be
in ‘Fair to Poor’ condition. Signs of water leakage and deterioration of the slabs and beams
beneath the joints was observed in many locations.

Overall, the fire protection, plumbing, HVAC, and electrical systems were found to be in ‘Fair’
condition. Locations of corrosion were observed on the fire protection and storm drainage
piping, along with many damaged intake/exhaust grilles. Exhaust fans and electrical distribution
equipment are old and show signs of wear and tear. In addition, carbon monoxide detectors

cover too areas significantly larger than industry standards and may not be operating effectively.
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In order to extend the service life of the facility, we recommend a repair program including

concrete repairs to the deterioration observed, installation of caulking at construction joints,

maintaining waterproofing membrane on the entrance and exit lanes, and repairs and/or upgrades
to the MEP/FP systems as needed.

4.2 General Information

42.1
4.2.2
4.2.3
4.2.4

4.2.5

4.2.6

4.2.7

4.2.8
4.2.9

4.2.10

4.2.11

4.2.12

4.2.13
4.2.14
4.2.15
4.2.16

Facility Name: Pershing Square Parking Structure

Address: 441 W. 6™ Street; Los Angeles, California

Vehicle Capacity: 2550 vehicles

Facility Type: Underground parking facility with integral park and plaza areas above.
All levels are classified as “‘enclosed’ for building code purposes.

Year Built: Unknown, appears to be approximately 50 years old

Number of Levels: Three

Number of Entrances: One entrance lane along Olive Street, South Hill Street, 5" Street,
and 6" Street

Number of Exits: One entrance lane along Olive Street, South Hill Street, and 5" Street
Overall Dimensions: Approximately 595 feet in the north-south direction and 355 feet in
the east-west direction

Functional Layout: Two-way traffic and 90-degree parking on relatively flat bays, with
the levels connected by helix ramps

Structural System: Cast-in-place conventionally reinforced two-way slabs supported by
cast-in-place conventionally reinforced columns with drop panels. Lateral forces are
resisted by a combination of the foundation walls, shear walls, and lateral bracing.
Existing Surface Treatments or Coatings: A thin, traffic bearing waterproofing
membrane has be previously installed on entrance and exit ramps.

Design Criteria: Unknown

Retail Space: None

Zoning Review: Not performed

Documents Provided for Review: A partial set of re-striping drawings dated March 1992

was provided for our use.
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4.3 Findings and Recommendations

Structural and Waterproofing Components

A visual examination of accessible structural components of the parking structure was
performed, noted on drawings, and documented with representative photographs. Some of these
photographs have been included in Appendix A of this report. The work was performed during
early morning hours when occupancy was at a minimum. Additionally, top surfaces of the
structurally supported floor slabs were selectively sounded in areas using the ‘chain drag’
procedure to detect potential concrete delaminations not otherwise visible. Also, accessible
surfaces of the undersides of the supported level slabs (soffit), beams, columns, and walls were

selectively sounded with a hand held hammer where possible or where conditions were suspect.

Due to the structural behavior and distribution of loads in a two-way structural system, slab
cracking is common. As expected, we noted cracking of the slab, mainly near the columns were
the applied loads produce the greatest stresses in the concrete. While the cracking appears to be
widespread in some areas, deterioration of the slab adjacent to the cracks and signs of leakage on
the slab soffit were minimal. It is possible that much of this cracking occurred within the first

few years after the facility was constructed and does not appear to require repairs at this time.

Locations of slab spalling and delaminations were observed in the garage, and no caulking was
noted in the construction joints; see photos 20 through 23 The majority of the spalling and/or
delamination was noted on Level 1 on or near the entrance, exit, and helix ramps and along the
construction joints. The deterioration is likely due to the moisture carried into the garage from
user vehicles and the lack of construction joint caulking. We recommend that the delaminated

and/or spalled concrete be removed and replaced with a quality repair mortar.

Spalling and/or delamination of the slab soffit and columns were also observed during our
review; see photos 24 and 25. Again, the majority of this deterioration was noted beneath the
entrance, exit, and helix ramps and directly beneath the construction joints. We recommend that
the delaminated and/or spalled concrete be removed and replaced with a quality repair mortar.
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Additionally, we recommend that caulking be installed in construction joints to minimize future

slab and soffit deterioration at these locations.

The underside of the roof slab appeared to be in ‘Good’ condition. No significant areas of
concrete delamination or spalling were noted, and a minimal number of leaking cracks were
noted. However, many locations of water leakage were observed at through-slab penetrations.
We recommend that the leaking is mitigated through chemical grout injection from the underside

of the roof slab and/or caulking around the penetrations in the plaza/park area above.

The shear walls and lateral bracing were found to be in ‘Good’ condition.

Numerous locations of leaking foundation wall cracks were noted during our review; see photos
26 and 27. The majority of the leaking wall cracks were noted on the lower levels and along the
north and south foundation walls. Some of these cracks appear to have been previously repaired,
but the repairs appear to be in ‘Poor’ condition. We recommend the cracks are chemical grout

injected to minimize future water infiltration and deterioration.

The steel expansion joint assemblies appear to be from original construction and do not provide a
water tight seal. Signs of water leakage and deterioration of the slab soffit and beams directly
beneath the expansion joints were observed in many locations; see photos 28 and 29. We
recommend the steel assemblies are removed and new watertight expansion joint seals are

installed in conjunction with the repairs to the soffit and beams.

A thin, traffic bearing waterproofing membrane has been installed on all entrance and exit ramps,
except for the southwest ramp. In general, the existing membrane was found to be in ‘Fair’
condition. Locations of wear and tear damage and de-bonding of the membrane were observed,
along a lack of flashing at the vertical terminations. Signs of water leakage were observed
beneath many of the ramps, which have contributed to the soffit deterioration previously noted.
We recommend the existing membrane be re-coated and a waterproofing membrane is installed

on the southwest ramp. Re-coating of the membrane will include removal of damaged and/or de-
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bonded membrane, solvent cleaning of the existing well-bonded membrane, and reapplication of

membrane system with proper flashing at vertical terminations.

Architectural Components

Pedestrian access between parking levels and the park/plaza areas above is provided via seven
stairwells. Overall, the stair towers were found to be in ‘Fair’ condition, but were found to be
dirty, uninviting, and steep. In addition, locations of steel stair component corrosion and peeling
paint were noted; see photos 33 and 34. We recommend that enhancements and/or upgrades to
the stairwells’ appearance be performed in the near future and stairwell steel components be
cleaned and painted as necessary.

Way-finding signage in the garage was considered adequate, with each level appropriately
marked and identifiable. Striping was also found to be in adequate condition, but it is expected
that the striping will need to be re-applied periodically.

Fire Protection

The garage is divided into at least six fire sprinkler zones and is fully sprinklered using a wet
sprinkler system. The piping is not painted, and corrosion was observed on some of the piping.

Plumbing
A limited amount of storm drainage is present in the garage, with most of the piping typically
cast iron hub and spigot showing signs of corrosion in many locations. Repairs were noted in

multiple locations using banded no-hub fittings.

Sump pumps are located at the lowest level and have been replaced previously during the life of
the structure.
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HVAC

The garage is mechanically ventilated with four large exhaust fans connected by tunnels
underneath the lowest parking level. The tunnels are connected to vertical ducts that rise into the
parking structure at multiple column locations. These ducts are provided with grilles that allow
the exhaust air to enter the duct, be pulled down thru the duct into the tunnel system, and be
exhausted to the outside through shafts at the street level.

In many locations, the grilles and ducts are damaged, with some of the damaged ducts being used
as trash receptacles. The fans are old and were found to be in “Fair’ condition for their age.
Because mechanical drawings were not made available, we are unable to determine ventilation

rates without taking field measurements.

A carbon monoxide detection system was recently installed in the garage, with the sensors
divided in four zones that control the four exhaust fans. The system sensors cover areas up to
17,500 square feet, which is above the industry standard of 5,000 square foot per sensor. With

the sensors covering such large areas, it is unclear how effective the system is.

Electrical

Power is distributed to multiple transformers that are located in the garage, typically found close
to a column, that serve local lighting power panels. Both the transformers and panels are

showing their age and are in “Fair’ condition.

Lighting in the garage has been previously upgraded at some point to 8’-long fluorescent fixtures
with two 4’ long 25 watt T8 tubes. No covers are provided over the lamps, but the fixtures were
generally found to be in ‘Good’ condition. The average lighting level in the garage is 10 to 12
foot candles, with typical levels of 20 foot candles under a fixture and 1.5 foot candles away
from fixtures. Emergency lighting is provided with battery back-up flood lights, which are in

‘Fair’ condition.
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4.4 Opinion of Construction Costs

Based on our current findings, experience with similar structures, and published data related to

the expected service life cycles of the facility’s components, we have projected the costs

associated with our recommended repair and preventative maintenance program over the next 50

years. The applicable table in Appendix B presents our opinion of the construction costs for the

next 50 years.

In developing our opinion of probable construction costs we have assumed that a contractor

would have to perform repairs such that normal parking operations are not unduly affected by the

work. The area allocated for repairs during a single phase would be large enough to permit

efficient construction operations, but not so large to unnecessarily restrict garage operations.

The enclosed tables present the probable costs for implementation of the recommendations noted

above and include the following:

An allowance of 10% of the base contract work for mobilization, general conditions and
miscellaneous work not otherwise specified.

An allowance of 10% of the base contract work for a project contingency to account for
unanticipated or unknown items that may arise prior to the work taking place.

An allowance of 8% of the base contract work for engineering and testing fees associated

with the work.

The following are not included:

Costs for repairs and/or upgrades to plaza areas, retail spaces, and roadways above the
parking structure.

Costs for ADA modifications to the facility, if any

Costs to obtain alternative parking for the duration of the project

Costs for improvements or replacement of signage

Costs for the remediation of any hazardous materials
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5. LOT 745 - HOLLYWOOD & HIGHLAND PARKING STRUCTURE

5.1 Executive Summary

The Hollywood & Highland Parking Structure was found to be in “Excellent to Good’ condition.
The underground parking facility consists of six levels, provides approximately 3006 vehicle
spaces, and is integrated with the plaza, retail, and office areas above. The structural system
consists of a precast, pre-stressed concrete double tee members and beams supported by precast
conventionally reinforced concrete columns and cast-in-place foundation walls. Lateral loads are

resisted by a combination of the foundation walls, shear walls, and moment frames.

The most significant deterioration observed in the garage was cracking in the north-south
direction near the mid-point of the garage. This cracking occurs at the same location on all
supported levels and varies in width from %" to over 1.” It is likely that this cracking is due to
the lack of expansion joint seals to alleviate stresses due to concrete shrinkage, creep, and
temperature variations over the large footprint of the garage.

In addition, locations of concrete deterioration in the form of spalling and delamination of the
slab, soffit, beams, and columns were observed during our review. Much of this deterioration is

relatively minor in extent, but should be addressed as part of a repair program.

A traffic bearing waterproofing membrane has been installed on the Highland Avenue entrance
ramps into the facility. In general, the membrane was found to be in “Fair’ condition, showing

signs of wear and tear, along with a lack of flashing at vertical terminations.

Fire protection, plumbing, HVAC, and electrical systems were found to be in ‘Excellent to

Good’ condition at the time of our review.

A repair effort aimed at addressing the cracking at the center of the garage with the installation

of an expansion joint seal, concrete repairs, maintaining the condition of the ramp waterproofing
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membrane system, and surface protection at critical locations should keep this structure in very

good condition for an extended period of time.

5.2 General Information

5.21

5.2.2

5.2.3

5.24

5.25

5.2.6

5.2.7

5.2.8

5.2.9

5.2.10

5.2.11

5.2.12

5.2.13

5.2.14

5.2.15
5.2.16

Facility Name: Hollywood & Highland Parking Structure

Address: 6801 Hollywood Boulevard; Los Angeles, California

Vehicle Capacity: 3006 vehicles

Facility Type: Underground parking facility with plaza, retail, and office space above.
For building code purposes, all levels are classifies as ‘enclosed.’

Year Built: 2001

Number of Levels: Six

Number of Entrances: Two entrance lanes along Highland Avenue and two entrance
lanes along Orange Avenue

Number of Exits: Two exit lanes along Highland Avenue and two exit lanes along
Orange Avenue

Overall Dimensions: Approximately 370 feet in the north-south direction and 506 feet in
the east-west direction

Functional Layout: Two-way traffic and 90-degree parking on relatively flat bays, with
the levels connected by ramps at east and west ends of the garage.

Structural System: Precast, pre-stressed concrete double tee members and beams
supported by precast conventionally reinforced concrete columns and cast-in-place
foundation walls. Lateral loads are resisted by a combination of the foundation walls,
shear walls, and moment frames.

Existing Surface Treatments or Coatings: A thin, traffic bearing waterproofing
membrane has be previously installed on entrance ramp.

Design Criteria: 1994 Uniform Building Code, Volume 1 with City of Los Angeles
1996 Amendments

Retail Space: Above parking levels

Zoning Review: Not performed

Documents Provided for Review: A complete set of architectural drawings dated

February 2001 was provided for our use.
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5.3 Findings and Recommendations

Structural and Waterproofing Components

A visual examination of accessible structural components of the parking structure was
performed, noted on drawings, and documented with representative photographs. Some of these
photographs have been included in Appendix A of this report. The work was performed during
early morning hours when occupancy was at a minimum. Additionally, top surfaces of the
structurally supported floor slabs were selectively sounded in areas using the ‘chain drag’
procedure to detect potential concrete delaminations not otherwise visible. Also, accessible
surfaces of the undersides of the supported level slabs (soffit), beams, columns, and walls were

selectively sounded with a hand held hammer where possible or where conditions were suspect.

The most significant deterioration observed in the garage was cracking along column line 5 in
the north-south direction. This cracking occurs on all structurally supported levels at
approximately the mid-point of the garage’s largest dimension. The cracking varies in width
from ¥4 to greater than 1,” and numerous areas of slab and soffit spalling were noted directly
adjacent to the cracking; see photos 35 through 38. Due to the large overall dimensions of the
facility, it is likely that this deterioration is due to a lack of expansion joint seals to alleviate the
stresses associated with concrete shrinkage/creep and temperature variations. We recommend
that an expansion joint seal is installed and the deteriorated concrete is removed and replaced

with a quality repair mortar.

In the remaining areas of the garage, minimal spalling and/or delamination of the slab, soffit,
beams, and columns was observed. The deterioration was mainly noted above the precast beams
and/or along double tee control joints; see photos 39 through 41. We recommend that the
delaminated and/or spalled concrete be removed and replaced with a quality repair mortar.

Shear walls and moment frames were found to be in ‘Excellent to Good’ condition.
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Existing control joints were observed to be sawcut, but have not been caulked. However, signs
of water leakage through the joint were noted at only a few locations. Because the garage is
underground and exposed to a minimum amount of moisture, caulking of the joints does not
appear necessary at this time. Similarly, routing and caulking of slab cracking does not appear to
be necessary at this time.

Locations of leaking foundation wall cracks were also noted during our review, with an
increasing number of cracks in the lower levels of the garage; see photos 42 and 43. We
recommend the cracks are chemical grout injected to minimize future water infiltration and

deterioration of the walls.

A thin, traffic bearing waterproofing membrane has been installed (likely during original
construction) along the Highland Avenue entrance lanes. In general, the existing membrane was
found to be in ‘Fair’ condition. Locations of wear and tear damage, de-bonding of the
membrane, a lack of flashing at the vertical terminations, and signs of water leakage below were
observed; see photos 44 and 45. We recommend the existing membrane re-coated, which will
include removal of all damaged and/or de-bonded membrane, solvent cleaning of the existing
well-bonded membrane, and reapplication of membrane system with proper flashing at vertical

terminations.

A waterproofing membrane has not been installed on the supported portion of the two Highland
Avenue exit lanes, and signs of leakage were noted in the area directly beneath the exit lanes. To
prevent future water ingress and subsequent deterioration, we recommend a waterproofing

membrane be installed.

At the time of our review, a portion of the south end of Level 5 was cordoned off due to a recent
car fire. Our visual inspection of the area showed no apparent signs of structural deterioration

due to the car fire.
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Architectural Components

Pedestrian access between parking levels and the park/plaza areas above is provided via seven
stairwells. Overall, the stair towers were found to be in ‘Excellent to Good’ condition, with
some minor corrosion of steel stair components and handrails; see photos 46 and 47.

Way-finding signage in the garage was considered adequate, with each level appropriately
marked and identifiable. Striping was also found to be in adequate condition, but it is expected
that the striping will need to be re-applied periodically.

Fire Protection

The garage is fully sprinklered, and the piping is in ‘Excellent’ condition. In addition, fire
extinguisher cabinets are scattered throughout each level of the garage, along with a fire alarm
system consisting of audible/visual alarm signaling devices and manual pull stations at the

stairwells is present in the structure.

Plumbing

Trench drains are located at the exit and entrance ramps, and the lowest level is provided with an

emergency drain and sump pump. The visible storm piping is in ‘Good’ condition.

HVAC

The garage is mechanically ventilated, with the supply fans and shafts generally located on the
west side of the structure and the exhaust fans and shafts generally located on the east side.
Supply air is blown out of the shaft thru louvers except at the lowest level where a duct was
extended from the shaft to better distribute the air. Because mechanical drawings were not made

available, we are unable to determine ventilation rates without taking field measurements.

26
DESMAN ASSOCIATES



A carbon monoxide detection system is used to control the fans. Each sensor covers
approximately 5,000 square feet, which is typically recommended by the sensor manufacturers.

Electrical

The majority of the garage’s lighting fixtures are end-to-end 8’ long each fluorescent fixtures
containing four 4’ long T8 fluorescent lamps. Each fixture has a plug in type connection, and the
bulbs are covered with a wrap-around lens. At the stairs and center escalator core, additional
wall mounted fluorescent lighting is present. All fixtures are in “‘Excellent’ condition. The
lighting levels in the garage vary between 45 foot candles under fixtures and 2 foot candles away

from fixtures.

Emergency call-in intercom stations are located throughout the structure.

5.4 Opinion of Construction Costs

Based on our current findings, experience with similar structures, and published data related to
the expected service life cycles of the facility’s components, we have projected the costs
associated with our recommended repair and preventative maintenance program over the next 50
years. The applicable table in Appendix B presents our opinion of the construction costs for the
next 50 years.

In developing our opinion of probable construction costs we have assumed that a contractor
would have to perform repairs such that normal parking operations are not unduly affected by the
work. The area allocated for repairs during a single phase would be large enough to permit
efficient construction operations, but not so large to unnecessarily restrict garage operations.

The enclosed tables present the probable costs for implementation of the recommendations noted
above and include the following:
¢ Anallowance of 10% of the base contract work for mobilization, general conditions and
miscellaneous work not otherwise specified.
¢ Anallowance of 10% of the base contract work for a project contingency to account for
unanticipated or unknown items that may arise prior to the work taking place.
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¢ Anallowance of 8% of the base contract work for engineering and testing fees associated

with the work.

The following are not included:
e Costs for repairs and/or upgrades to plaza areas, retail spaces, and roadways above the
parking structure.
e Costs for ADA modifications to the facility, if any
e Costs to obtain alternative parking for the duration of the project
e Costs for improvements or replacement of signage

e Costs for the remediation of any hazardous materials
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6. LOT 690 - STUDIO CITY PARKING STRUCTURE

6.1 Executive Summary

The Studio City Parking Structure was found to be in ‘Excellent’ condition. The stand alone
facility provides public parking for customers and employees of the Ventura Boulevard retail and
business district in Studio City. The facility is set back from Ventura Blvd. and is bordered on
its east, south and west sides by commercial buildings and surface parking lots. It is bordered on
the north side by the LA River. The structure consists of four levels and provides parking for
397 vehicles. The structural system consists of a concrete slab supported on the ground for
Level 1 and cast-in-place, structurally supported, post-tensioned concrete slabs and beams for

Levels 2-4. Lateral loads are resisted by shear walls in both north-south and east-west directions.

Our review consisted of visual observations and sounding of the floor slabs in areas containing
top slab reinforcing steel to detect locations of concrete deterioration. Sounding was also
performed along crack locations and at locations where it appeared that corrective efforts were
made to slab surfaces. Only a few, isolated delaminations were noted, primarily along the slab
construction joints, most likely due to embedded steel with very shallow concrete cover.

A more common observation consisted of slab cracking in various locations. At the roof, visible
cracking has been previously treated by application of a thin, slurry strip of an unidentified
mortar, or similar material. However, similar cracks on the two intermediate floors have not

been treated.

Caulking was found to be in “Good’ overall condition.

A traffic bearing waterproofing membrane was originally installed at the roof level in front of the
elevator and on Level 2 over the elevator machine room, employee’s rest room and equipment
room on Level 1. In general, the membrane was found to be in *Good’ condition, showing very

little signs of wear and tear.
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Fire protection, plumbing, HVAC, and electrical systems were found to be in ‘Excellent to

Good’ condition at the time of our review.

A modest effort aimed at addressing concrete repairs as they may be needed and surface

protection treatments at selected areas should keep this structure in very good condition for an

extended period of time.

6.2 General Information

6.2.1

6.2.2

6.2.3

6.2.4

6.2.5

6.2.6

6.2.7

6.2.8

6.2.9

6.2.10

6.2.11

6.2.12

6.2.13

Facility Name: Lot 690 — Studio City Parking Structure

Address: 12225 Ventura Boulevard; Los Angeles, California

Vehicle Capacity: 397 cars.

Facility Type: Stand alone parking facility, Levels 1-4 are all above ground and
classified as ‘open.’

Year Built: 2004

Number of Levels: Four

Number of Entrances: One entrance lane approximately 200 feet long off VVentura Blvd.
to set back location of structure.

Number of Exits: One exit lane approximately 200 feet long off Ventura Blvd. to set
back location of structure.

Overall Dimensions: 216 feet in the north-south direction and 202 feet in the east-west
direction

Functional Layout: Single helix arrangement with one way traffic aisles, one-way ‘up’
and “‘down’ traffic speed ramps at the west side interconnecting the flat parking floors and
angled parking.

Structural System: Cast-in-place, post-tensioned concrete slab and beam arrangement.
Lateral loads are resisted by shear walls in north-south and east-west directions. There
are no expansion joints in the structure.

Existing Surface Treatments or Coatings: A thin, traffic bearing waterproofing
membrane is installed in areas on Level 2 above the elevator equipment room, restroom
and electrical equipment room and on the roof over the elevator entrance.

Design Criteria: 1999 City of Los Angeles Building Code
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6.2.14 Retail Space: none

6.2.15 Elevators: One, located on the south elevation.

6.2.16 Zoning Review: Not performed

6.2.17 Documents Provided for Review: A complete set of drawings dated March 2002 was

provided for our use.

6.3 Findings and Recommendations

A visual examination of accessible structural components of the parking structure was
performed, noted on drawings, and documented with representative photographs. Some of these
photographs have been included in Appendix A of this report. The work was performed during
early morning hours when occupancy was at a minimum. Additionally, top surfaces of the
structurally supported floor slabs were selectively sounded in areas using the ‘chain drag’
procedure to detect potential concrete delaminations not otherwise visible. Also, accessible
surfaces of the undersides of the supported level slabs (soffit), beams, columns, and walls were

selectively sounded with a hand held hammer where possible or where conditions were suspect.

Structural, Waterproofing, and Architectural Components

The lowest level of the structure (Level 1) is a concrete slab supported on the ground at street
level. This level serves as the entrance and exit level as well. As the structure is set back from
Ventura Boulevard behind two existing buildings, there is a long entrance and exit lane linking
the street to the parking structure. The entrance lane is illustrated in photos 48 and 49. The

condition of the grade slabs was ‘excellent’.

In general, there were few findings related to the condition of the structure. These are noted

below in no particular order:

e Level 1 is a concrete slab supported on the ground and contained an amount of shrinkage
cracking consistent with similar grade slabs. At this time, crack widths are sufficiently
narrow and there is no settlement observed, thus we see no action that needs to be taken

for this cracking.
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The exterior facade consists of concrete shear wall, parapet or spandrel panels with
architectural metal handrails, glazing on the elevator shaft and a steel frame covered with
an open mesh planting screen on the LA River elevation. See photos 49 through 53. All
elements were observed to be in ‘excellent’ condition.

Levels 2, 3 and 4 are structurally supported floor slabs. There are two construction joints
on each floor running east-west, indicating that each floor was constructed in three
concrete placements. See photo 59. The only floor slab delaminations (deteriorated)
areas noted in the structure were at a few isolated locations near these joints. See photos
60 and 61. The chain drag device used to check for delaminations is visible in one of
these photos. Level 2 includes a traffic bearing, waterproofing membrane located over
the elevator machine room, restroom and storage/equipment room located on Level 1.
The condition of the membrane was good. We recommend that delaminated areas near
the construction joints be repaired before they can become a tripping hazard. Also,
application of a membrane strip over these construction joints can be a cost effective step,
as it will preclude future concrete repairs in these areas. We found no exposed rebar or
post-tensioning strands at the floor slab surfaces. We noted perhaps 300 feet of
miscellaneous cracking on this floor. The cracks should have no significant effect on the
structural performance of the floor, but it is recommended that the cracks be routed and
caulked for the purpose of minimizing future moisture infiltration. Vertical and overhead
surfaces were in excellent condition.

Level 3 was similar to Level 2 except that we noted approximately 500 feet of
miscellaneous cracking on this floor. Again, it is recommended that the cracks be routed
and caulked to minimize future moisture infiltration. We found no exposed rebar or post-
tensioning strands at the floor slab surfaces. Vertical and overhead surfaces were in
excellent condition.

On Level 4, the magnitude of slab cracking appears to be greater than what was observed
on Levels 2 or 3. However, many of the cracks appear to have been treated, or “filled’.
See photos 56 and 57. Typically, crack “filling” will be performed with a low viscosity
epoxy or other similar polymer product that is injected or pumped into the crack under
pressure. The product is designed to re-adhere the concrete across the face of the crack.

Since we believe many of the cracks are due to restraint stresses caused by normal
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volume shrinkage of the structural system, “filling’ these cracks can restore a degree of
the restraint. Thus, it is not unusual to see additional cracking taking place after the
original cracking occurs. We do not know the chronology of events, but suspect that is
the case here. Again, it is recommended that approximately 500 feet of miscellaneous
cracking on this floor be routed and caulked to minimize future moisture infiltration. We
found no exposed rebar or post-tensioning strands at the floor slab surfaces. There is an
area of traffic membrane in front of the elevator door on this level. It was in good
condition. Some concrete leveling work had been performed at a low point near the
elevator on Level 4 due to suspected water ponding that likely occurred. The leveling
material was found to be delaminated. It is suggested that this material be removed and a
urethane leveling course and membrane application take place in this area. Vertical and
overhead surfaces were in excellent condition.

The lateral (seismic) load resistance system is provided by shear walls in each principal
direction in the structure. These appeared to be in ‘like new’ condition.

Miscellaneous metals are present in the structure as fall protection (photo 64), handrails
(photos 50 and 65) and planting screen supports (photo 53). The metals are painted with
a high performance coating system that should perform adequately for many years to
come. Eventually, there will be some degradation due to exposure to UV and normal
wear and tear. It is suggested that re-painting of these surfaces be included in a long-term
maintenence program.

There are no expansion joints/expansion joint seals in the structure.

Perimeter vehicular barriers (crash restraint) consist of concrete parapet walls, shear walls
and barrier cables along the ramps interconnecting the floors. See photo 55. These are
considered to be life safety systems in a parking structure and appeared to be in excellent
condition.

There are two sets of stairs in the structure. They consist of steel framing with concrete
in-fill. The condition of both stairs was excellent and like new.

Miscellaneous areas such as the open elevator vestibules, staff restroom, cashier booth,

metal doors, security fencing and signage all appeared to be in excellent condition.
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While the data from our physical evaluation of the parking structures indicates no life safety
repairs appear to be needed, a modest effort should be followed to maintain the integrity, safety,
appearance and long-term durability for the structure. These factors not only have cost

implications, but can affect user’s attitudes and parking habits.

To summarize, the recommended “near’ term repairs include:

e Isolated concrete slab repairs to delaminated areas along the construction joints on Levels
2, 3and 4. No post-tensioning repairs are anticipated.

e Waterproofing protection of construction joints with a 3 foot wide strip applied along
each joint length to minimize future water leakage and concrete deterioration.

e Rout and caulk slab cracking on Levels 2, 3 and 4.

e Remove and replace de-bonded concrete leveling repairs with a urethane leveling course

and waterproofing membrane system.

The recommended ‘long’ term repairs include:

e Rout and caulk future slab cracking on Levels 2, 3 and 4 as it may occur.

e Re-coat waterproofing membrane areas due to normal wear and tear in the future.

e Properly clean and re-paint miscellaneous metals due to exposure to the elements.

e Re-striping of parking stalls, arrows, etc. due to normal wear and tear.

e Repair barrier cables due to damage and/or normal wear and tear.

e Replace operating equipment such as doors, restroom fixtures, etc. due to damage and/or

normal wear and tear.
Fire Protection
The garage is fully sprinklered, and a standpipe is provided in each of the stairwells with a fire

hose connection available at each floor. In addition, there are three combination hose cabinets

and fire extinguishers at the roof level and three fire extinguisher cabinets on the other levels.
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The sprinkler system is a wet system, with a post indicator valve and pumper connector located
near the street. All fire protection piping is painted and is in ‘Excellent’ condition.

A fire alarm system consisting of audible/visual alarm signaling devices and manual pull stations

at the stairwells is present in the structure.

Plumbing

The floors are sloped to two locations that serve as the primary deck drains. In addition, there
are trench drains on the ramps. All drains appear to flow into a garage interceptor located
outside the structure’s footprint. A set of overflow drains discharge directly out the rear of the

structure at grade. The piping and structures are in ‘Good’ condition.

One restroom is located inside the garage for use by the attendants. Hot water is provided to the
sink by an instantaneous heater, and the fixtures are in “‘Good’ condition.

HVAC

Since the garage is an open structure, it is not mechanically ventilated. However, exhaust fans
were provided to ventilate the staff toilet, elevator machine room, and electrical room. These
fans appeared to be in ‘Good’ condition. The exit booth is cooled with a smaller “Trailer’ roof
mounted AC unit.

Electrical

The buildings electrical service is located in an electrical room under the ramp and consists of a
120/208 volt 600 amp service. Emergency power is provided to emergency and egress lighting
by a UPS system, which is not backed up by a generator. The electrical service was found to be

in ‘Excellent’ condition.
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Lighting on the roof level is provided by both single and double shoe box style metal halide pole
fixtures. The remaining levels of the garage are lighted using square 100 watt metal halide
fixtures, which are in ‘Excellent’ condition. At the time of our visit, approximately half of the
lighting was turned off. Even with half the lighting turned off, the lighting level was 1.5 to 2.0
foot candles away from a fixture and 25 foot candles under a fixture.

The stairs are illuminated with both metal halide fixtures and fluorescent fixtures, which were
also found to be in ‘Excellent’ condition. Exit signage is not illuminated and is made from a
reflected material.

6.4 Opinion of Construction Costs

Based on our current findings, experience with similar structures, and published data related to
the expected service life cycles of the facility’s components, we have projected the costs
associated with our recommended repair and preventative maintenance program over the next 50
years. The applicable table in Appendix B presents our opinion of the construction costs for the

next 50 years.

In developing our opinion of probable construction costs we have assumed that a contractor
would have to perform repairs such that normal parking operations are not unduly affected by the
work. The area allocated for repairs during a single phase would be large enough to permit

efficient construction operations, but not so large to unnecessarily restrict garage operations.

The enclosed tables present the probable costs for implementation of the recommendations noted
above and include the following:
e An allowance of 10% of the base contract work for mobilization, general conditions and
miscellaneous work not otherwise specified.
e An allowance of 10% of the base contract work for a project contingency to account for
unanticipated or unknown items that may arise prior to the work taking place.
e An allowance of 8% of the base contract work for engineering and testing fees associated

with the work.
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The following are not included:
e Costs for ADA modifications to the facility, if any
e Costs to obtain alternative parking for the duration of the project
e Costs for improvements or replacement of signage

e Costs for the remediation of any hazardous materials
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7. LOT 601 - FRIAR STREET PARKING STRUCTURE

7.1 Executive Summary

The Friar Street Parking Structure was found to be in “‘Excellent to Good’ condition. The stand
alone facility provides public parking for customers in the local Van Nuys retail district as well
as employees of the nearby government buildings. The structure consists of two levels and
provides parking for 225 vehicles. The facility is bordered on the south side by Friar Street, on
its west and north sides by public alleyways and on the east side by Sylmar Avenue. The
structural system consists of an asphaltic concrete slab supported on the ground for Level 1 and
(it is assumed) precast, prestressed hollow core floor planks covered with a cast-in-place
concrete topping for Level 2. The floor plank and topping system is supported by a long span

structural steel frame.

Our review consisted of visual observations and a complete sounding of the floor slab topping
and waterproofing system to detect for potential locations of de-bonded membrane as well as
deteriorated or debonded concrete topping. Overall, the slab and membrane system appeared to
be in “Excellent to Good’ condition.

The steel framing system and exterior facade appear to be in ‘Excellent’ condition.

Some on-going repairs and re-coating of the waterproofing membrane system can be anticipated

due to normal wear and use.

The asphalt slab on grade was in ‘Good’ condition.

Plumbing and electrical systems were found to be in “‘Good’ condition at the time of our review.

A modest effort aimed at addressing concrete repairs as they may be needed and maintaining the
condition of the waterproofing membrane system (especially in high wear areas such as turning
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aisles and the ramps) should keep this structure in very good condition for an extended period of

time.

7.2 General Information

7.2.1 Facility Name: Lot 601 — Friar Street Parking Structure
7.2.2 Address: 14401 Friar Street; Los Angeles, California
7.2.3 Vehicle Capacity: 225 cars.

7.2.4 Facility Type: Stand alone parking facility, Levels 1 and 2 are above ground and
classified as ‘open.’

7.2.5 Year Built: Unknown, but structure is estimated to be between 30 and 40 years old based
on drawing details and observations.

7.2.6  Number of Levels: Two

7.2.7 Number of Entrances: One entrance lane from Friar Street.

7.2.8 Number of Exits: One exit lane to Friar Street.

7.2.9 Overall Dimensions: Approximately 114 feet in the north-south direction and 392 feet in
the east-west direction

7.2.10 Functional Layout: One way traffic aisles with angled parking, one-way ‘up’ and ‘down’
traffic speed ramps at the east side interconnecting the first and second parking floors.

7.2.11 Structural System: Presumed to be precast, prestressed hollow core floor plank members
with a cast in place concrete topping supported on a structural steel frame. Lateral loads
are resisted by diagonal steel bracing in north-south and east-west directions. There are
no expansion joints in the structure.

7.2.12 Existing Surface Treatments or Coatings: A thin, traffic bearing waterproofing
membrane is installed on the entire Level 2 floor slab.

7.2.13 Design Criteria: Unknown

7.2.14 Retail Space: none

7.2.15 Elevators: none

7.2.16 Zoning Review: Not performed

7.2.17 Documents Provided for Review: 3 drawing sheets of a preliminary nature showing

exterior elevations and a parking stall layout for the two levels of parking.
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7.3 Findings and Recommendations

A visual examination of accessible structural components of the parking structure was
performed, noted on drawings, and documented with representative photographs. Some of these
photographs have been included in Appendix A of this report. The work was performed during
early morning hours when occupancy was at a minimum. Additionally, Level 2 was sounded in
all accessible areas (unless occupied by a vehicle) using the ‘chain drag’ procedure to detect
potential concrete topping or precast delaminations and/or de-bonding of the traffic bearing
membrane not otherwise visible. Also, accessible surfaces of the undersides of the supported
level slabs (soffit) were selectively sounded with a hand held hammer where possible or where

conditions were suspect.

Structural, Waterproofing, and Architectural Components

Level 1 is an asphalt paving slab supported on the ground. This level serves as the entrance and
exit level as well. The entrance/exit lane is illustrated in photo 68. The condition of the grade

slab was judged to be ‘good’ and no repairs are anticipated in the near future.

In general, there were a few findings related to the condition of the structure. These are noted

below in no particular order:

e The lower level asphalt slab contained some cracking consistent with similar asphalt
slabs. At this time, there is no significant cracking or settlement observed, thus we see no
action that needs to be taken for this cracking. At some point in the future, routing and
filling cracks with a rubberized sealant will be appropriate to minimize edge deterioration
adjacent to cracks. It is our opinion that seal-coating does not extend the life of the
asphalt pavement.

e The exterior facade consists of a combination of precast concrete panels at the Friar
Street stair locations, metal parapet panels, security screening and the structural steel
framing. Photos 69 through 75 include views along all four elevations. All elements

were observed to be in ‘good’ condition. It is believed that these panels may have
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replaced the original facade treatment as part of a major renovation project reportedly
undertaken in the mid 1990’s.

The upper level is a structurally supported floor slab. It appears that precast floor planks
in units approximately 9°-6” wide by 43°-8” or 21°-10” long make up the majority of the
floor level. General views of the upper level are noted in photos 78 and 79. The traffic
pattern consists of one way aisles with angled parking. The striping is generally in ‘poor’
condition and difficult to see. We recommend the upper level be re-striped. Currently,
there is a turn aisle within the center parking rows similar to the lower level. However,
while this aisle aids in traffic leaving the structure on the lower level, it serves no real
purpose on the upper level. If it is desired to increase the parking count by 5 or 6 spaces
on the upper level, we would recommend omitting this during re-striping.

Access to and from the upper level is by a pair of single lane width ramps at the east end.
These are shown in photo 80. The ramps are in ‘good’ condition, with some normal wear
to the membrane system noted. Photos 82 and 83 illustrate some concrete spalling and
cracking below the membrane that has reflected through the deck coating. Appropriate
repairs to the concrete subsurface followed by re-coating of the membrane system should
be performed. Near the top of the ‘up’ traffic ramp, a handrail surrounding the north
stairwell has been damaged by a vehicle. This condition is illustrated in photos 84 and
85. The handrail should be repaired and then protected in the future from damage by
installation of a pipe bollard at the southeast corner. Similar handrail mounted on curb
surfaces is used to provide fall protection along the perimeter of the ramps as shown in
photo 80. While there is no question that the handrail meets pedestrian fall protection
requirements, its sufficiency as a vehicular restraint (life safety system) is questionable.
Concrete tire stops and structural channel members connected to the column framing
shown in photo 81 serve as perimeter vehicular restraint for the upper level. This system
appears to be much more sufficient than the handrail surrounding the ramps.

It is believed that the thin membrane system installed on the upper level was part of a
major renovation project reportedly undertaken in the mid 1990’s. The overall condition
of the membrane is ‘good’. Sounding of all accessible surfaces indicated good bond to
the concrete substrate. However, these systems tend to need re-coating in the heavy

traffic aisles due to normal wear and tear every 7 to 10 years. Photos 86 and 87 show
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examples of wear and tear. In photo 87, a construction joint in the concrete surface
below is visible through the membrane system. We also noted some signs of transverse
(shrinkage) cracking in the floor topping that should be addressed with sealant
application. We recommend that the drive aisles should be re-coated within the next few
years. Then, at additional 7 to 10 year intervals, the entire system including parking stalls
may typically need to be re-coated.

There are three sets of stairs in the structure. They consist of steel framing with raised
diamond pattern at the tread location as seen in photos 88 and 89. The condition of all
stairs was judged to be “‘good’.

The structural support system for the upper parking level consists of structural steel
framing as seen in photos 92 through 97. The typical long span girders are trapezoidal
shaped, varying from 41 inches deep at mid span tapering up to 19 inches deep at the
column connections. Joist members supporting the floor planks between girders are
located on 9°-6” centers and generally consist of W14 beams. Virtually all connections
between beam, girder and column members are standard shear connections. It appears
the metal surfaces were painted with a high performance coating system as part of the
major renovation project undertaken in the mid 1990’s. It is in ‘excellent’ condition and
should continue to perform well for many years to come. Eventually, there will be some
degradation due to exposure to UV and normal wear and tear. It is suggested that re-
painting of these surfaces be included in a long-term maintenance program.

The lateral (seismic) load resistance system is provided by diagonal steel bracing at
various locations in each principal direction in the structure. These appeared to be in
‘excellent’ condition.

There are no expansion joints/expansion joint seals in the structure.

Miscellaneous areas such as cashier booth, security fencing and signage all appeared to

be in ‘good’ condition.

While the data from our physical evaluation of the parking structures indicates no immediate

repairs appear to be needed, a modest effort should be followed to maintain the integrity, safety,

appearance and long-term durability for the structure. These factors not only have cost

implications, but can affect user’s attitudes and parking habits.
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To summarize, the recommended “near’ term repairs include:

e Isolated concrete topping crack repairs on Level 2. No structural repairs are anticipated
at this time.

e Waterproofing repairs at cracks and worn areas.

e Re-stripe Level 2.

e Repair damaged stairwell handrail. Install one or more steel pipe bollards to minimize
future damage.

e Review suitability of railing around ramps as acceptable vehicular restraint.

The recommended ‘long’ term repairs include:

e Rout and caulk current and future asphalt slab cracking on Level 1 as it may occur.

e Perform isolated concrete repairs and re-coat waterproofing membrane areas due to
normal wear and tear in the future.

e Properly clean and re-paint structural steel framing due to exposure to the elements.

e Re-striping of parking stalls, arrows, etc. due to normal wear and tear.

Fire Protection

A fire sprinkler system is not provided in the garage. However, fire extinguisher cabinets have

been provided at multiple locations on both levels.

Plumbing

No interior storm drainage piping was observed. It appears that the floor is sloped to drain to the
perimeter of the building, with gutters provided to divert water at the stair and entrance and exit

lanes.

A single toilet is located in the garage for use by the attendant, which is in ‘Fair’ condition. A

sprinkler system has been provided for the landscaping.

43
DESMAN ASSOCIATES



HVAC

The only HVAC provided in the garage is a small fan for the staff restroom. No air conditioning

is provided for the ticket booth.

Electrical

The garage electrical service is located at the lower level at the back of the garage. The main
service, disconnect, and lighting panels are mounted on a unistrut and located under an open

stair. Panels show minimal signs of corrosion and are in ‘Good’ condition.

Lighting on Level 1 is high pressure sodium fixtures mounted to the soffit of roof deck. The
fixtures are in ‘Good’ condition for their age and are controlled by a timer according to the
attendant.

Lighting for the roof deck is provided by 2 four head shoe box style pole lights controlled with a
photocell. The fixtures appear to be high pressure sodium and are in ‘Good’ condition.

7.4 Opinion of Construction Costs

Based on our current findings, experience with similar structures, and published data related to
the expected service life cycles of the facility’s components, we have projected the costs
associated with our recommended repair and preventative maintenance program over the next 50

years.

In developing our opinion of probable construction costs we have assumed that a contractor
would have to perform repairs such that normal parking operations are not unduly affected by the
work. The area allocated for repairs during a single phase would be large enough to permit
efficient construction operations, but not so large to unnecessarily restrict garage operations.

The enclosed tables present the probable costs for implementation of the recommendations noted

above and include the following:
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¢ An allowance of 10% of the base contract work for mobilization, general conditions and
miscellaneous work not otherwise specified.

¢ An allowance of 10% of the base contract work for a project contingency to account for
unanticipated or unknown items that may arise prior to the work taking place.

¢ An allowance of 8% of the base contract work for engineering and testing fees associated

with the work.

The following are not included:
e Costs for ADA modifications to the facility, if any
e Costs to obtain alternative parking for the duration of the project
e Costs for improvements or replacement of signage

e Costs for the remediation of any hazardous materials
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8. LOT 629 — DICKENS STREET PARKING STRUCTURE

8.1 Executive Summary

The Dickens Street Parking Structure was found to be in ‘Excellent’ condition. The mixed use
facility provides public parking for customers in the Sherman Oaks retail district as well as
residential parking in a separate, secured area on Level 1 for residents occupying Levels 3 and 4
of the building. The structure consists of two levels and provides public parking for 198
vehicles. The facility is bordered on the south side by Dickens Street, on its west side by Cedros
Avenue, on the north side by a public alleyway and on the east side by an adjacent residential
building. The structural system consists of a concrete slab supported on the ground for Level 1

and a cast in place, conventionally reinforced concrete slab for Level 2.

The Level 1 concrete slab on grade was in ‘Excellent’ condition.

Our review consisted of visual observations and sounding of the Level 2 floor slab to detect for
potential locations of concrete deterioration. Currently, the slab system appears to be in
‘Excellent” condition. However, as a conventionally reinforced slab, it contains a multitude of
cracking (many visible, many not visible). The cracking is normal and expected, but since this
slab is potentially exposed to moisture brought in by cars on rainy days or during wash downs,
water leakage through the cracks can be expected. At a minimum, caulking of the cracks is
suggested to minimize future leakage and for a higher level of service for an extended period of

time, consideration should be given to installation of a waterproofing membrane system.

Fire protection, plumbing, and electrical systems were found to be in ‘Good’ condition at the

time of our review.

8.2 General Information

8.2.1 Facility Name: Lot 629 — Dickens Street Parking Structure
8.2.2 Address: 14591 Dickens Street; Los Angeles, California
8.2.3 Vehicle Capacity (Public Parking area): 198 cars.
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8.2.4

8.2.5
8.2.6
8.2.7

8.2.8

8.2.9

8.2.10
8.2.11

8.2.12
8.2.13
8.2.14
8.2.15
8.2.16
8.2.17

Facility Type: Mixed use facility, includes public and residential parking on Levels 1
and 2 with Levels 3 and 4 residential units.

Year Built: estimated to be 1993 based on date of drawings provided.

Number of Levels: Two

Number of Entrances: One public parking entrance lane from Cedros Avenue and one
residential entrance lane from Dickens Street.

Number of Exits: One public parking exit lane to Cedros Avenue and one residential exit
lane to Dickens Street.

Overall Dimensions: Approximately 124 feet in the north-south direction and 320 feet in
the east-west direction.

Functional Layout: Two way traffic aisles with 90 degree parking.

Structural System: Cast in place, conventionally reinforced concrete floor slab members
supported on concrete columns and walls. Lateral loads are resisted by cast in place,
concrete shear walls in north-south and east-west directions. There are no expansion
joints in the structure.

Existing Surface Treatments or Coatings: none visible.

Design Criteria: City of LA Building Code 1990

Retail Space: none

Elevators: none in public parking area

Zoning Review: Not performed

Documents Provided for Review: A partial set of architectural and structural drawing
sheets prepared by Loewenberg Fitch Architects and John Martin Structural
Engineers.

8.3 Findings and Recommendations

A visual examination of accessible structural components of the parking structure was

performed, noted on drawings, and documented with representative photographs. Some of these

photographs have been included in Appendix A of this report. The work was performed during

early morning hours when occupancy was at a minimum. Additionally, Level 2 was sounded in

all accessible areas (no vehicles were present) using the ‘chain drag’ procedure to detect

potential concrete delaminations and/or de-bonding of thin cementitious overlay areas not
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otherwise visible. Also, accessible surfaces of the undersides of the supported level slabs (soffit)

were selectively sounded with a hand held hammer where possible or where conditions were

suspect.

Structural, Waterproofing, and Architectural Components

Level 1 is a concrete slab supported on the ground. Vehicles enter and exit the facility on this

level as well. The entrance/exit lane is illustrated in photos 98 (exterior) and 112 (interior). The

condition of the grade slabs was “‘excellent’. A portion of the Level 1 slab is located within the

secured residential parking area and was not observed.

In general, there were a few findings related to the condition of the structure. These are noted

below in no particular order:

Level 1 is a concrete slab supported on the ground and contained some cracking
consistent with similar slab on grades. At this time, there is no significant cracking or
settlement observed, thus we see no action that needs to be taken on the public parking
portion of this floor.

The exterior facade consists of an exterior grade plaster in a ‘stucco’ type finish and
security fencing in-fill for the first floor openings in the parking structure. The second
floor openings are left unobstructed as can be seen in photos 98 through 101. All
elements appeared to be in ‘excellent’ condition.

Level 2 is a structurally supported floor slab. The structural system is classified as a two
way, flat slab system. Photos 102 and 103 illustrate the typical Level 2 appearance. In
this system, the slab is designed to transmit structural loads in two principal directions to
nearby supporting columns or walls. At the column locations, the slab is often thickened
due to the high concentration of loading. This type of system is not considered desirable
for parking due to the need to maneuver vehicles between columns and/or walls. Thus, it
is classified as a short span system. Long span systems are typically more desirable as
supporting elements such as columns and walls are clear of driver’s paths. The short

span system used here (and in the case of other similar parking structures) is usually

48
DESMAN ASSOCIATES



dictated because of what is located above the parking floors. In this case, it is two floors
of residential units. Short span systems such as these tend to develop significant
cracking, originating at the columns and extending out in the direction of adjacent
columns or walls on all sides. The Dickens Street Garage is no exception to this
condition. Photos 104, 105 and 110 illustrate this finding. Some of the cracks are partial
depth while others are full depth “thru’ cracks. On the residential floors, the cracking is
not visible nor an issue since the floors are covered with finish materials. However, in
the case of parking floors, the cracks are exposed to the weather and become a conduit
for moisture ingress. If they are ‘thru’ cracks, moisture will leach out soluble calcium
hydroxide in the cement paste and deposit this efflorescence on the underside of the crack
as well as onto parked vehicles below if the crack is located over a parking stall. See
photos 113 and 114. The moisture intrusion can also initiate corrosion deterioration of
the embedded reinforcing steel. Fortunately, in this case, the climate in Southern
California minimizes this occurrence. In any case, appropriate surface protection
treatments should be taken for the extensive magnitude of cracking observed. Normally,
there are two approaches. In one case, the great majority of visible cracks are routed and
caulked to minimize moisture ingress and a clear, penetrating sealer is applied over the
remainder of the surfaces. The alternative approach is to apply a waterproofing
membrane to all floor surfaces, as this addresses all cracking in the slab. As a
comparative analysis, all supported floors of the Robertson Blvd. Garage are currently
protected with a waterproofing membrane system. However, if this structure did not
have a waterproofing system on its supported floors and we were asked to recommend
which one garage of these two should have its supported floors waterproofed; Desman
would recommend the Dickens Garage.

Between column lines 9 and 10 near the east end of Level 2, the original slab finish was
reworked with a thin set topping. See photos 106, 107 and 108. Sounding has indicated
a portion of this topping is debonded and photo 107 shows it is visually deteriorated. Ifa
waterproofing system were installed, we would recommend that a majority of this
material be removed and a better quality leveling course be installed if needed.

Sounding indicated only a few isolated areas of delaminated concrete. One area adjacent
to a shear wall in photo 109 is shown.
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There are no elevators in this structure and two sets of stairs at the north end are available
for pedestrian use. One of these stairs can be seen in photos 115 and 116. The stairs are
in ‘excellent’ condition.

The residential parking area on Level 1 is separated from the public parking area by a
security fence as seen in photo 117. This portion of the Level 1 slab and the
corresponding ceiling area above was not specifically included in our observations.
Based on limited observations through the security fencing, no notable issues were found.
Vertical and overhead surfaces were in ‘excellent’” condition with the exception of
leaking cracks where there is visible efflorescence staining.

The lateral (seismic) load resistance system is provided by shear walls in each principal
direction in the structure that are visible in photos 103 and 111. These appeared to be in
excellent condition.

There are no expansion joints/expansion joint seals in the structure.

Vehicular barriers (crash restraint) consists of concrete shear walls, columns and car
stops on the exterior and barrier cables along the interior lines of the ramps
interconnecting the floors. These are considered to be life safety systems in a parking
structure and appeared to be in ‘excellent’ condition.

Miscellaneous areas such as cashier booth, security fencing and signage all appeared to

be in good condition.

The data from our physical evaluation of the parking structures indicates no life safety or priority

repairs appear to be needed and the garage usage to date is modest. Therefore, a program to

maintain the structure for the future could likely be instituted in the short term or at a later date to

be proposed.

To summarize, the recommended ‘near’ term repairs include:

Isolated concrete slab repairs to delaminated areas.

Rout and caulk ‘thru’ slab cracking and other selected cracks on Level 2.
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The recommended ‘long’ term repairs include:

e Continue to repair any isolated concrete delaminated areas as they may occur.

e Install a waterproofing membrane on Level 2 to stop future water intrusion into slab
system and cracks.

e Properly clean and re-paint miscellaneous metals due to exposure to the elements.

e Re-striping of parking stalls, arrows, etc. due to normal wear and tear.

Fire Protection

The garage is fully sprinklered, and three standpipes with fire hose connections are provided.
Two of the standpipes are located at the stairs, and the other is located near the center of the
building. In general, the fire protection piping is in ‘Good’ condition.

Fire extinguisher cabinets are located throughout the structure, along with a fire alarm system
consisting of audible/visual alarm signaling devices and manual pull stations at the stairwells is

present in the structure.

Plumbing

No interior storm drainage is provided for the garage. It appears that the drainage is designed to
flow out of the building to the street level and/or the lower level tenant parking. The drainage
within the tenant parking may be pumped back to the storm system, but this area was not

included in our review.

No public restrooms were present in the garage.

HVAC

Since the garage is an open structure, no mechanical ventilation is present. The electrical room

is ventilated, but it appears to be part of the tenant portion of the building.
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Electrical

The lighting consists of two-tube 1’ x 4’ fluorescent fixtures. The tubes are covered with a wrap-
around prismatic lens and are in ‘Excellent’ condition. The average lighting level in the garage
is over 12 foot candles, with typical levels of 25 foot candles under a fixture and 8 foot candles
away from fixtures. Exit lighting is illuminated and generally in ‘Good’ condition except for

some vandalism.

8.4 Opinion of Construction Costs

Based on our current findings, experience with similar structures, and published data related to
the expected service life cycles of the facility’s components, we have projected the costs
associated with our recommended repair and preventative maintenance program over the next 50
years. The applicable table in Appendix B presents our opinion of the construction costs for the

next 50 years.

In developing our opinion of probable construction costs we have assumed that a contractor
would have to perform repairs such that normal parking operations are not unduly affected by the
work. The area allocated for repairs during a single phase would be large enough to permit

efficient construction operations, but not so large to unnecessarily restrict garage operations.

The enclosed tables present the probable costs for implementation of the recommendations noted
above and include the following:
¢ An allowance of 10% of the base contract work for mobilization, general conditions and
miscellaneous work not otherwise specified.
e An allowance of 10% of the base contract work for a project contingency to account for
unanticipated or unknown items that may arise prior to the work taking place.
e An allowance of 8% of the base contract work for engineering and testing fees associated

with the work.

The following are not included:

e Costs for ADA modifications to the facility, if any
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e Costs to obtain alternative parking for the duration of the project
e Costs for improvements or replacement of signage

e Costs for the remediation of any hazardous materials
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9. LOT 732 - LARCHMONT BLVD PARKING STRUCTURE

9.1 Executive Summary

The Larchmont Blvd. Parking Structure was found to be in *‘Good’ condition. The mixed use
facility provides public parking for customers in the Hancock Park retail district. The structure
consists of one level open to the sky and three underground levels and provides public parking
for 167 vehicles. The facility is bordered on the west side by Larchmont Blvd., on its north and
south sides by adjacent commercial buildings and on the east side by adjacent residential homes.
The structural system consists of a concrete slab supported on the ground for Level P3 and a cast
in place, post-tensioned or conventionally reinforced concrete slab for Levels P2, P1 and street

level.

Our review consisted of visual observations and sounding of the outside (street) level, P1 and P2
level floor slabs to detect for potential locations of concrete deterioration and in the case of the
street level, de-bonded waterproofing membrane. Overall, the slabs appear to be in ‘Good’

condition, although there was extensive cracking observed.

Some on-going concrete repairs, crack treatment and maintenance of the waterproofing system

can be anticipated due to normal wear and tear.

The P3 concrete slab on grade was in ‘Good’ condition. Again, there was extensive cracking
observed and some of the cracks have been previously treated with an unknown type of crack

filler material.

The foundation walls appeared to be in ‘excellent’ condition and no signs of water leakage were
noted.

Fire protection, plumbing, HVAC, and electrical systems were found to be in ‘Good’ condition

at the time of our review.
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An effort aimed at addressing concrete repairs, crack treatment and maintenance of the

membrane as needed should keep this structure in very good condition for an extended period of

time.

9.2 General Information

9.21
9.2.2
9.2.3
9.24

9.25
9.2.6
9.2.7
9.2.8
9.2.9

9.2.10

9.211

9.2.12

9.2.13
9.2.14

9.2.15
9.2.16

Facility Name: Lot 732 — Larchmont Blvd. Parking Structure

Address: 218 N. Larchmont Blvd.; Los Angeles, California

Vehicle Capacity: 167 cars.

Facility Type: Mixed use facility, includes retail space and parking at street level and
public parking on Levels P1 through P3.

Year Built: Unknown, may be about 2000 based on date of drawing provided.

Number of Levels: Four

Number of Entrances: One parking entrance lane from Larchmont Blvd.

Number of Exits: One parking exit lane to Larchmont Blvd.

Overall Dimensions: Approximately 160 feet in the north-south direction and 118 feet in
the east-west direction.

Functional Layout: One way traffic aisles with angled parking on Levels P1, P2 and P3.
A two-way traffic speed ramp located in the center of the structure interconnects the
parking floors.

Structural System: Cast in place, conventionally reinforced or post-tensioned concrete
floor slab and beam system supported on concrete columns and walls. Lateral loads are
resisted by cast in place, concrete shear walls in north-south and east-west directions
and/or the beam frames. There are no expansion joints in the structure.

Existing Surface Treatments or Coatings: A thin, traffic bearing membrane system is
installed on the street level slab. Levels P1, P2 and P3 are bare concrete.

Design Criteria: Unknown

Retail Space: Commercial building fronting Larchmont Blvd. contains Crumbs Bake
Shop, Starbucks, Picket Fences, Hans Custom Optik and Larchmont Beauty Center.
Elevators: one

Zoning Review: Not performed
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9.2.17 Documents Provided for Review: One preliminary drawing showing a section through the
center of the garage to identify the extent of the parcel. No other information was
provided.

9.3 Findings and Recommendations

A visual examination of accessible structural components of the parking structure was
performed, noted and documented with representative photographs. Some of these photographs
have been included in Appendix A of this report. The work was performed during early morning
hours when occupancy was at a minimum. Additionally, the street level and Levels P1 and P2
were sounded in all accessible areas (unless occupied by a vehicle) using the ‘chain drag’
procedure to detect potential concrete delaminations and/or de-bonding of the traffic bearing
membrane not otherwise visible. Also, accessible surfaces of the undersides of the supported
level slabs (soffit) were selectively sounded with a hand held hammer where possible or where

conditions were suspect.

Structural, Waterproofing, and Architectural Components

In general, there were a few findings related to the condition of the structure. These are noted

below in no particular order:

e At the outside (street) level, the commercial buildings are contained within a one story
masonry structure that fronts Larchmont Blvd. A steel trellis or canopy spans the
entrance and exit lanes for the parking portion of the development that make up the
remaining west elevation. Photo 118 illustrates the steel trellis. It appeared to be in
‘excellent’ condition. Portions of photos 119, 120, 124 and 125 illustrate the commercial
building. A cursory review of the building indicates it appears to be in ‘excellent’
condition. However, no review of the interior spaces or roof was performed. The
remaining portion of the street level consists of about 20 parking spaces and the
ingress/egress ramp for traffic to Levels P1 through P3. Photos 119 and 121 through 127
illustrate the street level areas. The driving surfaces of this level were protected with a

thin, traffic bearing membrane system that appears to date back to the original
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construction. The membrane is exhibiting significant wear in the traffic lane areas along
the entrance and exit lanes. See photos 122 and 123. We recommend that the membrane
be re-coated within the next 2-4 years to maintain the waterproofing integrity on this
level. There is a masonry wall along the east elevation that appeared to be in ‘good’
condition.

The ramp from street level leads down to Levels P1 and P2 below grade. These parking
floors are structurally supported and occupy the entire property footprint, including the
area below the commercial building. Sounding of these floor slabs indicates only a few
isolated slab delaminations. Photos 134 and 136 illustrate typical locations of concrete
deterioration. The more common observation was a significant amount of slab cracking
on both floors. Photos 130, 131, 137 and 138 illustrate this finding. We suspect that the
cracking is due to stresses created by a combination of drying shrinkage (volume
reduction) in the concrete slabs and restraint provided by the walls, beams and girders as
seen in photos 128, 129, 132 and 142. A few of the cracks show signs of leakage full
depth to the underside of the slab as illustrated by photos 140, 141, 143, 148 and 149.
With the proper installation of the expected slab and beam reinforcing steel, we do not
believe the cracks are a structural concern. We found no exposed rebar or post-
tensioning strands at the floor slab surfaces. We noted perhaps as much as 2000 feet of
miscellaneous cracking on each floor. The cracks should have no significant effect on
the structural performance of the floor, but it is recommended that the cracks be routed
and caulked for the purpose of minimizing future moisture infiltration. Vertical and
overhead surfaces were in excellent condition. In nearly all cases, we recommend the
course of action is to rout and caulk the cracks to minimize additional moisture intrusion.
Level P3 is a concrete slab on grade. There is typical slab cracking throughout the floor
and it appears that a repair effort was made to “fill’ the cracks. This is characterized by
the dark appearance of the cracking as seen in photo 145. No evidence of water leakage
through the cracks due to hydrostatic or soil pressure was noted. There appears to be no
repairs needed on this floor at this time.

The lateral (seismic) load resistance system is provided by the concrete framing system

and perimeter walls of the structure. These appeared to be in excellent condition.
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e Miscellaneous metals are present in the structure primarily at stairwell and metal doors
and frames (photo 150). The paint system should perform adequately for many years to
come. There is little to no UV exposure and no re-painting of these surfaces is currently
included in a long-term maintenance program. Striping was in good condition on the
enclosed levels. Re-striping on the outside (street) level will need to be performed in
conjunction with re-coating of the waterproofing membrane.

e There are no expansion joints/expansion joint seals in the structure.

e Perimeter vehicular barriers (crash restraint) on the street level consist of the walls along
the perimeter of the property and a knee wall with handrail at the edge of the ramp
leading into the enclosed parking area. These are considered to be in excellent condition.

At the lower levels, the perimeter and interior walls comprise the vehicle restraint.

While the data from our physical evaluation of the parking structures indicates no life safety
repairs appear to be needed, a modest effort should be followed to maintain the integrity, safety,

appearance and long-term durability for the structure.

To summarize, the recommended ‘near’ term repairs include:

e Isolated concrete slab repairs to delaminated areas on street level, Levels P1 and P2. No
post-tensioning repairs are anticipated.
e Re-coat waterproofing membrane areas due to normal wear and tear on street level.

e Rout and caulk slab cracking on Levels P1 and P2.

The recommended ‘long’ term repairs include:

e Rout and caulk future slab cracking on Levels P1 and P2 as it may occur.
e Properly clean and re-paint miscellaneous metals due to exposure to the elements.
e Re-striping of parking stalls, arrows, etc. due to normal wear and tear.

e Maintain condition of membrane on outside (street) level.
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Fire Protection

The garage is fully sprinklered, except for the north stair. One standpipe is located in the south
stair, but fire hose cabinets are not provided. The fire protection piping is in ‘Excellent’

condition.

Fire extinguisher cabinets are located throughout the garage. No fire alarm system is present in
the garage, except that a flow monitoring device is present to monitor and alarm flow for the

sprinkler system.

Plumbing

A trench drain was provided for at the bottom of the entrance/exit ramp, and a sump pump was
provided at the lowest level. Storm piping was found to be in *Good’ condition.

HVAC

The three lower underground levels of the parking structure are mechanically ventilated with one
supply fan and one exhaust fan. The exhaust fan is located on Level 1 and discharges through
the street level parking in a vertical shaft that has side discharge louvers approximately 10°-0”
above the level. Air is forced into the garage by a supply fan set on the roof of the retail space
and discharges through grilles next to the elevator shaft. The exhaust fan is ducted to multiple
inlet grilles along the outside walls of the garage. Because mechanical drawings were not made

available, we are unable to determine ventilation rates without taking field measurements.

There is not a carbon monoxide detection system in the garage, and the attendant believes that

the fans run continuously.
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Electrical

The main electrical service is located behind the retail space at the street level, and this room was

locked during our review.

The street level lighting is provided by pole lights at the property line and wall pack fixtures
mounted on the back of the retail spaces. Lighting fixtures within the garage consist of a
combination of 8’long and 4’foot long single tube fluorescent fixtures with T8 lamps. The
fixtures are only covered with a wire guard, but are in *Good’ condition. The average lighting
level in the garage is 9 foot candles, with typical levels of 18 foot candles under a fixture and 5

foot candles away from fixtures.

9.4 Opinion of Construction Costs

Based on our current findings, experience with similar structures, and published data related to
the expected service life cycles of the facility’s components, we have projected the costs
associated with our recommended repair and preventative maintenance program over the next 50
years. The applicable table in Appendix B presents our opinion of the construction costs for the
next 50 years.

In developing our opinion of probable construction costs we have assumed that a contractor
would have to perform repairs such that normal parking operations are not unduly affected by the
work. The area allocated for repairs during a single phase would be large enough to permit

efficient construction operations, but not so large to unnecessarily restrict garage operations.

The enclosed tables present the probable costs for implementation of the recommendations noted
above and include the following:
¢ An allowance of 10% of the base contract work for mobilization, general conditions and
miscellaneous work not otherwise specified.
¢ An allowance of 10% of the base contract work for a project contingency to account for

unanticipated or unknown items that may arise prior to the work taking place.
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¢ An allowance of 8% of the base contract work for engineering and testing fees associated

with the work.

The following are not included:
e Costs for ADA modifications to the facility, if any
e Costs to obtain alternative parking for the duration of the project
e Costs for improvements or replacement of signage

e Costs for the remediation of any hazardous materials
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10. LOT 703 - ROBERTSON BLVD. PARKING STRUCTURE

10.1 Executive Summary

The Robertson Blvd. Parking Structure was found to be in ‘Excellent’ condition. The mixed use
facility provides public parking for customers in the local Carthay retail district. The structure
also includes retail space on street level currently divided into two tenants; Lisa Kline Kids and
Eyewear @ Optx. The structure consists of six levels and provides parking for 335 vehicles.
The facility is bordered on the east side by Robertson Blvd., on its north and south sides by
adjacent commercial buildings and on the west side by a public alleyway. The structural system
consists of a combination of nominal 8 foot wide, precast, prestressed double tee floor planks for
the ‘flat’ parking floors and cast-in-place, reinforced concrete beam and slab system for the

ramps at either end of the structure interconnecting the floors.

Our review consisted of visual observations and selective sounding of the floor slab topping, cast
in place concrete ramp slabs and the waterproofing system to detect for potential locations of
concrete delaminations and de-bonded membrane. Overall, the slab and membrane systems

appeared to be in ‘Excellent to Good’ condition.

The stucco exterior facade appeared to be in ‘Excellent’ condition although a proper cleaning is

needed.

Some very limited concrete repairs, caulking at the tee to tee joints and regularly scheduled re-
coating of the waterproofing membrane system in heavy traffic areas and at the tee to tee joints
can be anticipated due to normal wear and use.

The B2 level concrete slab on grade was in ‘Excellent’ condition.

Fire protection, plumbing, HVAC, and electrical systems were found to be in ‘Excellent to

Good’ condition at the time of our review.
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An effort aimed at addressing concrete repairs as they may be needed and maintaining the
condition of the waterproofing membrane system (especially in high wear areas such as turning
aisles and the ramps at the ends) should keep this structure in very good condition for an
extended period of time.

10.2 General Information

10.2.1 Facility Name: Lot 703 — Robertson Blvd. Parking Structure
10.2.2 Address: 123 S. Robertson Blvd.; Los Angeles, California
10.2.3 Vehicle Capacity: 335 cars.

10.2.4 Facility Type: Mixed use facility, includes retail space at street level and public parking

on Levels B2, B1 L1 through L3 and roof. Garage is ‘enclosed’, requiring mech.
ventilation on all floors except for roof level.

10.2.5 Year Built: Completed in 1998.

10.2.6 Number of Levels: Six

10.2.7 Number of Entrances: One entrance lane from Robertson Blvd.

10.2.8 Number of Exits: One exit lane to Robertson Blvd.

10.2.9 Overall Dimensions: Approximately 195 feet in the north-south direction and 120 feet in
the east-west direction

10.2.10Functional Layout: Split level arrangement with two way traffic aisles, 90 degree
parking, two-way ‘up’ and ‘down’ traffic speed ramps at the north and south ends
interconnecting the parking floors.

10.2.11Structural System: Precast, prestressed 8 foot wide double tee floor planks with a cast in
place concrete topping supported on a cast in place shear wall in the inboard portion of
the garage and on precast spandrel beams on the outboard portion. End ramps are a cast
in place, beam and slab system. Lateral loads are resisted by cast in place concrete shear
walls along the center spine and at the ends of the structure in north-south and east-west
directions respectively. There are no expansion joints in the structure.

10.2.12Existing Surface Treatments or Coatings: A thin, traffic bearing waterproofing
membrane is installed on all supported floor slabs (B1, L1 through L3, roof).

10.2.13Design Criteria: Unknown

10.2.14Retail Space: Lisa Kline Kids and Eyewear @ Optx
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10.2.15Elevators: Two, serving all floors

10.2.16Zoning Review: Not performed

10.2.17Documents Provided for Review: Original architectural drawings A-9 through A-22 (no
floor plans included) prepared by the City of Los Angeles Bureau of Engineering.

10.3 Findings and Recommendations

A visual examination of accessible structural components of the parking structure was performed
and documented with representative photographs. Some of these photographs have been
included in Appendix A of this report. The work was performed during morning hours when
occupancy was at a minimum. Additionally, all levels except for B2 (sub-basement on grade)
was selectively sounded using the ‘chain drag’ procedure to detect potential concrete slab or
double tee topping delaminations and/or de-bonding of the traffic bearing membrane not
otherwise visible. Also, accessible surfaces of the undersides of the supported level slabs (soffit)
were selectively sounded with a hand held hammer where possible or where conditions were

suspect.

Structural, Waterproofing, and Architectural Components

In general, there were few findings related to the condition of the structure. These are noted

below in no particular order:

e Level B2 is a concrete slab supported on the ground and contained cracking consistent
with similar slab on grades. The slab on grade is easily identified as it is the only portion
of the floors in this structure that do not contain the tan colored, waterproofing coating.
See photo 160. Photos 157 through 159 illustrate the ‘excellent’ condition of this slab.
The foundation walls did not exhibit any signs of significant cracking or water leakage.
At this time, we see no corrective action required.

e The exterior facade consists of a stucco finish system with punched window openings to
mimic a building and disguise the property as primarily a parking structure. These
openings contain glass block or security screening. See photos 151 and 155. The north

and south walls are solid concrete surfaces as shown in photos 154 and 156. The garage

64
DESMAN ASSOCIATES



elevators open directly to the sidewalk on Robertson Blvd. as illustrated in photo 153.
All elements appeared to be in ‘excellent’ condition, although the stucco could use a
proper cleaning.

Levels B1 and L1 through L3 are interior, structurally supported floor slabs. The
structural system combines the economy of long span, precast double tee floor members
with the flexibility of cast in place concrete for columns, beams, slab infill areas and
shear walls (seismic resistance). The result is a ‘hybrid’ structural system. Photos 161
through 164 and 167 and 168 depict the double tee portions of the structure, while photos
165 and 166 illustrate some of the cast in place areas. The double tee members are
typically 8 feet wide, although a few locations exist at 6 feet 6 inches. Overall, the
structural system is in ‘excellent’ condition with no deterioration currently observed.
Level L4 is exposed to the sky and was similarly found to be in ‘excellent’ condition.

As noted elsewhere in this report, all supported floor surfaces are protected with a thin,
traffic bearing waterproofing membrane system. This tan colored, surface protection
treatment is designed to resist all moisture intrusion into the slab. It appears that this
membrane product was installed at the time of original construction, based on the 10 year
age of the structure and the level of wear observed. The decision to include this feature
in a structure located in the mild climate of Southern California is somewhat curious.
Double tee systems are touted in the industry as being very durable. They have a high
level of factory quality control since they are produced in a remote factory and are
shipped to the jobsite. They also typically contain less reinforcing steel that is capable of
corroding compared to similar cast in place systems. Normally, if double tees have a
weak link, it occurs along the multitude of joints present in these systems. When a
membrane is installed on these systems, it is desired that the membrane covers all cracks,
joints, etc, creating a near seamless appearance. Photo 169 illustrates this desired
appearance at a typical tee to tee joint in the precast portion. However, this is the
exception and not the rule. More commonly, especially in the drive aisles, the membrane
has worn, peeled or debonded at the tee joints. It appears that the membrane did not
properly adhere to the sealant placed in the tee to tee joints. See photos 164, 170, 171,
172, 174 and 175. This could have occurred for a few different reasons, including

surface preparation deficiencies, incompatible materials or workmanship. In a few high
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traffic areas, the membrane is worn down to the concrete, as seen in photo 173 and 182.
It is suggested that the membrane and sealants be replaced on a scheduled basis.
Typically, the areas exposed to the greatest wear and tear are the drive aisles and corners
and these areas may need re-coating every 6 to 8 years, depending on usage. Parking
stall areas may last 20 years, again depending on usage. Areas exposed to the sky (UV),
will not last as long as intermediate floors.

e There are two sets of stairs in the structure. They consist of cast in place concrete stair
treads, risers and landings as seen in photo 180. The condition of the stairs was judged to
be ‘excellent’.

e The lateral (seismic) load resistance system is provided by cast in place concrete shear
walls in each principal direction in the structure. These appeared to be in ‘excellent’
condition.

e There are no expansion joints/expansion joint seals in the structure.

e Perimeter vehicular barriers (crash restraint) consist of concrete parapet walls and shear
walls along the ramps interconnecting the floors. These are considered to be life safety
systems in a parking structure and appeared to be in ‘excellent’ condition.

e Miscellaneous areas such as cashier booth, security fencing and signage all appeared to
be in ‘good’ condition. Charging stations for alternative energy vehicles are present and
not used at this time. This is shown in photo 183. A review of the equipment was not

performed.

While the data from our physical evaluation of the parking structures indicates no immediate
repairs appear to be needed, a modest effort should be followed to maintain the integrity, safety,
appearance and long-term durability for the structure. These factors not only have cost

implications, but can affect user’s attitudes and parking habits.

To summarize, the recommended ‘near’ term repairs include:

e Re-caulk tee to tee joints on the roof level.
e Re-waterproof roof level and entrance/exit lane on Level L1.

e Re-stripe roof level.
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Note: No concrete or other structural related repairs are anticipated at this time, but a nominal

amount is included in case the need arises.

The recommended ‘long’ term repairs include:

e Re-caulk tee to tee joints on the intermediate floors.

e Re-waterproof intermediate level drive lanes and ramps.

e Re-stripe as needed.

e Perform isolated concrete repairs due to normal wear and tear in the future.

e Properly clean and re-paint misc. metal handrail, doors and frames, etc. due to exposure
to the elements.

Fire Protection

The structure is fully sprinklered, and standpipes are located in the stairs. However, no fire hose

cabinets are provided. The fire protection piping is in ‘Excellent’ condition.

Fire extinguisher cabinets are located throughout the garage, along with a fire alarm system
consisting of audible/visual alarm signaling devices and manual pull stations at the stairwells is

present in the structure.

Plumbing

Trench drains were provided at the low point of the main ramps inside the garage. In addition,
an emergency drain and sump pump were provided at the lowest level. The storm drainage
piping and structures are in ‘Good’ condition. Two restrooms were provided at the retail/street

level for the retail spaces but were not included in our review.

HVAC
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The two lowest levels are ventilated by a supply fan located on the Basement Level 1 connected
through a shaft to an intake grille at the roof. Exhaust from these levels is provided by a fan
located on Basement Level 1 that discharges vertically through a shaft to a roof grate. Exhaust
for the Levels 1 and 2 are provided by an exhaust fan located on the Level 3. This fan also
discharges to the roof level through a vertical shaft. Make-up air for Levels 1 and 2 is provided
through openings in the exterior walls. Because mechanical drawings were not made available,

we are unable to determine ventilation rates without taking field measurements.

A carbon monoxide detection system is present in the basement levels and the Levels 1 and 2.
Each sensor covers approximately 5,000 square feet, which is typically recommended by the
sensor manufacturers. The day we visited the garage the garage was lightly loaded, but the fans
were running continuously. This may indicate that some adjustments need to be made or

possibly the sensors need calibration or replacement.

Electrical

The main electrical room was inaccessible during our review.

Lighting on all levels, except the roof level, is provided with high pressure sodium fixtures. In
addition to these fixtures, 2/4 pendent mounted fluorescent fixtures are used at the elevator
entrance and exit lanes. All fixtures were found to be in ‘Good’ condition. The average lighting
level in the garage is 6 foot candles, with typical levels of 12 foot candles under a fixture and 2

foot candles away from fixtures.

The roof level lighting is provided by wall pack fixtures mounted on the parapet wall and twin
shoe box style pole fixtures, which are approximately 12 feet high.

10.4 Opinion of Construction Costs

Based on our current findings, experience with similar structures, and published data related to

the expected service life cycles of the facility’s components, we have projected the costs
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associated with our recommended repair and preventative maintenance program over the next 50

years.

In developing our opinion of probable construction costs we have assumed that a contractor
would have to perform repairs such that normal parking operations are not unduly affected by the
work. The area allocated for repairs during a single phase would be large enough to permit

efficient construction operations, but not so large to unnecessarily restrict garage operations.

The enclosed tables present the probable costs for implementation of the recommendations noted
above and include the following:
¢ An allowance of 10% of the base contract work for mobilization, general conditions and
miscellaneous work not otherwise specified.
¢ An allowance of 10% of the base contract work for a project contingency to account for
unanticipated or unknown items that may arise prior to the work taking place.
¢ An allowance of 8% of the base contract work for engineering and testing fees associated
with the work.

The following are not included:
e Costs for ADA modifications to the facility, if any
e Costs to obtain alternative parking for the duration of the project
e Costs for improvements or replacement of signage

e Costs for the remediation of any hazardous materials
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11. LOT 670 - CHEROKEE AVENUE PARKING STRUCTURE

11.1 Executive Summary

The Cherokee Avenue Parking Structure was found to be in ‘Good’ condition. The mixed use
facility provides public parking for the Hollywood retail and entertainment district as well as
parking in a separate, secured area on Level 1 for an adjacent residential housing development.
The facility is set back about 50 feet from Cherokee Avenue with an entrance/exit lane drive
connecting the structure to Cherokee Ave. The remainder of the street frontage is occupied by a
1 story commercial building located between the street and the parking structure. There is a
separate entrance/exit lane for the reserved parking area connecting to Whitley Ave. to the east.
The structure is also bordered on its north and east sides by residential buildings and on its south
side by commercial buildings that front Hollywood Boulevard. The structure consists of four
levels and provides parking for 397 vehicles. The structural system consists of a concrete slab
supported on the ground for Level 1 and cast-in-place, structurally supported, post-tensioned
concrete slabs and beams for Levels 2-4. Lateral loads are resisted by concrete shear walls in

both north-south and east-west directions along the perimeter.

Our review consisted of visual observations and sounding of the floor slabs in areas containing
top slab reinforcing steel to detect for possible locations of concrete deterioration. The slabs,
beams and columns were all found to be in “‘excellent’ condition. Some slab cracking in various
locations was noted, but is not considered unusual. Also, some areas exhibited water ponding

due to inadequate slopes to existing drains. An effort to correct this condition is suggested.

A traffic bearing waterproofing membrane was installed during original construction at the roof
level. This membrane exhibited significant wear in the drive aisles and should be re-coated. A
membrane was also installed on the floor area over the parking offices. This membrane was

found to be in ‘good’ condition.

Fire protection, plumbing, and electrical systems were found to be in ‘Good’ condition at the

time of our review.
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A modest effort aimed at addressing concrete repairs as they may be needed and surface
protection treatments at selected areas should keep this structure in very good condition for an

extended period of time.

11.2 General Information

11.2.1 Facility Name: Lot 670 — Cherokee Avenue Parking Structure

11.2.2 Address: 1710 Cherokee Avenue; Los Angeles, California

11.2.3 Vehicle Capacity: 397 cars.

11.2.4 Facility Type: Stand alone parking facility, Levels 1-4 are at or above ground and

classified as ‘open.’

11.2.5 Year Built: Unknown, estimated to be about 10 to 20 years old based on appearance.

11.2.6 Number of Levels: Four

11.2.7 Number of Entrances: One entrance lane in from Cherokee Ave. connecting to set back
location of structure. There is an entrance lane to Level 1 reserved parking area only
from Whitley Ave. to the east.

11.2.8 Number of Exits: One exit lane out to Cherokee Ave. from set back location of structure.
There is an exit lane from Level 1 reserved parking area only to Whitley Ave. to the east.

11.2.9 Overall Dimensions: 245 feet in the north-south direction and 128 feet in the east-west
direction. Structure is set back about 50 feet from Cherokee Ave.

11.2.10Functional Layout: Single helix arrangement with two way traffic aisles and 90 degree
parking.

11.2.11Structural System: Cast-in-place, post-tensioned concrete slab and beam arrangement.
Lateral loads are resisted by perimeter shear walls in north-south and east-west
directions. There are no expansion joints in the structure.

11.2.12Existing Surface Treatments or Coatings: A thin, traffic bearing waterproofing
membrane is installed on roof levels 4A and 4B that are exposed to the sky. A similar
membrane is installed on Level 2A over the parking office spaces below.

11.2.13Design Criteria: Unknown

11.2.14Retail Space: Approx. 5,000 sg. ft. of commercial space outside of the garage footprint

on street level fronting Cherokee Ave. was built in conjunction with the structure.
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11.2.15Elevators: One, located on the west elevation in the set back area.
11.2.16Zoning Review: Not performed
11.2.17Documents Provided for Review: A partial set of architectural floor plans with no dates or

other pertinent information pertaining to the design team was provided for our use.

11.3 Findings and Recommendations

A visual examination of accessible structural components of the parking structure was
performed, noted on drawings, and documented with representative photographs. Some of these
photographs have been included in Appendix A of this report. The work was performed during
afternoon hours when occupancy was assumed to be at its typical mid day level. Additionally,
top surfaces of the structurally supported floor slabs were selectively sounded in areas using the
‘chain drag’ procedure to detect potential concrete delaminations not otherwise visible.
Accessible surfaces of the undersides of the supported level slabs (soffit), beams, columns, and
walls were selectively sounded with a hand held hammer where possible or where conditions

were suspect.

Structural, Waterproofing and Architectural Components

In general, there were few findings related to the condition of the structure. These are noted

below in no particular order:

e The exterior facade consists of plain or stucco covered concrete shear walls, cast in place
concrete parapet or spandrel panels with architectural metal handrails, glazing on the
elevator shaft and masonry walls. The two stairs are steel pan treads, risers and landings
filled with concrete. These components are illustrated in photos 184 through 189. The
components were in ‘good’ condition. Some of the painted metal surfaces are showing
signs of age and should be re-painted in the near future. At a few locations, grout plugs
covering post-tensioning stressing anchors have become loose and could fall out. See
photos 190 and 191. These should be replaced as needed.

e There is a 50 foot wide setback between the public sidewalk on Cherokee Ave. and the

parking structure. Within this area is the entrance/exit lane for the structure, pedestrian
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access way to the primary set of stairs and adjacent elevator and 1 story commercial
office space containing approx. 5,000 sq. ft. Photos 196 and 198 illustrate the pedestrian
area and vehicular drive lanes. The commercial space was not accessible and it was
assumed to be excluded from the scope of our review. See photos 192 and 193 of the
exterior of this space.

Level G and 1A is a concrete slab supported on the ground and consists of two areas.
The east side is accessed by a driveway from Whitley Ave. and is an enclosed, reserved
parking area. See photos 194 and 195. We did not access the area, but did not see any
areas of concern. A majority of the west side is a reserved area for HLAB city trucks
(photo 197) and the remaining area provides access to the upper floors (photo 199). The
condition of the slabs is ‘good’ and we see no corrective action that needs to be taken at
this time.

Levels 1B and 2, 3 and 4 (A and B) are structurally supported floor slabs. The slabs are
nominally 6 inches thick and span about 18 feet between adjacent, 60 foot long, post-
tensioned beams. There is one construction joint on each floor side, indicating that each
floor was constructed in two concrete placements. The framing system can be seen in
photos 200 and 201 and is similar to the Studio City Structure. Our sounding did not
reveal any floor slab delaminations. However, there were a fair number of vehicles in the
structure at the time of our survey, and we did not access areas under these vehicles.
However, we did visually review the areas for any larger scale problem areas and none
were found. It would be unusual not to find a few small delaminations in a structure of
this size and age. We recommend that any delaminated areas be identified and repaired
before they can become a tripping hazard. Also, application of a membrane strip over the
construction joints can be a cost effective step, as it will preclude future concrete repairs
in an area of frequent delamination findings. We found no exposed rebar or post-
tensioning strands at the floor slab surfaces. We noted some slab cracking on these
floors. The cracks should have no significant effect on the structural performance of the
floor, but it is recommended that the cracks be routed and caulked for the purpose of
minimizing future moisture infiltration. Vertical and overhead surfaces were in

‘excellent’” condition.
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Level 2 includes a traffic bearing, waterproofing membrane located over the parking
offices, restroom and storage/equipment room located on Level 1. The condition of the
membrane was ‘good’. Re-coating will eventually need to be performed as the structure
ages.

Ponding was noted in several corner areas due to lack of proper slopes to floor drains. As
the water evaporates, it leaves a dirty residue as seen in photos 202 through 205.
Although the ponded water will not freeze in the winter, it can eventually seep into the
concrete and leak through and onto cars below. Note in a couple of the photos that a hole
was cored in the wall to allow the water to drain out. Its effect is unknown. We normally
recommend either the addition of a drain, or installing a waterproofing membrane to keep
the water from being absorbed into the slab. In either case, the operator should be more
diligent in power washing the area on a periodic basis to improve the appearance of the
area.

A comprehensive sounding of Level 4 was possible due to the absence of vehicles on this
floor. On Level 4, a thin, traffic bearing membrane system was installed on all areas
exposed to the sky. We know this was done in conjunction with the original construction
because the concrete finish was not swirled on this level as it was on the lower levels.
The swirling creates some amplitude in the concrete that is not desirable prior to a
membrane application. The overall condition of the membrane is ‘fair’. Sounding of all
accessible surfaces indicated good bond to the concrete substrate, but it is extensively
worn in the traffic aisles as seen in photos 206 and 207. We recommend that the
membrane should be re-coated on this level within the next few years. Then, at
additional 7 to 10 year intervals, the system in busy drive aisles may typically need to be
re-coated. We observed a broken barrier cable on the interior line at the roof level (photo
205) that should be repaired.

The lateral (seismic) load resistance system is provided by shear walls in each principal
direction on the perimeter of the structure. These appeared to be in ‘like new’ condition.
Miscellaneous metals are present in the structure primarily as handrails (photo 208), fall
protection (photo 209), and stair treads and risers (photo 210). The metals are painted

with a high performance coating system, but are showing signs of wear, tear and UV
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degradation. It is suggested that re-painting of these surfaces be included in a long-term
maintenance program.

e There are no expansion joints/expansion joint seals in the structure.

e Perimeter vehicular barriers (crash restraint) consist of concrete parapet walls, shear walls
and barrier cables along the interior column line. These are considered to be life safety
systems in a parking structure and appeared to be in excellent condition.

e There are two sets of stairs in the structure. They consist of steel framing with concrete
in-fill. The condition of both stairs was good.

e Miscellaneous areas such as the open elevator vestibules, staff restroom, cashier booth,
metal doors, security fencing and signage all appeared to be in good condition.

e Overall, the cleanliness level was only ‘fair’ and it appears that the structure would
benefit from a comprehensive cleaning effort. It appears that the parking clientele
necessitates a high level of cleaning effort in this structure, compared to many others.

While the data from our physical evaluation of the parking structures indicates no life safety
repairs appear to be needed, a modest effort should be followed to maintain the integrity, safety,
appearance and long-term durability for the structure. These factors not only have cost

implications, but can affect user’s attitudes and parking habits.

To summarize, the recommended “near’ term repairs include:

e Isolated concrete slab repairs to delaminated areas (if any) on Levels 2, 3 and 4. No post-
tensioning repairs are anticipated.

e Waterproofing protection of construction joints with a 3 foot wide strip applied along
each joint length on Levels 1B, 2 and 3 to minimize future water leakage and concrete
deterioration.

e Rout and caulk slab cracking on Levels 2 and 3.

e Replace worn out waterproofing membrane system on Level 4.

The recommended ‘long’ term repairs include:
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e Rout and caulk future slab cracking on Levels 2 and 3 as it may occur.

e Re-coat waterproofing membrane areas due to normal wear and tear in the future.

e Properly clean and re-paint miscellaneous metals due to exposure to the elements.

e Re-striping of parking stalls, arrows, etc. due to normal wear and tear.

e Repair barrier cables due to damage and/or normal wear and tear.

e Replace operating equipment such as doors, restroom fixtures, etc. due to damage and/or

normal wear and tear.

Fire Protection

The garage is fully sprinklered, and one standpipe is located in the building next to the elevator.
In addition to the main standpipe, two additional fire hose cabinets are provided at each level,
and a third fire hose cabinet is provided at the corner of the highest point of the roof level.

Overall, fire protection piping is in *Good’ condition.

Fire extinguisher cabinets are provided throughout the garage, typically four per floor.

Plumbing

Very little storm drainage is in the garage, and it appears that storm drainage was designed to
sheet drain back thru the structure. French drains are provided at the entrance/exit lanes into the
garage. Some form of drainage may be present in the lowest level of parking, but this area was

inaccessible during our review.

One restroom is present in the garage for use by staff, and is in ‘Fair’ condition.

HVAC

Since the garage is an open structure, it is not mechanically ventilated. The existing elevator
machine room and electrical room appear to be ventilated, but were not accessible during our

review.

76
DESMAN ASSOCIATES



Electrical

Lighting in the garage has been previously upgraded. The original lighting system utilized metal
halide or sodium pendent mounted fixtures on the lower levels. These fixtures have been
replaced with 8’long by 6 wide single tube fluorescent fixtures with two T8 lamps. The fixtures
do not have a lens but were provided with a wire cover, and are in ‘Good’ condition. The
average lighting level in the garage is 10 foot candles, with typical levels of 20 foot candles

under a fixture and 5 foot candles away from fixtures.

The roof deck is illuminated with multiple twin shoe box type pole fixtures on 20 foot poles,

which are in ‘Fair’ condition.

11.4 Opinion of Construction Costs

Based on our current findings, experience with similar structures, and published data related to
the expected service life cycles of the facility’s components, we have projected the costs
associated with our recommended repair and preventative maintenance program over the next 50
years. The applicable table in Appendix B presents our opinion of the construction costs for the

next 50 years.

In developing our opinion of probable construction costs we have assumed that a contractor
would have to perform repairs such that normal parking operations are not unduly affected by the
work. The area allocated for repairs during a single phase would be large enough to permit
efficient construction operations, but not so large to unnecessarily restrict garage operations.

The enclosed tables present the probable costs for implementation of the recommendations noted
above and include the following:
¢ An allowance of 10% of the base contract work for mobilization, general conditions and
miscellaneous work not otherwise specified.
e An allowance of 10% of the base contract work for a project contingency to account for

unanticipated or unknown items that may arise prior to the work taking place.
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¢ An allowance of 8% of the base contract work for engineering and testing fees associated

with the work.

The following are not included:
e Costs for ADA modifications to the facility, if any
e Costs to obtain alternative parking for the duration of the project
e Costs for improvements or replacement of signage

e Costs for the remediation of any hazardous materials
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12. QUALIFICATIONS

DESMAN Associates was retained to perform an assessment of the City of Los Angeles Parking
Facilities. The conclusions, recommendations and opinion of costs presented in this report are
based on discussions with personnel familiar with the property, our field observations, and our

experience on similar projects.

It was not the intent of this survey to perform an exhaustive study to locate every existing defect.
“Walk-through” observations were made by a trained professional but there may be defects at the
facility that were not readily accessible, not visible or which were inadvertently overlooked.

Other problems may develop with time that was not evident at the time of this survey.

Opinions of cost for repairs are approximations only and should not be interpreted as bids or
offers to perform work. Actual costs can be affected by the extent of work done as one project,
the quality of contractors used, the quality of materials chosen, and specific work conditions.
These conditions are based on repair design criteria, which will not be known at the time of this
report. Any opinions of cost originate from published data, historical experience on similar
projects and/or conceptual estimates from contractors, as appropriate. More detailed proposals

or bids should be obtained for actual construction budgets.

The following are not included in the cost tables of this report:

1. Costs for inflation and escalation.

2. Costs for operational items such light bulb replacement, janitorial services,
equipment maintenance contracts, etc.

3. Costs for equipment maintenance contracts for vertical transportation.

4. Costs for revenue control system and security equipment changes.

5. Costs for abatement of hazardous material, if any.

Cost of an additional 10-15% if a single work item is divided over multiple years
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APPENDIX A - PHOTOGRAPHIC DOCUMENTATION
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Lot 680 - Broxton Avenue Parking Structure
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Photo 1 - Arrow denotes typical slab spall in cast-in-place concrete slab infill area

Photo 2 - Arrow denotes typical slab spall in cast-in-place concrete slab infill area
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Photo 3 - Typical slab crack

Photo 4 - Arrow denotes typical beam spall
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Photo 5 - Typical wear and tear of waterproofing membrane at entrance and exit
lanes

Photo 6 - Typical wear and tear of waterproofing membrane on Level 2 over retail
space
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Photo 7 - Typical poor condition of roof level waterproofing membrane

Photo 8 - Typical caulking conditions
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Photo 10 - Arrow denotes loosing nosing strip in stairwells
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Arc Light Parking Structure
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Photo 11 - Arrow denotes slab spall/delamination; not exposed reinforcing steel

Photo 12 - Typical slab cracking on roof level
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Photo 14 - Spalling at interface between garage and plaza on Level 2
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Photo 15 - Typical condition of roof level pour strip waterproofing membrane

Photo 16 - Typical condition of Level 2 waterproofing membrane over occupied
space; arrows denote de-bonded membrane
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Photo 17 - Typical construction joint caulking condition

Photo 18 - Typical condition of stairwell cast-in-place treads; note random cracking



DESMAN

A S s OC I A TE S

Photo 19 - Arrow denotes beam spalling at locations of apparent damage caused by
oversized vehicles
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Pershing Square Parking Structure
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Photo 20 - Arrow denotes typical slab spalling

Photo 2 - Arrow denotes slab spalling/delamination
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Photo 22 - Typical slab spalling/delamination

Photo 23 - Typical slab cracking
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Photo 24 - Soffit spalling along construction joint

Photo 25 - Water leakage beneath entrance/exit ramps; arrow denotes beam
spalling
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Photo 26 - Typical leaking foundation wall cracking

Photo 27 - Typical leaking foundation wall cracking; note previous repairs in ‘Poor’
condition
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Photo 29 - Signs of leakage and beam spalling directly beneath expansion joint
assemblies
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Photo 30 - Waterproofing membrane condition at entrance/exit ramps

Photo 31 - Lack of flashing of waterproofing membrane at vertical terminations



DESMAN

A S s OC I A TE S

Photo 33 - Typical condition of stairs; note minor corrosion and steepness of stairs
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Photo 34 - Corrosion of stairwell steel components
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Lot 745 - Hollywood & Highland Parking Structure
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Photo 35 - Arrow denotes typical cracking along column line 5

Photo 36 - Cracking along column line 5
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Photo 38 - Cracking along column line 5; arrow denotes spalling
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Photo 40 - Arrow denotes column spalling
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Photo 41 - Arrows denote column spalling

Photo 42 - Typical leaking foundation wall cracks
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Photo 43 - Typical leaking foundation wall cracks

Photo 44 - Typical entrance ramp waterproofing membrane condition
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Photo 45 - Typical entrance ramp waterproofing membrane condition

Photo 46 - Stairwell steel component corrosion
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Photo 47 - Stairwell steel component corrosion
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Lot 690 — Studio City Parking Structure
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Photos 48 through 53 — Exterior views

Photo 49
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Photo 51
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Photo 53
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Photo 54 — Level 4
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Photo 55 — Typical ramp configuration
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Photo 56 — Level 4 cracks previously “filled’

Photo 57
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Photo 58 — Delaminated area found by chain drag

Photo 59
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Photos 60 and 61 — Delaminated areas marked in field

Photo 61
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Photo 62

Photo 63 — Slab cracking
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Photo 65



DESMAN

A S s OC I A TE S

Photo 66 — Storage area under lower ramp

Photo 67 — Typical elevator vestibule
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Lot 601 — Friar Street Parking Structure
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Photos 68 through 77 — Exterior views

Photo 69



DESMAN

A S s OC I A TE S

Photo 70

Photo 71
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Photo 73
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Photo 75
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Photo 76

Photo 77
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Photo 78 — Typical upper level vehicle barriers

Photo 79 — Upper level
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Photo 81 — Vehicular restraints
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Photo 82 — Damaged curb

Photo 83 — Typical cracking at joints in upper level
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Photos 84 and 85 — Damaged handrail
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Photo 86 — Worn membrane

Photo 87 — Joint in concrete topping below membrane
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Photo 90 - View of underside of upper level

Photo 91
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Photo 92 through 97 - Structural steel framing

Photo 93
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Photo 96

Photo 97
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Lot 629 — Dickens Street Parking Structure
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Photo 102 — Looking at Level 2 public parking area from uppermost portion

Photo 103 — Typical public parking floor
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Photo 105
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Photos 106 through 108 — thin overlay material

Photo 107
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Photo 108

Photo 109 — Delaminated area adjacent to shear wall



DESMAN

A S s OC I A TE S

Photo 110 - Slab cracking

Photo 111
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Photos 113 and 114 - Leaking slab cracks
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Photo 114

Photo 115 — Typical stairwell
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Photo 117 — Residents reserved parking area behind screen
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Lot 732 — Larchmont Blvd. Parking Structure
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Photos 118 through 127 — Exterior views

Photo 119
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Photo 120 — Commercial buildings along Larchmont

Photo 121
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Photos 122 and 123 — Worn membrane

Photo 123
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Photo 124

Photo 125



DESMAN

A S s OC I A TE S

Photo 126 — Delaminated area is marked

Mon. th Sat,
ot 500pm Sun,

Photo 127 — Ramp down to enclosed levels
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Photo 128 — Typical underground levels

Photo 129
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Photo 130 — Extensive slab cracking

Photo 131
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Photo 132 — Beam framing

Photo 133



DESMAN

A S s OC I A TE S

Photo 134 — Delaminated areas

Photo 135
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Photo 136 — Delaminated area marked

Photo 137 — Slab cracking
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Photo 138

Photo 139 — Diagonal beam cracking
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Photos 140 and 141 — Leaking cracks thru slab

Photo 141
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Photo 142 — Slab cracking is highlighted in chalk

Photo 143 — Restraint cracking at corner
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Photo 144 — Slab on grade level

Photo 145 — Note dark, ‘filled’ cracks
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Photo 146 — Thru-slab cracking

Photo 147 — Beam cracking
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Photo 148 — Thru slab cracking

Photo 149 — Thru slab cracking
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Photo 150 — Stairwell up to street
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Lot 703 — Robertson Blvd. Parking Structure
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Photo 154
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Photo 155

Photo 156
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Photo 157 — Slab on grade

Photo 158
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Photo 160 — Termination of waterproofing membrane system
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Photo 162
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Photo 163

Photo 164
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Photo 166 — same as photo above
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Photo 168 — same as above
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Photo 169 — Excellent condition of membrane over tee joint

Photo 170 through 172 — Poor condition of membrane over tee joint
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Photo 172
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Photo 173 — Worn membrane at entrance

Photo 174 through 178 - Poor condition of membrane over tee joint
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Photo 176



DESMAN

A S s OC I A TE S

o N

Photo 177

Photo 178
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Photo 180 — Excellent condition of stairwell
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Photo 181

Photo 182
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Photo 183 — Electric car charging station
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Lot 670 — Cherokee Ave Parking Structure
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Photo 185

Photo 186
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Photo 187

Photo 188
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Photo 189

Photo 190

Photo 191



DESMAN

A S S O C A T E S

iry cenrer NI \Ce ‘ ; 8 u.:u:nm: Coic by oy “ - ‘ '

v
i
I

Photo 193
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Photo 195 — Reserved parking area
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Photo 196 — Elevator vestibule

Photo 197 - City trucks parked on Level 1
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Photo 198 — Main entrance/exit lanes
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Photos 199 through 201 — Typical structural framing
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Photo 200

Photo 201
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Photo 202 through 204 — Typical water ponding areas

Photo 203
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Photo 204

Photo 205 — Broken barrier cable
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Photo 206 — Worn membrane on roof

Photo 207 — Worn membrane on roof
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Photo 208 — Misc. metals

Photo 209 — Misc. metals
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Photo 210 — Stairwell to be painted

Photo 211 — Elevator vestibule



APPENDIX B - OPINION OF CONSTRUCTION COSTS




Lot 680 - Broxton Avenue Parking Structure

Los Angeles, California

OPINION OF EXPECTED CONSTRUCTION COST - NOVEMBER 2009

ITEM DESCRIPTION YEARS1TOS5 YEARS 6 TO 10 YEARS 11-20 YEARS 21-30 YEARS 31- 50
Structural/Waterproofing $265,000 $63,000 $78,000 $250,000 $145,000
1 Partial Depth Slab Repairs $20,000 $5,000 $8,000 $10,000 $20,000
2 Partial Depth Vertical/Overhead Concrete Repairs $5,000 $3,000 $5,000 $5,000 $15,000
3 Control Joint Caulking Replacement and Rout and Caulk Slab Cracking $50,000 $50,000 $10,000 $50,000 $50,000
4 Re-Coat Existing Waterproofing Membrane $175,000 $0 $50,000 $175,000 $50,000
5 Foundation Wall Leak Mitigation $15,000 $5,000 $5,000 $10,000 $10,000
Architectural $30,000 $25,000 $55,000 $235,000 $80,000
6 Replace Operating Equipment (Overhead Doors, Restroom Fixtures, etc.) $20,000 $20,000 $40,000 $80,000 $50,000
7 Miscellaneous Painting and Striping $10,000 $5,000 $15,000 $15,000 $30,000
8 Repair/Replace Elevators $0 $0 $0 $140,000 $0
Mechanical $10,000 $0 $188,000 30 $195,000
9 Replace/Repair Ventilation Fans $0 $0 $175,000 $0 $175,000
10 Replace/Repair Condensing Units $5,000 $0 $5,000 $0 $10,000
11 Replace/Repair Plumbing Fixtures $0 $0 $3,000 $0 $0
12 Replace/Repair Sump Pumps $5,000 $0 $5,000 $0 $10,000
Electrical $0 $0 $330,000 $0 $195,000
13 Replace/Repair Lighting Fixtures $0 $0 $120,000 $0 $120,000
14 Replace/Repair Exit & Egress Fixtures $0 $0 $150,000 $0 $15,000
15 Replace/Repair Distribution Equipment $0 $0 $60,000 $0 $60,000
Fire Protection $0 $0 $18,000 $0 $18,000
16 Replace/Repair Fire Alarm System $0 $0 $18,000 $0 $18,000
SUB-TOTAL $305,000 $88,000 $669,000 $485,000 $633,000
Mobilization, General Conditions, & Miscellaneous Work @ 10% $31,000 $9,000 $67,000 $49,000 $63,000
Contingencies @ 10% $31,000 $9,000 $67,000 $49,000 $63,000
Allowance for Engineering and Testing Fees @ 8% $24,000 $7,000 $54,000 $39,000 $51,000
GRAND TOTAL $391,000 $113,000 $857,000 $622,000 $810,000
Notes

1) Costs are expressed in 2009 dollars. Inflation and escalation have not been included in the cost estimates.
2) The figures are exclusive of annual budgets for operational issues such as light bulb replacement, janitorial services, equipment maintenance contracts, etc.

3) The figures are exclusive of revenue control system and security equipment changes, and any abatement of hazardous materials.

4) We estimate an additional cost of 10% to 15% if a single work item is divided over multiple years (Not included in the above cost estimate table).
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Arc Light Parking Structure (Cinerama Dome)

Los Angeles, California

OPINION OF EXPECTED CONSTRUCTION COST - NOVEMBER 2009

ITEM DESCRIPTION YEARS1TOS5 YEARS 6 TO 10 YEARS 11-20 YEARS 21-30 YEARS 31- 50

Structural/Waterproofing $120,000 $185,000 $146,000 $260,000 $200,000

1 Partial Depth Slab Repairs $15,000 $5,000 $10,000 $15,000 $25,000

2 Partial Depth Vertical/Overhead Concrete Repairs $5,000 $5,000 $8,000 $10,000 $15,000

3 Rout and Caulk Slab Cracking $30,000 $30,000 $10,000 $10,000 $25,000

4 Re-Coat Existing Waterproofing Membrane $60,000 $0 $100,000 $200,000 $100,000

5 New Waterproofing Membrane Installation at Construction Joints and Pour Strips $0 $135,000 $0 $0 $0

6 Expansion Joint Seal Installation/Repairs/Replacement $10,000 $0 $3,000 $10,000 $5,000

7 Allowance for Post-Tensioning Repairs $0 $10,000 $15,000 $15,000 $30,000
Architectural $20,000 $20,000 $80,000 $680,000 $110,000

8 Replace Operating Equipment (Overhead Doors, Restroom Fixtures, etc.) $10,000 $10,000 $50,000 $100,000 $50,000

9 Miscellaneous Painting and Striping $10,000 $10,000 $30,000 $30,000 $60,000

10 Repair/Replace Elevators $0 $0 $0 $550,000 $0
Mechanical $0 $13,000 $20,000 $13,000 $23,000

11 Replace/Repair Ventilation Fans $0 $0 $10,000 $0 $10,000

12 Replace/Repair Condensing Units $0 $13,000 $0 $13,000 $13,000

13 Replace/Repair Plumbing Fixtures $0 $0 $10,000 $0 $0
Electrical $0 $0 $0 $870,000 $0

14 Replace/Repair Lighting Fixtures $0 $0 $0 $760,000 $0

15 Replace/Repair Exit & Egress Fixtures $0 $0 $0 $10,000 $0

16 Replace/Repair Distribution Equipment $0 $0 $0 $100,000 $0
Fire Protection $0 $0 $0 $20,000 30

17 Replace/Repair Fire Alarm System $0 $0 $0 $20,000 $0

SUB-TOTAL $140,000 $218,000 $246,000 $1,843,000 $333,000
Mobilization, General Conditions, & Miscellaneous Work @ 10% $14,000 $22,000 $25,000 $184,000 $33,000
Contingencies @ 10% $14,000 $22,000 $25,000 $184,000 $33,000
Allowance for Engineering and Testing Fees @ 8% $11,000 $17,000 $20,000 $147,000 $27,000
GRAND TOTAL $179,000 $279,000 $316,000 $2,358,000 $426,000
Notes

1
2

) Costs are expressed in 2009 dollars. Inflation and escalation have not been included in the cost estimates.

) The figures are exclusive of annual budgets for operational issues such as light bulb replacement, janitorial services, equipment maintenance contracts, etc.
3) The figures are exclusive of revenue control system and security equipment changes, and any abatement of hazardous materials.
4) We estimate an additional cost of 10% to 15% if a single work item is divided over multiple years (Not included in the above cost estimate table).
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Pershing Square Parking Structure

Los Angeles, California

OPINION OF EXPECTED CONSTRUCTION COST - NOVEMBER 2009

ITEM DESCRIPTION YEARS1TOS5 YEARS 6 TO 10 YEARS 11-20 YEARS 21-30 YEARS 31- 50
Structural/Waterproofing $575,000 $75,000 $270,000 $440,000 $455,000
1 Partial Depth Slab Repairs $100,000 $30,000 $40,000 $50,000 $100,000
2 Partial Depth Vertical/Overhead Concrete Repairs $75,000 $20,000 $30,000 $40,000 $80,000
3 Construction Joint Caulking Replacement $50,000 $0 $50,000 $50,000 $100,000
4 Re-Coat Existing Waterproofing Membrane $200,000 $0 $100,000 $200,000 $100,000
5 Expansion Joint Seal Repairs/Replacement $75,000 $0 $25,000 $75,000 $25,000
6 Foundation Wall Leak Mitigation $75,000 $25,000 $25,000 $25,000 $50,000
Architectural $105,000 $105,000 $1,790,000 $300,000 $250,000
7 Replace Operating Equipment (Overhead Doors, Restroom Fixtures, etc.) $75,000 $75,000 $100,000 $200,000 $100,000
8 Miscellaneous Painting and Striping $30,000 $30,000 $60,000 $100,000 $150,000
9 Repair/Replace Escalators $0 $0 $1,500,000 $0 $0
10 Repair/Replace Elevators $0 $0 $130,000 $0 $0
Mechanical $0 $483,000 $475,000 $23,000 $483,000
11 Replace/Repair Ventilation Fans $0 $460,000 $0 $0 $460,000
12 Replace/Repair Condensing Units $0 $8,000 $0 $8,000 $8,000
13 Replace/Repair Storm Piping & Plumbing Fixtures $0 $0 $475,000 $0 $0
14 Replace/Repair Sump Pumps $0 $15,000 $0 $15,000 $15,000
Electrical $0 $65,000 $100,000 $595,000 $65,000
15 Replace/Repair Lighting Fixtures $0 $0 $0 $560,000 $0
16 Replace/Repair Exit & Egress Fixtures $0 $0 $0 $35,000 $0
17 Replace/Repair Distribution Equipment $0 $65,000 $100,000 $0 $65,000
Fire Protection $0 $45,000 $765,000 $0 $45,000
18 Replace/Repair Fire Alarm System $0 $45,000 $0 $0 $45,000
19 Replace/Repair Fire Sprinkler System $0 $0 $765,000 $0 $0
SUB-TOTAL $680,000 $773,000 $3,400,000 $1,358,000 $1,298,000
Mobilization, General Conditions, & Miscellaneous Work @ 10% $68,000 $77,000 $340,000 $136,000 $130,000
Contingencies @ 10% $68,000 $77,000 $340,000 $136,000 $130,000
Allowance for Engineering and Testing Fees @ 8% $54,000 $62,000 $272,000 $109,000 $104,000
GRAND TOTAL $870,000 $989,000 $4,352,000 $1,739,000 $1,662,000
Notes

1) Costs are expressed in 2009 dollars. Inflation and escalation have not been included in the cost estimates.

2) The figures are exclusive of annual budgets for operational issues such as light bulb replacement, janitorial services, equipment maintenance contracts, etc.

3) The figures are exclusive of revenue control system and security equipment changes,and any abatement of hazardous materials.

)
4) We estimate an additional cost of 10% to 15% if a single work item is divided over multiple years (Not included in the above cost estimate table).
)

5) The figures are exclusive of repairs and/or upgrades to plaza areas, park areas, and roadways above the parking structure.
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Lot 745 - Hollywood and Highland Parking Structure

Los Angeles, California

OPINION OF EXPECTED CONSTRUCTION COST - NOVEMBER 2009

ITEM DESCRIPTION YEARS1TO5 YEARS 6 TO 10 YEARS 11-20 YEARS 21-30 YEARS 31- 50
Structural/Waterproofing $760,000 $25,000 $135,000 $360,000 $205,000
1 Full Depth Concrete Topping Slab Repairs $350,000° $10,000 $15,000 $20,000 $50,000
2 Partial Depth Vertical/Overhead Concrete Repairs $50,000 $5,000 $10,000 $15,000 $25,000
3 New Waterproofing Membrane Installation $50,000 $0 $0 $0 $0
4 Re-Coat Existing Waterproofing Membrane $60,000 $0 $50,000 $110,000 $50,000
5 Expansion Joint Seal Installation/Repairs $200,000 $0 $50,000 $200,000 $50,000
6 Foundation Wall Leak Mitigation $50,000 $10,000 $10,000 $15,000 $30,000
Architectural $55,000 $55,000 $140,000 $5,225,000 $225,000
7 Replace Operating Equipment (Overhead Doors, Restroom Fixtures, etc.) $30,000 $30,000 $80,000 $200,000 $150,000
8 Miscellaneous Painting and Striping $25,000 $25,000 $60,000 $100,000 $75,000
9 Repair/Replace Escalators $0 $0 $0 $4,500,000 $0
10 Repair/Replace Elevators $0 $0 $0 $425,000 $0
Mechanical $0 $75,000 $10,000 $475,000 $85,000
11 Replace/Repair Ventilation Fans $0 $0 $0 $400,000 $0
12 Replace/Repair Condensing Units $0 $15,000 $0 $15,000 $15,000
13 Replace/Repair Plumbing Fixtures $0 $0 $10,000 $0 $10,000
14 Replace/Repair Sump Pumps $0 $60,000 $0 $60,000 $60,000
Electrical 30 30 30 $1,220,000 30
15 Replace/Repair Lighting Fixtures $0 $0 $0 $900,000 $0
16 Replace/Repair Exit & Egress Fixtures $0 $0 $0 $45,000 $0
17 Replace/Repair Duress Stations $0 $0 $0 $75,000 $0
18 Replace/Repair Distribution Equipment $0 $0 $0 $200,000 $0
Fire Protection 30 30 30 $95,000 30
19 Replace/Repair Fire Alarm System $0 $0 $0 $95,000 $0
SUB-TOTAL $815,000 $155,000 $285,000 $7,375,000 $515,000
Mobilization, General Conditions, & Miscellaneous Work @ 10% $82,000 $16,000 $29,000 $738,000 $52,000
Contingencies @ 10% $82,000 $16,000 $29,000 $738,000 $52,000
Allowance for Engineering and Testing Fees @ 8% $65,000 $12,000 $23,000 $590,000 $41,000
GRAND TOTAL $1,044,000 $199,000 $366,000 $9,441,000 $660,000

Notes

1) Costs are expressed in 2009 dollars. Inflation and escalation have not been included in the cost estimates.

2) The figures are exclusive of annual budgets for operational issues such as light bulb replacement, janitorial services, equipment maintenance contracts, etc.
3) The figures are exclusive of revenue control system and security equipment changes, and any abatement of hazardous materials.

4) We estimate an additional cost of 10% to 15% if a single work item is divided over multiple years (Not included in the above cost estimate table).

5) The figures are exclusive of repairs and/or upgrades to plaza areas, retail spaces, and roadways above the parking structure.

6) Includes repairs to topping slab and creation of block-out along expansion joint seal location.
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Lot 690 - Studio City Parking Structure

Los Angeles, California

OPINION OF EXPECTED CONSTRUCTION COST - NOVEMBER 2009

ITEM DESCRIPTION YEARS1TOS5 YEARS 6 TO 10 YEARS 11-20 YEARS 21-30 YEARS 31- 50
Structural/Waterproofing $22,000 $10,000 $15,000 $30,000 $46,000
1 Partial Depth Slab Repairs $1,500 $1,000 $1,000 $1,000 $2,000
2 Partial Depth Vertical/Overhead Concrete Repairs $0 $1,500 $1,500 $1,500 $3,000
3 Rout and Caulk Slab Cracking $5,500 $2,500 $2,500 $2,500 $6,000
4 Install Waterproofing Membrane over Construction Joints $15,000 $0 $0 $15,000 $15,000
5 Re-Coat Worn Waterproofing Membrane $0 $5,000 $5,000 $5,000 $10,000
6 Allowance for Post-Tensioning Repairs $0 $0 $5,000 $5,000 $10,000
Architectural $0 $5,000 $117,000 $188,000 $120,000
7 Miscellaneous Metal Painting and Striping $0 $3,000 $105,000 $3,000 $100,000
8 Replace Operating Equip. (Overhead Doors, restroom fixtures, etc.) as needed $0 $0 $10,000 $50,000 $10,000
9 Barrier Cable Repairs $0 $2,000 $2,000 $5,000 $10,000
10 Repair/Replace Elevators $0 $0 $0 $130,000 $0
Mechanical $0 $3,000 $3,000 $6,000 $9,000
11 Replace/Repair Ventilation Fans $0 $0 $0 $3,000 $3,000
12 Replace/Repair Condensing Units $0 $3,000 $0 $3,000 $3,000
13 Replace/Repair Plumbing Fixtures $0 $0 $3,000 $0 $3,000
Electrical $0 $0 $60,000 $100,000 $100,000
14 Replace/Repair Lighting Fixtures $0 $0 $0 $100,000 $100,000
15 Replace/Repair Distribution Equipment $0 $0 $60,000 $0 $0
Fire Protection $0 $0 $0 $15,000 $15,000
16 Replace/Repair Fire Alarm System $0 $0 $0 $15,000 $15,000
SUB-TOTAL $22,000 $18,000 $195,000 $339,000 $290,000
Mobilization, General Conditions, & Miscellaneous Work @ 10% $2,000 $2,000 $20,000 $34,000 $29,000
Contingencies @ 10% $2,000 $2,000 $20,000 $34,000 $29,000
Allowance for Engineering and Testing Fees @ 8% $2,000 $1,000 $16,000 $27,000 $23,000
GRAND TOTAL $28,000 $23,000 $251,000 $434,000 $371,000
Notes

1) Costs are expressed in 2009 dollars. Inflation and escalation have not been included in the cost estimates.
2) The figures are exclusive of annual budgets for operational issues such as light bulb replacement, janitorial services, equipment maintenance contracts, etc.

3) The figures are exclusive of revenue control system and security equipment changes, and any abatement of hazardous materials.

4) We estimate an additional cost of 10% to 15% if a single work item is divided over multiple years (Not included in the above cost estimate table).
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Lot 601 - Friar Street Parking Structure

Los Angeles, California

OPINION OF EXPECTED CONSTRUCTION COST - NOVEMBER 2009

ITEM DESCRIPTION YEARS1TOS5 YEARS 6 TO 10 YEARS 11-20 YEARS 21-30 YEARS 31- 50
Structural/Waterproofing $8,000 $53,000 $178,000 $253,500 $168,000
1 Partial Depth Slab/Curb Repairs $1,000 $2,000 $2,000 $2,000 $5,000
2 Partial Depth Vertical/Overhead Concrete Repairs $0 $1,000 $1,000 $1,500 $3,000
3 Rout and Fill Asphalt Cracking $0 $2,000 $2,000 $2,000 $5,000
4 Re-Pave Lower Level $0 $0 $20,000 $200,000 $0
5 Rout and Caulk Slab Cracking $5,000 $3,000 $3,000 $3,000 $5,000
6 Re-Coat Worn Waterproofing Membrane $2,000 $45,000 $150,000 $45,000 $150,000
Architectural $6,000 $7,000 $111,000 $19,000 $126,000
7 Line Striping $2,000 $0 $2,000 $2,000 $4,000
8 Replace Operating Equip. (Overhead Doors, restroom fixtures, etc.) as needed $0 $5,000 $5,000 $10,000 $10,000
9 Handrail Repairs $2,000 $2,000 $2,000 $5,000 $10,000
10 Install Pipe Bollards $2,000 $0 $2,000 $2,000 $2,000
11 Structural Steel Painting $0 $0 $100,000 $0 $100,000
Mechanical $0 $1,000 $3,000 $1,000 $1,000
12 Replace/Repair Ventilation Fans $0 $1,000 $0 $1,000 $1,000
13 Replace/Repair Plumbing Fixtures $0 $0 $3,000 $0 $0
Electrical $0 $57,000 $0 $0 $57,000
14 Replace/Repair Lighting Fixtures $0 $42,000 $0 $0 $42,000
15 Replace/Repair Distribution Equipment $0 $15,000 $0 $0 $15,000
Fire Protection $0 $5,000 $0 $0 $5,000
16 Replace/Repair Fire Alarm System $0 $5,000 $0 $0 $5,000
SUB-TOTAL $14,000 $123,000 $292,000 $273,500 $357,000
Mobilization, General Conditions, & Miscellaneous Work @ 10% $1,000 $12,000 $29,000 $27,000 $36,000
Contingencies @ 10% $1,000 $12,000 $29,000 $27,000 $36,000
Allowance for Engineering and Testing Fees @ 8% $1,000 $10,000 $23,000 $22,000 $29,000
GRAND TOTAL $17,000 $157,000 $373,000 $349,500 $458,000
Notes

1) Costs are expressed in 2009 dollars. Inflation and escalation have not been included in the cost estimates.
2) The figures are exclusive of annual budgets for operational issues such as light bulb replacement, janitorial services, equipment maintenance contracts, etc.

3) The figures are exclusive of revenue control system and security equipment changes, and any abatement of hazardous materials.

4) We estimate an additional cost of 10% to 15% if a single work item is divided over multiple years (Not included in the above cost estimate table).
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Lot 629 - Dickens Street Parking Structure

Los Angeles, California

OPINION OF EXPECTED CONSTRUCTION COST - NOVEMBER 2009

ITEM DESCRIPTION YEARS1TOS5 YEARS 6 TO 10 YEARS 11-20 YEARS 21-30 YEARS 31- 50
Structural/Waterproofing $4,000 $153,000 $9,000 $36,500 $168,000
1 Partial Depth Slab Repairs $1,000 $2,000 $3,000 $5,000 $5,000
2 Partial Depth Vertical/Overhead Concrete Repairs $0 $1,000 $1,000 $1,500 $3,000
3 Rout and Caulk Slab Cracking Level 2 $3,000 $0 $0 $0 $0
4 Install Waterproofing Membrane on Level 2 $0 $150,000 $0 $0 $150,000
5 Re-Coat Worn Waterproofing Membrane $0 $0 $5,000 $30,000 $10,000
Architectural $0 $5,000 $15,000 $58,000 $26,000
6 Miscellaneous Metal Painting and Striping $0 $3,000 $3,000 $3,000 $6,000
7 Replace Operating Equip. (Overhead Doors, restroom fixtures, etc.) as needed $0 $0 $10,000 $50,000 $10,000
8 Barrier Cable Repairs $0 $2,000 $2,000 $5,000 $10,000
Mechanical $3,000 $0 $3,000 $3,000 $3,000
9 Replace/Repair Air Conditioning Systems $3,000 $0 $3,000 $3,000 $3,000
Electrical $0 $0 $33,000 $0 $33,000
10 Replace/Repair Lighting Fixtures $0 $0 $30,000 $0 $30,000
11 Replace/Repair Exit & Egress Fixtures $0 $0 $3,000 $0 $3,000
Fire Protection $0 $0 $12,000 $0 $12,000
12 Replace/Repair Fire Alarm System $0 $0 $12,000 $0 $12,000
SUB-TOTAL $7,000 $158,000 $72,000 $97,500 $242,000
Mobilization, General Conditions, & Miscellaneous Work @ 10% $1,000 $16,000 $7,000 $10,000 $24,000
Contingencies @ 10% $1,000 $16,000 $7,000 $10,000 $24,000
Allowance for Engineering and Testing Fees @ 8% $1,000 $13,000 $6,000 $8,000 $19,000
GRAND TOTAL $10,000 $203,000 $92,000 $125,500 $309,000
Notes

1) Costs are expressed in 2009 dollars. Inflation and escalation have not been included in the cost estimates.
2) The figures are exclusive of annual budgets for operational issues such as light bulb replacement, janitorial services, equipment maintenance contracts, etc.

3) The figures are exclusive of revenue control system and security equipment changes, and any abatement of hazardous materials.

4) We estimate an additional cost of 10% to 15% if a single work item is divided over multiple years (Not included in the above cost estimate table).
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Lot 732 - Larchmont Blvd. Parking Structure

Los Angeles, California

OPINION OF EXPECTED CONSTRUCTION COST - NOVEMBER 2009

ITEM DESCRIPTION YEARS1TOS5 YEARS 6 TO 10 YEARS 11-20 YEARS 21-30 YEARS 31- 50
Structural/Waterproofing $73,500 $9,000 $51,500 $104,500 $134,000
1 Partial Depth Slab Repairs $3,000 $3,000 $3,000 $5,000 $5,000
2 Partial Depth Vertical/Overhead Concrete Repairs $0 $1,000 $1,000 $2,000 $4,000
3 Rout and Caulk Slab Cracking on Levels P1 and P2 $20,000 $5,000 $10,000 $20,000 $20,000
4 Re-coat Waterproofing Membrane on Outside (Street) Level $50,000 $0 $10,000 $50,000 $50,000
5 Re-Striping Outside (Street) level, interior levels as required $500 $0 $2,500 $2,500 $5,000
6 Foundation wall crack repairs $0 $0 $25,000 $25,000 $50,000
Architectural $0 $7,000 $7,000 $152,000 $24,000
6 Miscellaneous Metal Painting and Striping $0 $2,000 $2,000 $2,000 $4,000
7 Replace Operating Equip. (Overhead Doors, restroom fixtures, etc.) as needed $0 $5,000 $5,000 $20,000 $20,000
8 Elevator Repairs $0 $0 $0 $130,000 $0
Mechanical $1,000 $4,000 $5,000 $74,000 $6,000
9 Replace/Repair Ventilation Fans $0 $0 $0 $70,000 $0
10 Replace/Repair Condensing Units $1,000 $0 $1,000 $0 $2,000
11 Replace/Repair Sump Pumps $0 $4,000 $4,000 $4,000 $4,000
Electrical $0 $0 $99,000 $0 $99,000
12 Replace/Repair Lighting Fixtures $0 $0 $65,000 $0 $65,000
13 Replace/Repair Exit & Egress Fixtures $0 $0 $4,000 $0 $4,000
14 Replace/Repair Distribution Equipment $0 $0 $30,000 $0 $30,000
Fire Protection $0 $0 $15,000 $0 $15,000
15 Replace/Repair Fire Alarm System $0 $0 $15,000 $0 $15,000
SUB-TOTAL $74,500 $20,000 $177,500 $330,500 $278,000
Mobilization, General Conditions, & Miscellaneous Work @ 10% $7,000 $2,000 $18,000 $33,000 $28,000
Contingencies @ 10% $7,000 $2,000 $18,000 $33,000 $28,000
Allowance for Engineering and Testing Fees @ 8% $6,000 $2,000 $14,000 $26,000 $22,000
GRAND TOTAL $94,500 $26,000 $227,500 $422,500 $356,000
Notes

1) Costs are expressed in 2009 dollars. Inflation and escalation have not been included in the cost estimates.
2) The figures are exclusive of annual budgets for operational issues such as light bulb replacement, janitorial services, equipment maintenance contracts, etc.

3) The figures are exclusive of revenue control system and security equipment changes, and any abatement of hazardous materials.

4) We estimate an additional cost of 10% to 15% if a single work item is divided over multiple years (Not included in the above cost estimate table).
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Lot 703 - Robertson Blvd Parking Structure

Los Angeles, California

OPINION OF EXPECTED CONSTRUCTION COST - NOVEMBER 2009

ITEM DESCRIPTION YEARS1TO5 YEARS 6 TO 10 YEARS 11-20 YEARS 21-30 YEARS 31- 50
Structural/Waterproofing $105,000 $104,000 $28,000 $513,000 $197,000
1 Partial Depth Slab/Curb/Tee Connection Repairs $1,000 $2,000 $10,000 $20,000 $50,000
2 Partial Depth Vertical/Overhead Concrete Repairs $1,000 $2,000 $2,000 $5,000 $10,000
3 Re-Caulk Tee to Tee Joints on Roof Level $21,000 $0 $0 $21,000 $21,000
4 Re-Caulk Tee to Tee Joints on Intermediate Levels $0 $35,000 $0 $85,000 $35,000
5 Re-Coat Worn Waterproofing Membrane on Roof Level $82,000 $0 $0 $82,000 $0
6 Re-Coat Worn Waterproofing Membrane on Roof Level drive lanes only $0 $0 $16,000 $0 $16,000
7 Re-Coat Worn Waterproofing Membrane @ Intermediate Levels $0 $0 $0 $300,000 $0
8 Re-Coat Worn Waterproofing Membrane in Drive Aisles @ Intermediate Levels $0 $65,000 $0 $0 $65,000
Architectural $2,000 $7,000 $9,000 $332,000 $17,000
9 Line Striping $2,000 $0 $2,000 $5,000 $5,000
10 Replace Operating Equip. (Overhead Doors, restroom fixtures, etc.) as needed $0 $5,000 $5,000 $50,000 $10,000
11 Paint Miscellaneous Metals $0 $2,000 $2,000 $2,000 $2,000
12 Repair/Replace Elevators $0 $0 $0 $275,000 $0
Mechanical $8,000 $0 $93,000 $5,000 $135,000
13 Replace/Repair Ventilation Fans $0 $0 $80,000 $0 $80,000
14 Replace/Repair Condensing Units $3,000 $0 $3,000 $0 $50,000
15 Replace/Repair Plumbing Fixtures $0 $0 $5,000 $0 $0
16 Replace/Repair Sump Pumps $5,000 $0 $5,000 $5,000 $5,000
Electrical $0 $0 $160,000 $0 $160,000
17 Replace/Repair Lighting Fixtures $0 $0 $95,000 $0 $95,000
18 Replace/Repair Exit & Egress Fixtures $0 $0 $15,000 $0 $15,000
19 Replace/Repair Distribution Equipment $0 $0 $50,000 $0 $50,000
Fire Protection $0 $0 $28,000 $0 $28,000
20 Replace/Repair Fire Alarm System $0 $0 $28,000 $0 $28,000
SUB-TOTAL $115,000 $111,000 $318,000 $850,000 $537,000
Mobilization, General Conditions, & Miscellaneous Work @ 10% $12,000 $11,000 $32,000 $85,000 $54,000
Contingencies @ 10% $12,000 $11,000 $32,000 $85,000 $54,000
Allowance for Engineering and Testing Fees @ 8% $9,000 $9,000 $25,000 $68,000 $43,000
GRAND TOTAL $148,000 $142,000 $407,000 $1,088,000 $688,000
Notes

S3ILVIDOSSYVY
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1) Costs are expressed in 2009 dollars. Inflation and escalation have not been included in the cost estimates.

2) The figures are exclusive of annual budgets for operational issues such as light bulb replacement, janitorial services, equipment maintenance contracts, etc.
3) The figures are exclusive of revenue control system and security equipment changes, and any abatement of hazardous materials.

4) We estimate an additional cost of 10% to 15% if a single work item is divided over multiple years (Not included in the above cost estimate table).



Lot 670 - Cherokee Ave. Parking Structure

Los Angeles, California

OPINION OF EXPECTED CONSTRUCTION COST - NOVEMBER 2009

ITEM DESCRIPTION YEARS1TOS5 YEARS 6 TO 10 YEARS 11-20 YEARS 21-30 YEARS 31- 50
Structural/Waterproofing $132,000 $10,000 $52,000 $127,000 $44,000
1 Partial Depth Slab Repairs $1,000 $1,000 $5,000 $5,000 $10,000
2 Partial Depth Vertical/Overhead Concrete Repairs $1,000 $1,000 $2,000 $2,000 $4,000
3 Rout and Caulk Slab Cracking $5,000 $5,000 $5,000 $5,000 $10,000
4 Install Waterproofing Membrane over Construction Joints $5,000 $0 $5,000 $0 $5,000
5 Re-Coat Worn Waterproofing Membrane $110,000 $0 $30,000 $110,000 $5,000
6 Address water ponding areas $10,000 $0 $0 $0 $0
7 Allowance for Post-Tensioning Repairs $0 $3,000 $5,000 $5,000 $10,000
Architectural $7,000 $55,000 $19,000 $192,000 $85,000
8 Miscellaneous Metal Painting and Striping $2,000 $50,000 $2,000 $5,000 $55,000
9 Replace Operating Equip. (Overhead Doors, restroom fixtures, etc.) as needed $0 $0 $10,000 $50,000 $10,000
10 Barrier Cable Repairs $3,000 $3,000 $5,000 $5,000 $10,000
11 Exterior Grout Plug Repairs $2,000 $2,000 $2,000 $2,000 $10,000
12 Repair/Replace Elevators $0 $0 $0 $130,000 $0
Mechanical $0 $4,000 $3,000 $4,000 $7,000
13 Replace/Repair Ventilation Fans $0 $1,000 $0 $1,000 $1,000
14 Replace/Repair Condensing Units $0 $3,000 $0 $3,000 $3,000
15 Replace/Repair Plumbing Fixtures $0 $0 $3,000 $0 $3,000
Electrical $0 $0 $170,000 $40,000 $170,000
16 Replace/Repair Lighting Fixtures $0 $0 $170,000 $0 $170,000
17 Replace/Repair Distribution Equipment $0 $0 $0 $40,000 $0
Fire Protection $0 $0 $0 $10,000 $0
18 Replace/Repair Fire Alarm System $0 $0 $0 $10,000 $0
SUB-TOTAL $139,000 $69,000 $244,000 $373,000 $306,000
Mobilization, General Conditions, & Miscellaneous Work @ 10% $14,000 $7,000 $24,000 $37,000 $31,000
Contingencies @ 10% $14,000 $7,000 $24,000 $37,000 $31,000
Allowance for Engineering and Testing Fees @ 8% $11,000 $6,000 $20,000 $30,000 $24,000
GRAND TOTAL $178,000 $89,000 $312,000 $477,000 $392,000
Notes

1) Costs are expressed in 2009 dollars. Inflation and escalation have not been included in the cost estimates.
2) The figures are exclusive of annual budgets for operational issues such as light bulb replacement, janitorial services, equipment maintenance contracts, etc.

3) The figures are exclusive of revenue control system and security equipment changes, and any abatement of hazardous materials.

4) We estimate an additional cost of 10% to 15% if a single work item is divided over multiple years (Not included in the above cost estimate table).
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