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I. DISTRICT OVERVIEW

Location:

Services:

Budget:

Cost:

Renewal:

Duration:

The District includes parcels in Studio City, along Ventura Boulevard between Coldwater Canyon
Avenue on the west and Carpenter Avenue on the east an the eastern entrance to the San
Fernando Valley, within the City of Los Angeles, California. A boundary map and detailed
description of the boundaries are included in Section I1.

The services provided include cleaning, beautification, marketing, streetscape and capital
improvements, and administration. An extensive clean and beautiful program will sweep and
pressure wash sidewalks, prune trees and remove weeds from tree wells, and provide landscaping
service to medians. A marketing program will promote the District to potential customers and
tenants. The District will also conduct occasionai streetscape and capital improvement projects,
management of parking issues, and support the needs of the individual assessed parcels. If funds
allow, the District will also implement safety enhancements. Further detail on services is provided
in Section [

The total District assessment for the initial year of its five-year operation is anticipated to be
$450,399.35. The assessment may be subject to an increase of no more than four percent (4%)
per year. The assessment funding will be supplemented by non-assessment funds so that the
annual service plan budget for the initial year of the District’s five-year operation is anticipated to
be $479,810.43.

Annual assessments are based upon an allocation of program costs by benefit zone, parcel size
(square footage), and street frontage (linear footage). The initial annual parcel assessment rates
are below. Per year maximum rates are described in Section IV.

Assessment Variable Zone 1 Zane 2
Parcel square footage $0.035/sq. ft. $0.018/sq. ft.
Linear frontage along Ventura Bivd. $19.25/lin. ft. N/A

Linear frontage along other streets $5.77/lin. fi. $1.92/lin. ft.

The SCPBID renewal is a two-step process. First, petitions signed by District property owners
representing at least 50% of the total assessment to be levied must be secured. Second, property
owners will be sent a ballot to vote on the District renewal. Returned ballots in support of the
District renewal must outweigh those in opposition based on the amount of assessment to be
levied.

The SCPBID will have a five-year life beginning January 1, 2015 and ending December 31, 2019.
Prior to expiration, the petition process, ballot process, and City Council hearing process must be
repeated for the SCPBID to again be re-established.

Studio City PBID Engineer’'s Report Page 3



Il. HISTORY

The Studio City Property and Business Improvement District {SCPBID, PBID or
District), located on the eastern edge of the District, is known throughout the
globe. It is home 1o the historical Sportsmen’s Lodge Hotel, CBS Studio Center film
complex, the Studio City Walk of Fame and over 300 restaurants and retailers. In
1928, the area became known as Studio City.

At the western edge of the Studio City PBID is the Sportsmen’s Lodge Hotel. It was
established in the 1880's and is considered a San Fernando Valley historical
landmark.

CBS Studio Center today is a full service television production studio. The primary
use is as a production rental facility. During peak production periods, there may be
as many as 5,000 peopie working on the Studio lot.

As a testament to the special benefits provided, parcel owners have voted to renew the District on two separate
occasions, in 2003 and 2008. The District is now approaching the end of its third five-year term that began in
2009. Parcel owners again desire to renew the District and continue the programs that have been demonstrably
successful in providing special benefits to their parcels.
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ill. PURPOSE

Developed by the Studio City Business improvement District Renewal Committee, the Studio City Business
Improvement District Management District Plan is proposed to improve and convey special benefits to properties
located within the Studio City Business Improvement District area. The District will provide new and continued
programs, services and improvements, including Landscaping, Sanitation, Beautification, Marketing, Streetscape,
Capital, Parking and Safety Improvements. Each of the programs is designed to meet the goals (PBID Goals) of the
district; to maintain and improve the commercial core by providing Landscaping, Sanitation, Beautification,
Marketing, Streetscape, Capital, Parking and Safety Improvements and to attract pedestrians and increase
vehicular traffic of the desired market demographic, increase lease rates, commercial rentals, parking revenues,
retail customers, restaurant and diner, auto service and hotel patrons for the assessed parcels in the PBID
boundaries.

Commercial Core of Studio City

The commercials parcels fronting Ventura Blvd. from the Sportsmen's Lodge at Coldwater Canyon Avenue to the
CBS Studio Center at Ventura Boulevard and Carpenter Avenue are the commercial core of Studio City. This
commercial core is the center of the main economic development activity of Studio City. it showcases an array of
commercial retailers, including many high-end shops, that when anchered to the Sportsmen’s Lodge and CBS
Studio Center, form the “cohesive commercial fabric” of the Studio City PBID. This main commercial core of
Studio City mostly includes one parcel deep parcels fronting Ventura Boulevard because the parcels to the north
and south are primarily residential with no commercial activity. The boundaries include parcel types that will
specially benefit from the Studio City PBID services, programs and improvements including retail, office, grocery,
restaurant, bank, auto service, attractions, entertainment offices, parking, hotel and film lot parcels (hereinafter
“Assessed Parcel Types”). These Assessed Parcel Types comprise the commercial core of Studio City. The
boundaries were chosen to include the parcels that will specially benefit from the BID services of retail, office,
grocery, restaurant, bank, auto service, attractions, entertainment offices, parking, hotel and film lot parcels are
designed to attract a particular market demographic of clientele as consumers to the Studio City PBID boundaries.

The assessed parcels are an essential part of the cohesive commercial center of economic activity of Studio City
and seek to attract consumers with “higher income,” which are defined as the “desired market demographic” for
the Studio City PBID. The goal of the Studio City PBID is to maintain and improve the commercial core by
providing Landscaping, Sanitation, Beautification, Marketing, Streetscape, Capital, Parking and Safety
improvements to attract pedestrians and increase vehicular traffic of the desired market demographic, increase
lease rates, commercial rentals, parking revenues, retail customers, restaurant and diner, auto service and hotel
patrons for the assessed parcels in the PBID boundaries. Assessed commercial parcels that receive PBID programs,
services and improvements attract more customers, increase commerce, commercial rental income, commercial
occupancies and improve the overall economic vitality of the BID by deterring crime, reducing litter and debris, all
considered detractions to commerce commercial occupancy rates and economic vitaility. The City of Los Angeles
does not provide these programs and services. In the case of the District, the very nature of the purpose of this
District is to fund supplemental programs, improvements and services to assessed parcels within the SCPBID
boundaries ahove and beyond what is being currently funded either via normal tax supported methods or other
funding sources. Al benefits derived from the assessments to be levied on assessed parcels within the SCPBID are
for services, programs and improvements directly benefiting each individual assessed parcel within the SCPBID.
Mo BID funded services, activities or programs will be provided outside of the SCBID boundaries.

The purpose of the Studio City PBID is to attract pedestrians, employees and visitors that will become consumers
and contribute to the overall economic vitality of the individual assessed parcels of the Studio City PBID, thereby
providing special benefits to all of the assessed parcels. The Studio City PBID boundaries were selected because
these parcels will special benefit from the programs, improvements and services of the PBID and they comprise

Studio City PBID Engineer’s Report ' Page 5






IV. DISTRICT BOUNDARIES

Article XIID Section 4{a) of the State Constitution requires that the authorizing agency “identify all parcels which
will have special benefit conferred upon them and upon which an assessment will be imposed.” The boundaries of
the Studio City Business Improvement were sefected because they encompass the commercial corridor primarily
along Ventura Boulevard that will specially benefit the assessed parcels with the overall intention of improving
commerce and economic vitality within the PBID.

Area

The Studio City Business Improvement District encompasses approximately 20 blocks in Studio City at the
southeastern area of the San Fernando Valley, within the City of Los Angeles, California. The Studio City PBID
boundaries begin at Coldwater Canyon Avenue and Ventura Boulevard on the western edge of the boundary and
travel eastward along Ventura Boulevard to Carpenter Avenue to the eastern edge of the District at Carpenter
Avenue and Ventura Boulevard. The northern boundary begins at the north side of the parcels that front Ventura
Boulevard from Coldwater Canyon Avenue, continuing past to Whitsett Avenue and includes all parcels south of
the Los Angeles River. The northern boundary continues along Ventura Boulevard to include all commercial
parcels fronting Ventura Boulevard from Whitsett Avenue to Laurel Grove Avenue. The boundary continues alang
Ventura Boulevard to include all parcels along Ventura Boulevard south of the Los Angeles River to Laurel Canyon
Boulevard, continuing then with all commercial parcels facing Ventura Place from Laurel Canyon Boulevard to
Radford Avenue, and then continuing with all commercial parcels facing Radford Avenue from Ventura Boulevard
to Valleyheart Drive. The eastern-most boundary begins with the CBS Studio Center parcel abutting the southern
border of the Los Angeles River at Colfax Avenue and follows that parcel’s property line to then include all four
parcels facing the intersection of Carpenter Ave and Ventura Boulevard. The southern-most boundary consists of
all commercial parcels facing Ventura Boulevard from Carpenter Avenue on the east to Coldwater Canyon Avenue
on the west, including all commercial parcels just south of Ventura Boulevard and commercial parcels that front
Laurel Canyon boulevard. All property described above are the approximate boundaries included in the Studio
City PBID. A detailed description of the boundaries is described below.

Boundary Description

Beginning at the northwest corner of Assessor’s Parcel Number (APN) 2375-021-022 {Map ID 225), then east along
the northern boundary of parcels fronting the north edge of Ventura Boulevard, across Whitsett Avenue, Rhodes
Avenue, and Laurelgrove Avenue to the northwest corner of APN 2367-017-900 (Map ID 29), east along the
northern boundary of said parcel, and continuing east along the northern boundary of parcels fronting the north
edge of Ventura Boulevard to the northwest corner of the western portion of APN 2367-015-001 (Map ID 1). East
along the northern boundary of said parcel, and continuing east along the northern boundary of parcels fronting
the north edge of Ventura Boulevard to the northwest corner of APN 2367-016-004 (Map ID 4). East along the
northern boundary of said parcel, then east along the northern boundary of APN 2367-016-006 (Map ID 6) to the
northwest corner of the eastern portion of APN 2367-015-001 (Map 1D 1). East along the northern boundary of
said parcel to Laurel Canyon Boulevard, then east across Laurel Canyon Boulevard to the south edge of Valleyheart
Drive,

East along the south edge of Valleyheart Drive to the northeast corner of APN 2368-002-018 {Map iD 84), then
south along the south edge of the alley between Ventura Place and Hoffman Street to a point opposite the
southwest corner of APN 2368-002-033 (Map 1D 85). North along the western boundary of parcels fronting the
west edge of Radford Avenue to the northwest corner of APN 2368-003-001 (Map ID 96), then east along the
northern boundary of said parcel to Radford Avenue. Northeast across Radford Avenue to the northwest corner
of APN 2368-005-011 (Map ID 99}, then east along the northern boundary, south along the eastern boundary, and
west along the southern boundary to a point opposite the northeast corner of APN 2368-006-024 (Map 1D 118).
South along the eastern boundary of parcels fronting the east edge of Carpenter Avenue, across Ventura
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Boulevard, to the southeast corner of APN 2369-027-031 (Map ID 211). Northwest along the southwestern
boundary of parcels fronting the southwest edge of Ventura Boulevard to the southwest corner of APN 2369-015-
015 {Map ID 183), then south along the eastern boundary of APNs 2369-015-015 {Map 1D 182} and 2369-015-006
(Map 1D 180), and continuing west along the southern boundary of said parcel to Laurel Canyon Boulevard. North
along the east edge of Laurel Canyon Boulevard to a point opposite the southeast corner of APN 2369-014-001
(Map ID 169).

West along the southern boundary of parcels fronting the south edge of Ventura Boulevard to the southeast
corner of the eastern portion of APN 2369-014-010 {Map ID 178}, then west along the southern boundary of the
eastern portion of said parcel, continuing west along the southern boundary of APN 2369-014-009 {Map ID 177),
and continuing west along the southern boundary of the western portion of APN 2369-014-010 (Map ID 178} to
Vantage Avenue. North along the east edge of Vantage Avenue to a parcel opposite the southeast corner of APN
2369-004-046 (Map ID 168), then west along the southern boundary of parcels fronting the south edge of Ventura
Boulevard, across Laurelgrove Avenue, Rhodes Avenue, Laurel Terrace Drive, Fairway Avenue, Goodland Avenue,
and Alcove Avenue, to Coldwater Canyon Avenue. North along the east edge of Coldwater Canyon Avenue, across
Ventura Boulevard, to the northwest corner of APN 2375-021-022 (Map iD 225), the point of beginning.

Benefit Zones

The District parcels are divided into two benefit zones. Zone 1 includes all parcels fronting Ventura Boulevard,
Laurel Canyon Boulevard, or Ventura Place, which have the heaviest level of pedestrian and vehicular traffic. All
other parcels are Zone 2. Zone 2 parcels (parking lots and CBS Studio Center} are separated because they do not
have street frontage along Laurel Canycn Boulevard, Ventura Place or Ventura Boulevard, which are the heavily
traffic corridors of the PBID. Zone 2 parcels have less need for services than Zone 1 parcels because they are not
as heavily trafficked by pedestrians and vehicles, require less landscaping services and are accessible only via
service streets. The parcels share the PBID Goals to maintain and improve the commercial core by providing
services, programs and improvements to the PBID to attract pedestrians and increase vehicular traffic of the
desired market demographic, increase lease rates, commercial rentals, parking revenues, retail customers,
restaurant and diner, auto service and hotel patrons for the assessed parcels in the PBID boundaries, The parking
lots will benefit from increased patronage and CBS Studio Center will benefit from commercial rentals. These
services are designed to attract customers of the desired market demographic. The services are a special benefit
to the assessed parcels in both zones because graffiti, trash, dirty sidewalks, and unkempt medians deter
commerce,

Each Zone will receive services tailored to meet the needs of those parcels, as described in Section iV of this Plan.
Zone 1 and 2 will share the Administration and Contingency/Uncollected Assessment expenses proportionately with

their assessments.

Boundary Rationale

The Studio City PBID boundaries are comprised of the commercial core parcels where the main economic activity
of Studio City is centered. The commercials parcels fronting Ventura Blvd. from the Sportsmen’s Lodge at
Coldwater Canyan Avenue to the CBS Studio Center at Ventura Boulevard and Carpenter Avenue are the heart of
the commercial core of Studio City. These parcels showcase an array of commercial retailers, including many
high-end shops, that when combined with the Sportsmen’s Lodge and CBS Studio Center, form what is labeled as
the “cohesive commercial fabric” of the Studio City PBID. The Sporismen’s Lodge serves as the west anchor to the
District and CBS Studio Center as the east anchor to the District.

The boundaries include parcel types that will specially benefit from the Studio City PBIiD activities and services and
are a mix of retail, office, grocery, restaurant, bank, auto service, attractions, entertainment offices, parking, hotel
and film lot parcels which comprise the commercial core of Studio City. The assessed parcels are a part of the
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cohesive commercial fabric of Studio City which seeks to attract the targeted the consumer demographic and to
improve and maintain their economic success to remain vital and occupied. These parcels were chosen to be
included in the PBID boundaries because they will specially benefit from the district programs, services and
improvements and are a part of the Studio City commercial center fronting Ventura Boulevard. Surrounding
parcels zoned solely residential, residential use and zoned agricultural have not been included within the
boundaries of the PBID. These parcels will not specially benefit from the PBID programs, improvements and
services which are designed to improve commerce and economic vitality. These parcels care for their own
beautification and don’t have a desire to attract or increase pedestrian of vehicular traffic and therefore will not
specially benefit from the PBiD services.

The services 1o be provided by the SCPBID are all designed to contribute to the cohesive commercial fabric and to
ensure economic success and vitality of the District. The assessed parcels in the PBID will specially benefit from
the District programs in the form of increasing commerce and improving economic success and vitality through
meeting the PBID Goals: to improve safety, sanitation, beautification, landscaping, and to attract and retain
businesses and services, and ultimately to increase commerce and improve the economic viability of each
individual assessed parcel.

The property uses within the boundaries of the PBID are a unique mix of retail, office, grocery, restaurant, bank,
auto service, attractions, entertainment offices, parking, hotel and film lot (the “Assessed Parcel Types”). The
Assessed Parcel Types are unique in that they are entirely commercial, entertainment, or parking in nature. The
entertainment parcels specially benefit from the programs and services because the programs, services and
improvements create a desirable place to do business that attract potential tenants to rent and utilize the studio
facility. The programs, services and improvements benefit the studio by providing a desirable commercial location
for their employees and tenants. The hotel will specially benefit because the BID programs will attract more
visitors and patrons. The retail, grocery and auto service parcels will specially benefit because the well-manicured
District will provide an attractive environment to attract consumers. The parking parcels will also specially benefit
hecause the parking availahility will attract vehicular customers and revenue. The programs will maintain the area
to attract commercial tenants and maintain lease rates for office parcels.

All of the Assessed Parcel Types will specially benefit from the programs, services and improvements of the Studio
City PBID designed to increase commerce and economic vitality. Zone 1 is comprised of parcels fronting Ventura
Boulevard, Ventura Place and Laurel Canyon Boulevard. There is a higher need for programs, services, and
improvements in Zone 1 of the District because of the high volume of commercial activity, pedestrian traffic,
vehicular traffic and require streetscape, capital and landscaping. Further, Ventura Boulevard and Laurel Canyon
Boulevard and portions of Ventura Place are wide streets with center medians and will require landscaping and
improvements. Therefore, Zone 1 parcels will receive a greater level of special benefits from the Districts
programs, services and improvements. Parcels in Zone 2 do not front these streets; they have less pedestrian and
vehicular traffic and do not require the same level of services as Zone 1. Parcels in Zone 2 do not have street
frontage along Laurel Canyon Boulevard, Ventura Place or Ventura Boulevard and therefore do not benefit from
the same degree of services. The services and assessment rate have been reduced in Zone 2 to reflect the
different degree of benefit. The parcels surrounding the District do not front Ventura Boulevard, Ventura Place or
Laurel Canyon Boulevard and will not specially benefit; are not assessed and are not part of the cohesive
commercial center of Studio City.

Northern Boundary

Parcels beyond the northern boundary will not specially benefit because they are not part of the commercial core
of the District. The northern boundary of the PBID includes commercial parcels one parcel deep fronting Ventura

Boutevard from Coldwater Canyon Avenue to Laurelgrove Avenue. The boundary is one parcel deep to include all
of the parcels that front Ventura Boulevard and will specially benefit from enhancement of and services provided
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along Ventura Boulevard. Parcels to the north are not included in the District boundaries because they are not
commercial in nature and they are not part of the Studio City center of economic activity which fronts Ventura
Boulevard and they would not benefit from the PBID Goals designed to improve commerce and economic vitality
of Studio City’s commercial core.

Along Ventura Boulevard between Coldwater Canyon Avenue and Whitsett Avenue, the PBID parcels are bordered
on the north by the Los Angeles River Greenway Park, which, as discussed above, does not share the PBID Goals
and would not benefit from the services; thus, it is not assessed. The parcels located to the north of the assessed
parcels in the PBID are comprised of the Los Angeles River, which provides a natural barrier. Additionally, parcels
located north of the river are comprised of parcels that are solely residential or a golf course, which is zoned
agricuftural. The Property and Business Improvement District Law of 1994, California Streets & Highway Code §
36632 states, “Properties zoned solely for residential use, or that are zoned for agricultural use, are conclusively
presumed not to benefit from the improvements and service funded through these assessments, and shall not be
subject to any assessment pursuant to this part.”

Along Ventura Boulevard between Whitsett Avenue and Laurel Grove Avenue, the District is bordered on the
north by parcels that do not share the cohesive commercial fahric of the PBID and therefore not included in the
PBID. it is primarily comprised of a large public storage warehouse, private parking areas, and a few non-retail
commercial businesses. As discussed above, these parcels do not share the cohesive commercial fabric of the
PBID, nor do they share the PBID Goals; thus, they are not included in the PBID because they do not attract
pedestrians, employees or visitors to the PBID. They are also located on a very narrow street equivalent to the 30
foot width of the PBID alleys.

Along Ventura Boulevard from Laurelgrove Avenue to Laurel Canyon Boulevard, the boundary is the Los Angeles
River Greenway Park. As discussed above, the Park does not have a commercial component and does not share
the PBID Goals to increase commerce and improve the economic viability, would not benefit from the services,
and therefore will not be assessed. The remaining parcels between Ventura Boulevard and the Park are assessed
because they receive special benefit from PBID services. There are five parcels in this block which do not face
Ventura Boulevard; however, because the only access to those five parcels is via Ventura Boulevard, they are a
part of Studio City’s commercial core and will receive a special benefit from the services to be provided. These
five parcels are ali parking lots for a cohesive shopping center that spreads across parcels in Zone 1 and Zone 2;
upon physical inspection of the Zone 2 parcels, it is not possible to distinguish that they are separate parcels.
These five parcels have been designated Zone 2 parcels because they do not front Ventura Bivd. and therefore do
not receive the same level of services as parcels fronting Ventura Blvd. The Zone 2 parcels do not pay Ventura
Boulevard frontage, and pay a lower square foot rate commensurate with the benefits received by each individual
assessed parcel, as described in the Engineer’s Report.

From Laurel Canyon to Radford Avenue the boundary is one parcel deep of commercial parcels fronting Ventura
Place. The boundary is one parcel deep because ali of these parcels front Ventura Place and are part of the
commercial center of Studio City and will therefore benefit from PBID services that will enhance and be provided
along those streets and sidewalks. Parcels north of Ventura Place between Valleyheart Drive and Radford Avenue
{except the two Zone 2 parcels as later discussed) are residential uses and do not face a serviced street. As
discussed ahove, these parcels do not share the uniquely cohesive nature of the assessed parcels, nor do they
share the PBID Goals of improving commerce; thus, they would not benefit from the services.

Additionally, parcels located north of the river are comprised of parcels that are solely residential or a golf course,
which is zoned agricultural. To the north of the assessed parcels, there is an aliey that serves as a natural barrier.
Further to the north, there are only R-3 residentially zoned parcels. The Property and Business Improvement
District Law of 1994, California Streets & Highway Code § 36632 states, “ Properties zoned solely for residential
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use, or that are zoned for agricultural use, are conclusively presumed not to benefit from the improvements and
service funded through these assessments, and shall not be subject to any assessment pursuant to this part.”

The northern boundary extends to Valleyheart Drive along Radford Avenue on the east side, and includes two
commercial parcels (APN 2368-002-033 and APN 2368-003-001) on the west side of Radford Avenue. The two
parcels on the west side of Radford Avenue are included in the District because they are commercial and are part
of the Studio City’s commercial center. The remaining parcels along the western side of Radford Avenue are zoned
RAS4-1. Those parcels are not included in the District because their use is solely residential, and they do not share
the PBID Geals to increase commetrce and improve the econemic vitality; therefore they are not included in the
District.

At Radford Avenue and Valleyheart Drive, the northern boundary extends across the Los Angeles River Parkway to
include the front and entire CBS Studio Center film complex parcel that fronts Radford Avenue. This large parcel
along the eastern side of Radford Avenue (APN 2368-005-011) will specially benefit from the programs and
services and shares the PBID Goals to increase commerce and economic vitality via attracting desirable tenants
and employees. Because the main entrance to the Studio is at 4024 Radford Avenue, it does not receive the same
benefit as Zone 1 parcels because it does not front Ventura Boulevard. This parcel is a Zone 2 parcel.

The District will only provide services to the individual assessed parcels within the boundaries; services will not be
provided to parcels that are not assessed.

Eastern Boundary

Parcels beyond this boundary will not specially benefit because they are not part of the commercial core of the
District and service a different clientele demographic outside of the District boundaries. The eastern boundary of
the PBID is the eastern corner of Carpenter Avenue. The north-eastern boundary is the edge of the Studio City
film complex which extends to Colfax Avenue. This boundary was chosen to include ali of the parcels that share
the cohesive commercial center of Studio City and market demographic of the Studio City BID. Parcels on all four
sides of the corner of Carpenter Avenue and Ventura Boulevard are included in the District boundaries because
they are part of the Studio City commercial center and have high pedestrian traffic from the Studio City film lot to
the parcel located on the southeast corner of Carpenter Avenue and Ventura Boulevard which is mostly occupied
by the Studio City film complex legal personnel. The boundary does not include parcels east of the Carpenter
Avenue intersection because those parcels are not part of the cohesive commercial fabric that shares the PBID
Goals. The environment and types of businesses present to the east of Carpenter Avenue are different and attract
consumers of a different marketplace demographic orientation with lower income. Examples of businesses
located to the east of the PBID boundary are the US Probation and Parole office, a marijuana shop and two small
motels that do not have a pool or appear on any hotel-type website. These types of businesses are not part of the
cohesive commercial fabric of the PBID and do not share the PBID goals. Therefore, they are not included in the
boundaries of the District and will not specially benefit from the PBID services. The adjacent portion of the Film
Lot parcel east of Carpenter Avenue is included because the parcel benefits from services to be provided up to
Carpenter Avenue and the parcel cannot be divided in two for assessment purposes.

The District will only provide services to the individual assessed parcels within the boundaries; services will not be
provided to parcels that are not assessed.

Southern Boundary

The southern boundary of the PBID is one parcel deep along Ventura Boulevard between Coldwater Canyon
Avenue and the western side of Vantage Avenue. Parcels beyond this boundary wili not specially benefit because
they are not part of the commercial core of Studio City. The boundary is one parcel deep because parcels south of
the boundary are used solely as residential properties. Between Whitsett Avenue and Vantage Avenue, there is

Studio City PBID Engineer's Report Page 11



also the additional barrier of the alley that separates the PBID from the residential neighborhood. All of the
parcels that front Ventura Boulevard will benefit from enhancement of that street and share the PBID Goals.
Parcels south of those fronting Ventura Boulevard are zoned solely residential and because they do not have a
commercial component, they do not share the PBID Goals to increase commerce and improve the economic
vitality; therefore they are not assessed.

Along Ventura Boulevard between Vantage Avenue and Laurel Canyon Boulevard, the boundaries include all
parcels comprising one large contiguous shopping area occupied by a single shopping center spanning several
parcels. The shopping center shares the PBID Goals and will specially benefit from the programs, services and
improvements designed to improve commerce and economic vitality. The point south of the shopping center
zoned solely residential and is not part of the cohesive commercial center of the PBID and therefore is not
included in the District boundaries. There is one commercially zoned parcel that is not part of the Studio City
cohesive commercial center. This parcel is located south of the shopping center fronting Laurel Canyon Boulevard
and is used as a medical facility. This parcel does not share the cohesive commercial fabric of the assessed parcels
because the PBID Goals do not focus on medical facilities. It will not specially benefit from the PBID programs,
services and improvements designed to increase commerce and economic vitality of parcels in the Studio City
commercial center. There is one commercial parcel that fronts Vantage Avenue (Map 1D 178} which is part of the
District because it is part of the shopping center. There is also one parcel in the shopping center (Map ID 177)
which is used as parking and therefore has been designated Zone 2 because it does not have Ventura Boulevard
frontage, but is surrounded by parcels facing parcels that are part of the shopping center.

Fronting along Ventura Boulevard from Laurel Canyon Boulevard to Radford Avenue, the boundaries include
commercial parcels that share the PBID Goals and are a part of the cohesive commercial core of the Studio City
District. The District boundary is one parcel deep (except Map 1D 182 as discussed below) along Laurel Canyon
Boulevard between Valleyheart Drive and Ventura Boulevard. The District boundary ends at the solely residential
parcels on Laurel Canyon Boulevard, which as discussed above do not have a commercial component and do not
share the PBID Goals to increase commerce and improve the economic vitality; therefore, they are not assessed.
There is one parcel in this area {Map ID 182) which does not front Ventura Boulevard or Laurel Canyon Boulevard,
but is assessed as part of Zone 2 because the means of access is via Laurel Canyon Boulevard and it is part of the
shopping center, and will receive special benefits as described in the Engineer’s Report. Fronting along Ventura
Boulevard between Radford Avenue and the south-eastern corner of Carpenter Avenue, the boundary continues |
one parcel deep along Ventura Boulevard. The boundary is one parcel deep because parcels south of the
boundary are zaned solely residential and will not specially benefit from the PBID programs and services. Al of
the parcels that front Ventura Boulevard will benefit from enhancement of that street and share the PBID Goals.
Parcels south of those fronting this section of Ventura Boulevard either have solely residential or school zoning, as
there is a Carpenter Charter Elementary School behind the commercial parcels. The school’'s entrance is accessed
via Carpenter Avenue and no entrance to the schoo! fronts either Ventura Boulevard or Laurel Canyon Boulevard
and will not specially benefit from the programs and services designed to improve commerce and economic
vitality. Because these residential and school parcels are not commercial and do not share the PBID Goals, they
will not specially benefit and will not be assessed. The District will only provide services to the individual assessed
parcels within the boundaries; services will not be provided to parcels that are not assessed.

Western Boundary

Parcels beyond this boundary will not specially benefit because they are not part of the commercial core center of
the Studio City District. The western houndary of the PBID is the eastern side of Coldwater Canyon Avenue. As
part of this renewal the boundary has been extended to Coldwater Canyon Avenue. Because Coldwater Canyon
Avenue is a major thoroughfare with minimal pedestrian traffic crossing into or out of the District, it serves as a
physical and perceivable boundary that separates the assessed parcels from that west of Coldwater Canyon
Avenue. The parcels west of Coldwater Canyon Avenue do not share the cohesive commercial fabric of the PBID
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and are not the same as the Assessed Parcel Types, rather they have a mixture of types of uses including four
blocks that are zoned solely residential along Ventura Boulevard on the south side of the street, thus parcels West
of Coldwater Canyon Avenue are not included in the District. These parcels attract a different demographic
clientele. The District will only provide services to the individual assessed parcels within the boundaries; services
will not be provided to parcels that are not assessed.

The District boundary includes 248 parcels. The District boundary is illustrated by the overview map on Appendix
3. Parcels in the map in Appendix 3 are identified by Map ID numbers corresponding to the Assessor’s Parcel
Numbers, which can be found in Appendix 2. A larger map is available on request by calling (818) 655-5377. If the
ownership, size, or zoning of a parcel changes during the term of this District, the assessment calculation may be
modified accordingly, pursuant to Government Code 53750.
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V. SERVICES

Assessed parcels that receive the PBID services, programs and improvements as described below will
specially benefit because they are designed to attract more customers, visitors and employees, thereby
increasing customers and economic vitality to the individually assessed parcels within the PBID
boundaries. These services improve commerce and economic vitality by deterring crime, reducing litter
and debris, all considered detractions to commerce, and economic vitality.

The property uses within the boundaries of the PBID are a unique mix of retail, office, grocery,
restaurant, bank, auto service, attractions, entertainment offices, parking, hotet and film lot. These
Assessed Parcel Types are unigue in that they are entirely commercial, entertainment, or parking in
nature. The eniertainment parcels specially benefit from the programs and services because the
programs, services and improvements create a desirable place to do business that attract potential
tenants to rent and utilize the studio facility. The programs, services and improvements benefit the
studio by providing a desirable commercial location for their employees and tenants. The hotel will
specially benefit because the BID programs will attract maore visitors and patrons. The retail, grocery and
auto service parcels will specially benefit because the well-manicured District will provide an attractive
environment to attract consumers. The parking parcels will also specially benefit because the parking
availability will attract vehicular customers and revenue. The programs will maintain the area to attract
commercial tenants and maintain lease rates for office parcels. For the retail, office, grocery, bank, auto
service, attractions, entertainment office, parking, hotel and film lot uses within the District, each of
these uses and assessed parcels specially benefit from BID funded programs and services through
increased commerce, commercial rental income, commercial occupancies and overall economic vitality
of the District. BID funded landscaping, sanitation, beautification, marketing, streetscape, capital,
parking, safety, and administration services, programs and improvements enhance each assessed parcel
by improving cleanliness, sanitation, beautification, safety, parking, business attraction and retention,
and commerce for its business tenants, employees, customers, clients and visitors.

A summary of the SCPBID services are described below. Please see the Studio City Management DIStFICt
Plan for a detailed explanation of the Districts services, improvements and programs.

Landscaping, Sanitation, and Beautification

Of the services described below, Zone 1 will receive Sanitation personnei, trash disposal, sidewalk
cleaning, graffiti removal, tree trimming and landscaping services. Zone 2 will receive Sanitation
personnel, trash disposal, sidewalk cleaning, graffiti removal and tree trimming services. Both Zone 1and
Zone 2 will benefit from this category, with benefits proportional to their respective zones.

Sanitation Personnel: Sanitation personnel will collect and remove litter, including sidewalk and gutter
weed removal. All individual assessed commercial, entertainment and parking parcels located within
the boundaries of the District will receive these services. This service will specially benefit the individual
assessed parcels of each Assessed Parce! Type and help meet the PBID Goals by increasing cleanliness
and encouraging increased patronage and commerce on each individual assessed parcel because dirty
sidewaiks are deterrent to customers.

Trash Disposal: The District services trash receptacles in the district. The trash receptacles are located on
the sidewalk throughout the District and will benefit all of the individual assessed commercial,
entertainment and parking parcels within the boundaries of the District. This service will specially benefit
the individual assessed parcels of each Assessed Parcel Type and meet the PBID Goals by increasing
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cleanliness and thereby encouraging increased patronage and commerce on each individual assessed
parcel because trash is a deterrent to customers.

Sidewalk Cleaning: Sidewalks will be pressure washed throughout the Bistrict. All individual assessed
commercial, entertainment and parking parcels within the boundaries of the District receive this special
service. This service will specially benefit the individual assessed parcels of each Assessed Parcel Type
and meet the PBID Goals by increasing cleanliness and thereby encouraging increased patronage and
commerce on each individual assessed parcel because dirty sidewalks are a deterrent to customers.

Graffiti Removal: The District will continue to provide graffiti removal services in the District. All individual
assessed commercial, entertainment and parking parcels within the PBID will receive this benefit. This
service will specially benefit the individual assessed parcels of each Assessed Parce! Type and meet the
PBID Goals by increasing cleanliness and thereby encouraging increased patronage and commerce on
each individual assessed parcel because graffiti is a deterrent to customers.

Tree Trimming: The District will provide tree trimming services. This service will specially benefit the
individual assessed parcels of each Assessed Parcel Type and meet the PBID Goals by increasing
cleanliness and improving landscaping and thereby encouraging increased patronage and commerce on
each individual assessed parcel because trimmed palm trees prevent berries from falling to the ground
and littering and staining the sidewalk.

Landscaping Services: The District will continue to provide landscaping and weed removal services in
the District. All individual assessed commercial, entertainment and parking parcels in Zone 1 will benefit
from this service. Parcels in Zone 2 will not receive nor be assessed for this service. This service will
specially benefit the individual assessed parcels of each Assessed Parcel Type in Zone 1 and meet the
PBID Goals by increasing cleanliness and improving landscaping and thereby encouraging increased
patronage and commerce on each individual assessed parcel. This service will specially benefit the
individual assessed parcels of each Assessed Parcel Type and meet the PBID Goals by increasing
cleanliness and improving landscaping and thereby encouraging increased patronage and commerce on
each individual assessed parcel because landscaping services create an inviting environment that
attracts customers. '

Marketing

Of the marketing services described beiow, both Zone 1 and 2 will receive website presence, other
marketing promotions and the newsletter. Only Zone 1 will receive holiday decorations. Both Zone 1 and
Zone 2 will benefit from this category, with benefits proportional to their respective zones. '

A marketing program will be implemented to promote the image of Studio City, attract and increase
pedestrian and vehicular traffic, and promote the use of the Studio City Public Parking Structure. This
marketing program helps meet the goals of business and service attraction and retention and increased
commerce. The marketing program may include advertising, website, decorations, parking incentives,
periodic shuttle services, or other promotions. Parcels in Zone 2 will not receive decorations because there
are no high traffic areas in Zone 2 parcels and they will not be assessed for that service. The marketing
programs will be designed to attract the desired market demographic with the intent to increase the
public’s awareness of the PBID as a single destination in order to attract consumers to the rich collection
of attractions, events, and services which will ultimately lead to increased commerce. Far example, the
District will publish a newsletter to keep property owners informed of upcoming events and services.
Marketing efforts will be designed to meet the PBID Goals of improving the commercial core by
implementing programs to attract pedestrians, increase lease rates, commercial rentals, parking
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revenues, retail customers, restaurant and diner, auto service and hotel patrons for the assessed parcels
in the PBID boundaries. The Owners’ Association will continue to use its website to promote the assessed
parcels in both Zones of the District in an effort to increase awareness of the District as a destination for
consumers and tenants and increase occupancy and commerce on the assessed parcels. This website is
designed to provide visitors information about the Studio City Business Improvement District and the
Studio City Walk of Fame in order to attract these visitors and draw in more business in from out of the
area, to meet the goals of increased commerce and improved economic vitality.

This marketing service will specially benefit the individual assessed parcels of each Assessed Parcel Type
and meet the PBID Goals by increasing awareness of each individual assessed parcel as a destination for
customers and commercial tenants and making property owners and occupants aware of efforts being
undertaken throughout the District, thereby encouraging increased patronage and increasing commerce
on each individual assessed parcel of each Assessed Parcel Type because marketing programs attract
customers.

Streetscape, Capital, Parking and Safety Improvements

The Streetscape, Capital, Parking and Safety Improvements category is intended to provide special
benefits to the Assessed Parcel Types by implementing projects such as streetscape projects (i.e.,
purchase of trash receptacles or benches), ane-time long lasting capital improvement projects (i.e.,
median construction or alley repaving), parking programs (i.e., parking promotions or periodic shuttle
services) or safety improvements or enhancements {i.e., crosswalk improvements, safety personnel,
speed feedback signs). By incorporating streetscape, capital, parking or safety improvements, the
District continues to build long-lasting aesthetic enhancements. Funds may not be available to fund all
of the above-mentioned examples of projects/programs. In the event sufficient funds are available, the
Board of Directors may implement a shuttle or safety program. The District does not currently have a
safety or shuttle program. Over time, the projects/programs impilemented in this category will benefit
each individually assessed parcel by creating long lasting, permanent improvements or services which
create a more vibrant district and contribute to the parcels’ economic success, economic vitality, and
increased commerce.

Of the streetscape, capital parking and safety improvement services described below, Zone 1 will receive
capital improvements, streetscape, address parking or safety issues, possible periodic shuttle services
and safety enhancements. Zone 2 services will include streetscape projects and address parking or
safety issues. Zone 2 does not have medians and therefore will not benefit from median landscaping
services. Both Zone 1 and Zone 2 will benefit from this category, with benefits proportional to their
respective zones.,

Capital improvement projects will specially benefit individual assessed parcels in Zone 1 of the District.
This plan does not include capital improvement projects for Zone 2. Zone 2 is not assessed for capital
improvement projects. These capital and streetscape projects provide long-lasting improvements that
constantly improve the assessed parcels by building on a foundation the Owners’ Association set in
1999. These aesthetic enhancements create a special benefit for individual assessed parcels within the
PBID by improving the attractiveness of the parcels in an effort to encourage new business growth,
development, and increased commerce. The Owner’s Association may also need to address safety or
parking issues within the District. The Owners’ Association will work with property and business owners
to identify and resolve issues related to safety or parking in the District. These services will be provided
to individual assessed parcels located in Zone 1 of the District. Parcels located in Zone 2 will not receive
or benefit from this service because any shuttie services will be provided along street frontage only
within Zone 1 of the District. These Streetscape, Capital, Parking and Safety services are intended to
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provide special henefits to the individual assessed parcels of each Assessed Parcel Type and meet the
PBID Goals by improving beautification, attracting and retaining tenants, and increasing commerce for
each individually assessed parcel of each Assessed Parcel Types. These are all special benefits because
they increase commerce and add economic vitality. Assessed parcels that receive the streetscape,
capital improvements, parking and safety services and programs as described above will speciaily
benefit the assessed parcels by attracting more customers, visitors, employees and tenants thereby
improving the economic vitality. These services improve commerce and economic vitality by creating
long-lasting streetscape and capital improvement projects that enhance the attraction of the area,
parking promotions that will attract more customers to the area, safety enhancements that will improve
safety and deter crime, which are designed to increase commerce, and economic vitality.

Administration

Both Zone 1 and Zone 2 will benefit from the administrative services. Both Zone 1 and Zone 2 wili
benefit from this category. The Owners’ Association will continue its administration services by
implementing the programs outlined in this Management District Plan for the special benefit of the
individual assessed parcels. This effort may also include pursuing opportunities such as applying for
grants. The administrator’s duties are a special benefit because they implement the PBID Goals, which
specially benefit each individual assessed parcel.

Uncollected Assessments/Contingency

Both Zane 1 and Zone 2 will benefit from this category, with benefits proportional to their respective
zones. Funds in the Uncollected Assessment Reserve/ Contingency category may be used for
City/County collection fees, uncollected assessments, consulting fees, Business Improvement District
(BID) renewal fees and additional projects the Owner’s Association deems appropriate. This category
will ensure that there are sufficient funds to provide PBID services which will in turn result in attracting
more customers, visitors, employees and tenants as a result of the SCPBID programs, services and
improvements, thereby increasing customers and economic vitality to the SCPBID. The funds from this
category will improve commerce and economic vitality by supplementing all the SCPBID programs.
Funds in this category may only be expended in any of the categories listed above. Funds in this
category will be expended in a manner that is consistent with the PBID Goals. The uncollected
assessment and contingency fund will specially benefit each individual assessed parcel of each Assessed
Parcel Type because they are necessary to provide the services which specially benefit each individual
assessed parcel. '
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Services by Zone

The services provided in each Zone are commensurate with the assessment in each Zone. The following
chart provides a summary of services by zone.

Studio City PBID Summary of Services by Zone

Capital Improvements

address parking or safety issues, periodic
shuttle services®, safety enhancements®

Zonel Zone 2
Landscape/ Sanitation personnel, trash disposal, Sanitation personmnel, trash disposal,
Sanitation/ sidewalk cleaning, graffiti removal, tree sidewalk cleaning, graffiti removal and
Beautification trimming and landscaping services tree trimming
Streetscape/ Capital Improvements, streetscape, Streetscape, address parking or safety

issues

Marketing

Holiday decorations, website presence,
other marketing promotions and
newsletter

Website presence, other marketing
promotions and newsletter

Administration

Implement PBID services for the benefit
of the parcels

Implement PBID services for the benefit of
the parcels

Uncollected
Assessments/
Contingency

These funds will be expended
proportionally to the services listed above

These funds will be expended
propertionally to the services listed above

* if funds are sufficient
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V1. DISTRICT ASSESSMENT FORMULA

Separation of Special and General Benefits

All identified parcels within the District boundaries shall be assessed to fund special benefit programs,
services and impravements which are outlined in this report as well as the Management District Plan.
Services, programs and improvements will only be provided to the assessed parcels inside the District
boundaries and none will be provided outside of the District boundaries. Each assessed parcel will
proportionately benefit from the BIiD funded Landscaping, Sanitation, Beautification, Marketing,
Streetscape, Capital, Parking, and Safety Programs and Projects as these programs and projects will
increase customers, commerce, commercial rental income and improve the economic vitality of the
District by deterring crime, litter and debris, all considered detractions if not contained and properly
managed. All BiD funded services and improvements are considered supplemental above normal base
level of services provided by the City of Los Angeles and are only provided for the special benefit of
assessed parcels within the boundaries of the District. “Special benefit” is defined in the following
section of this report.

As stipulated in Proposition 218, assessment District programs and activities confer a combination of
general and special benefits to properties, but only the program benefits that provide special benefits
can be assessed. Forthe purposes of this analysis, a “general benefit” is hereby defined as “A benefit to
properties in the area and in the surrounding community or benefit to the public in general resulting
from the improvement, activity, or service to be provided by the assessment levied.” “Special benefit” as
defined by the California State Constitution means a distinct benefit over and above general benefits
conferred on real property located in the District or to the public at large. The services to be provided by
the District are supplemental services provided directly to assessed parcels, above and beyond those
provided by the City of Los Angeles. The District’s services will provide a “direct advantage”! to each
individually assessed parcel and “affect the assessed property in a way that is particular and distinct
from [their] effect on other parcels and that real property in general and the public at large do not
share.”?

Assessment law requires that the assessment on an individual parcel may not exceed the reasonable
cost of the proportional special benefit conferred upon that parcel. The law provides that only special
benefits are assessable, and requires the City to separate the general benefits from the special benefits
conferred on a parcel. Case law requires that “...even minimal general benefits must be separated from
special benefits and quantified so that the percentage of the cost of services and improvements
representing general benefits, however slight, can be deducted from the amount of the cost assessed
against specially benefitting properties.”* In accordance with the law this report will quantify and
separate special and general benefits.

Special Benefit

The services provided by the District are all “over and above those already provided by the City” within
the boundaries of the SCPBID. And they are particular and distinct benefits to be provided only to the
praoperties within the SCPBID, not to the public at large — “they affect the assessed property in a way
that is particular and distinct from {their] effect on other parcels and that real property in general and

Y Tiburon v, Bonander {2009} 180 Cal.App.4th 1057, 1077,
2 Silicon Valley Taxpayers’ Association Inc. v. Santa Clara County Open Space Authority (2008) 44 Cal 4th 431, 452.

3 Golden Hill Neighborhood Association, Inc. v. City of San Diego {2011) 199 Cal. App. 4th 416,
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the public at large do not share.”* Each and every parcel assessed within the SCPBID receives a
particular and distinct benefit from the improvements and activities of the SCPBID, over and above
general benefits conferred upon those parcels by the general activities of the City. The SCPBID services
constitute special benefits to all of the assessed parcels. The property uses within the boundaries of the
District which will receive special benefits from the SCBID funded programs and services are currently a
mix of retail, office, grocery, bank, auto service, attractions, entertainment office, parking, and film lot.
The landscaping, sanitation, beautification, marketing, streetscape, capital, parking, safety, and
administration services, programs and improvements are primarily designed to provide special benefits
as they will improve cleanliness, sanitation, beautification, and safety, enhance parking programs,
business and service attraction and retention, and commerce within the SCPBID.

A summary of the proposed SCPBID programs, improvements and services are as follows:

e Landscaping, sanitation and beautification — sanitation personnel, trash disposal, sidewalk
cleaning, graffiti removal, tree trimming and landscaping services

e  Marketing — Advertising, website, holiday decorations and newsletter

e Streetscape, Capital, Parking and Safety Improvements — streetscape, capital improvements,
parking programs and safety enhancements.

= Administration — Management of all activities, contracts, etc., of the BID and associated costs
including accounting, insurance, etc. for the implementation of programs and services for
assessed parcels.

» Uncollected Assessments - City and County fees, delinquencies and unforeseen expenses

Studies have found that “businesses consider quality-of-life issues to be more important factors in
choosing a location than they do tax rates and real-estate prices;”® and that customers “may feel more
comfortable and safer within BIDs that have less obvious signs of litter, graffiti, and abandoned cars. A
stronger sense of place that accompanies cleaner streets encourages... patronage and has increasingly
positive repercussions in a BiD.”® Following these studies, the District’s services are designed to address
parcel specific issues to increase landscaping, sanitation, beautification, marketing, streetscape, capltal

parking, safety, and administration for the special benefit of assessed parcels.

The services wiil be provided directly to the assessed parcels, and will not be provided to parcels outside
of the District. For example, the cleaning services will only be provided for individually assessed parcels
within the District boundaries, and will not clean non-assessed parcels. Research has found that “BID
areas experienced greater, on average, yearly reductions in the number of robbery, violent, and total
crimes that non-BID areas do.”” This suggests that BID-funded services that deter crimes such as graffiti
abatement are able to provide special benefits directly, and only, to the assessed parcels which they
serve. All services will anly be provided to the assessed parcels, they will not be provided to parcels
outside the District or to the public at large within the District. These services, provided directly to the
assessed parcels, constitute a special benefit to all of the assessed parcels.

4 Dahms v. Downtown Pomona (2009) 173 Cal.App.4th 1201.

5 RAND Corporation; Neighborhood Effects on Crime and Youth Violence: The Role of Business Improvement Districts in Los
Angeles (2009) p. 8

8 RAND Corporation; Neighborhood Effects on Crime and Youth Violence: The Role of Business Improvement Districts in Los
Angeles (2009) p. 40

7 RAND Corporation; Neighborhood Effects on Crime and Youth Violence: The Role of Business Improvement Districts in Los
Angeles (2009) p. 80
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Assessed commercial parcels will specially benefit from these programs, services and improvements
because they are designed to attract more customers, increase commerce, commercial rental income,
commercial occupancies and improve their overall economic vitality by deterring crime and reducing
litter and debris, all considered detractions to commerce commercial occupancy rates and ecanomic
vitality if not contained and properly managed. The City of Los Angeles does not provide these programs
and services. In the case of the District, the very nature of the purpose of this District is to fund
supptemental programs, improvements and services to assessed parcels within the SCPBID boundaries
above and beyond what is being currently funded either via normal tax supported methods or other
funding sources. All benefits derived from the assessments to be levied on assessed parcels within the
SCPBID are for services, programs and improvements directly benefiting each individual assessed parcel
within the SCPBID. No BID funded services, activities or programs will be provided outside of the SCBID
boundaries.

For the retaii, office, grocery, bank, auto service, attractions, entertainment office, parking, and film lot
uses within the District, each of these uses and assessed parcels specially benefit from BID funded
programs and services through increased commerce, commercial rentai income, commercial
occupancies and overall economic vitality. BID funded landscaping, sanitation, beautification, marketing,
streetscape, capital, parking, safety, and administration services, uncollected assessments/contingency
programs and improvements enhance each assessed parcel by improving cleanliness, sanitation,
beautification, safety, parking, business attraction and retention, and commerce for its business tenants,
employees, customers, clients and visitors. For example, the communication services (Marketing)
provide important and beneficial information to praperty owners of each assessed parcel within the
District via quarterly newsletters and an active website.

General Benefit

As required by the State Constitution Article XIHID Section 4{a), the general henefits of an assessment
district must be quantified and separated out so that the cost of the activities that are attributed to the
general benefit are deducted from the cost assessed against each specially benefitted parcel. General
benefits are benefits from the PBID services, programs and improvements that are not special in nature,
and are not “particular and distinct” and are not over and above the benefits that other parcels receive.
This analysis will calculate the level of general benefits that (1) the public at large may receive, (2) the
parcels autside of the SCPBID boundaries may receive, and (3) the assessed parcels within the SCPBID
boundaries may receive.

While every attempt is made to provide the programs, services and improvements of the SCPBID to .
confer benefits anly to those identified assessed parcels within the BID, the California State Constitution
was amended via Proposition 218 to state that general benefits exist either by design or unintentional,
in all assessment districts and that a portion of the programs, services and improvement costs must be
considered attributable to general benefits and assigned a value. General benefits cannot be funded by
assessment revenues. However, general benefits might be conferred on parcels within the District, or
“spillover” onto parcels surrounding the District, or to the public at large who might be passing through
the SCPBID with no intention of conducting any commerce within the SCPBID. Because the District's
services and improvements are provided directly and only to the assessed parcels, and because they are
unigue and not provided by the City or any other public agency, they provide an entirely special benefit
to the assessed parcels. In other words, there is no general benefit conveyed upon the assessed parcels
by the District's services. The following analysis considers the general benefit bestowed upon the public
at large and surrounding parcels by the District's services.
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Although there is no scientific method to determine the respective relative general benefit, empirical
assessment engineering analysis throughout California has found that general benefits within a given
business improvement district can be calculated using the composite district overiay determination
method. This method of computing the value of general benefit involves a composite of three distinct
types of general benefit — general benefit to assessed parcels within the District, general benefit to the
public at large within the District and general benefit to the parcels surrounding the District. Therefore,
using the district overlay determination method in our general benefit calculation by an engineer with
over twenty years’ experience in assessment districts, it is possible to come to a reasonable conclusion
as to the relative general benefit to the public-at-large and to parcels within and surrounding the
District.

1. General Benefits to the Public-At-Large

The general benefit to the public at large inciudes people that are either inside the SCPBID boundary and
not specially benefiting from the activities or parcels outside the boundaries of the SCPBID that may
receive a spillover general benefit from the SCPBID activities. In the case of the SCPBID, the public at
large is defined as individuals that are within the SCPBID boundary that are not paying an assessment
and do not specially benefit from the SCPBID activities and will not engage in commerce. Since the
main goal of the SCPBID is to attract pedestrians and increase vehicular traffic of the desired market
demographic, increase lease rates, commercial rentals, parking revenues, retail customers, restaurant
and diner, auto service and hotel patrons for the assessed parcels in the PBID boundaries, a
determination is made of how many people are in the SCPBID boundary and not currently or ever will
engage in commerce.

The Studio City PBID contracted with Farrand Research to conduct intercept surveys within the PBID
boundary to determine to what degree respondents engage in any type of commercial activity (going to
a restaurant/café/bar; conduct personal business, i.e. visit a bank, beauty salon tailor, dry cleaner; pay
to park a car in the District, visit a retail business}. The survey included 179 participants, with a margin
of error of 7.3% and was conducted on October 17 and 19, 2013 at separate locations along Ventura
Boulevard, the main commercial core of the District. During this process al! efforts were made to
include an unbiased cross section of participants.

The first seven questions of the survey asked the respondent if they are likely, either today or at any
point in the future, to engage in any type of commerce activity that is represented through the district
such as going to a restaurant/café/bar; conduct personal business, i.e. visit a bank, beauty salon tailor,
dry cleaner; pay to park a car in the District, visit a retail business. Of the 179 surveys, none responded
that they were not likely to engage in any type of commerce. That means that 100% of the respondents
indicated that they will and intend to engage in at least one of the commerce activities asked in the
survey and that the PBID services {i.e., landscaping, sanitation, beautification streetscape
improvements) cantribute 1o their decision to come to the District and engage in commerce. Therefore,
0% (0/179) of the total survey responses represents the general benefit to the public at large.

2. General Benefits to Adjacent Parcels

None of the SCPBID services will be provided directly to parcels outside the SCPBID boundaries. One
study examining property values in BID areas found “no evidence of spill-over impacts (either good or
bad) on commercial properties located just outside the BID’s boundaries.”® It is, nonetheless,

8 Furman Center for Real Estate & Urban Policy; The Impact of Business Improvement Districts on Property Values: Evidence
from New York City (2007) p. 4
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reasonable to conclude that increased safety, cleanliness, and attractiveness in the District may have an
indirect impact on parcels immediately adjacent to {just outside of) the District houndaries.

In the case of the SCPBID, the surrounding parcels are those that are outside of the SCPBID’s boundary
that may receive a general benefit from landscaping, sanitation and beautification programs.
Surrounding parcels are defined as parcels that are immediately adjacent to or immediately across the
street from the SCPBID parcels where the PBID services are delivered. In order to calculate the general
benefit that parcels adjacent to the Studio City PBID may receive, the percentage of each SCPBID activity
budget attributed to these parcels must be determined. The table below shows the budgets for each of
the PBID activities that may have spillover benefit and their respective percentage of the total SCPBID
budget. A Relative Benefit factor is then applied to each of the activities accounting for the potential
benefit parcels outside of the district may receive. The relative benefit factor is a basic unit of measure
that compares the benefit that the parcels within the District receive compared to parcels outside of the
District. Since the parcels in the District boundary receive 100% of the special benefit, they are assigned
a relative benefit factor of 1.0 for each SCPBID activity. Since the parceis outside of the district boundary
do not directly receive any SCPBID activity, they are assigned a relative benefit factor less than 1.0 for
each SCPBID activity. There is no scientific method to determine the respective relative benefit.
However, in our professional experience of over 20 years as a Registered Civil Engineer, the relative
benefit factors are reasonable to conclude.

In the case of the Studio City PBID, each of the activities under Marketing, i.e., newsletter and website
management, specially benefit all parcels in the PBID as these activities strictly target and advertise the
parcels within the PBID boundary. This type of PBID activity will generate a general benefit to parcels
immediately adjacent to the District, as the increased visitation may lead to spillover increased visitation
onh non-assessed parcels. The website has a directory of only those businesses within the District.
Landscaping, Sanitation, Beautification category and the Streetscape, Capital Parking and Safety
Improvements category are site specific to each parcel within the PBID boundary. However, the parcels
immediately adjacent to the boundary may visually see the effects of the Landscaping, Sanitation,
Beautification category and the Streetscape, Capital Parking and Safety Improvements category and
thus, may receive a nominal spillover benefit. These activities can clearly be seen as they are very
distinct. For example, a visitor can clearly see the difference between parcels in the District and those
outside such as the center medians on Ventura Boulevard. Based upon our experience, the relative
benefit factor for the Landscaping, Sanitation, Beautification and the Streetscape, Capital Parking and
Safety Improvements, and Marketing categories is .25. The relative benefit factor is then multiplied by
the respective PBID budget category percentage to determine the overall benefit factor. The following
table illustrates this calculation.

Service Percent of Relative Benefit
PBID Activities Budget: Budget Total X Benefit = Factor
Budget for Landscaping, Sanitation, o
and Beautification $205,082.10 42.00% 0.25 0.1050
Budget for Streetscape, Capital Parking,

112,306.86 23.00% B R

and Safety Improvements >112,306.8 3.00% 0.25 0.0575
Budget for Marketing $58,594,89 12.00% 0.25 0.0300
TOTAL PBID SERVICE BUDGET $488,290.71 0.1925

Based on the criteria of identifying the parcels outside of the PBID boundary, there are 97 parcels that
do not directly receive the PBID services, programs and improvements but may receive some spill-over
benefit. The parcels outside of the PBID boundary are assigned a total benefit factor of .1925 to account
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Boulevard because they do not have street frontage on Ventura Boulevard. The Zone 2 parcels which
front other streets will pay a lower rate per linear front foot along the other streets. The other streets
will be serviced by the District, but to a lesser degree than Ventura Boulevard. The other streets are not
as heavily trafficked as Ventura Boulevard, nor do they have medians or other unique improvements for
servicing.

Because of the cohesive commercial nature and shared PBID Goals, the Assessed Parcel Types all receive
and benefit from the PBiD services by zone; the only difference in the benefit received by Assessed
Parcel Types is that caused by their size and frantage (which is accounted for in the assessment formula)
and that caused by the lack of frontage on Zone 2 parcels, which is accounted for by the Zone 2
assessment rate. The retall, office, grocery, bank, auto service, storage are ali commercial parcels with
the same needs and share the PBID Goals; these parcels will receive benefits for their respective zones
such including landscaping, sanitation, beautification, streetscape, capital improvements, marketing and
safety enhancements that are intended to experience greater patronage and benefit from improved
economic success and increased commerce. The entertainment, attractions, and film lot parcels are all
entertainment parcels with the same needs and PBID Goals; these parcels will experience greater
patronage and benefit from improved economic success and increased commerce. The parking parcels
are publicly-owned lots which will also experience increased patronage, which benefits the lots via
increased parking fees.

The following tabie identifies how the assessed parcels will benefit by zone:

Studio City PBID Summary of Services by Zone

Zonel Zone 2

Landscape/ Sanitation personnel, trash disposal, | Sanitation personnel, trash disposal,

Sanitation/ sidewalk cleaning, graffiti removal, sidewalk cleaning, graffiti removal and

Beautification tree trimming and landscaping tree trimming
services

Streetscape/ Capital improvements, streetscape, Streetscape, address parking or safety

Capital Improvements | address parking or safety issues, issues
periodic shuttie services™, safety
enhancements* ’

Marketing Holiday decorations, website Website presence, other marketing
presence, other marketing promotions and newsletter
promotions and newsletter

Administration Administer PBID services for the Administer PBID services for the benefit
benefit of all parcels of all parcels

Uncollected These funds will be expended These funds will be expended

Assessments/ proportionally to the services listed proportionally to the services listed

Contingency above above

* If funds are sufficient

The assessments for individually-assessed parcels have been “apportioned in relation to the entirety of
the project’s assessable costs”"* attributable to their respective Zone. For the purpose of calculating and
apportioning the special benefit accruing to individually-assessed parcels within the District, a budget
has been established which includes and reflects the proporticnate value of the special benefits that will
be provided to individually-assessed parcels. The assessment rate was calculated by first identifying the

12 |bid
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specific characteristics (parcel zoning, parcel size, and parcel street frontage) of each individually-
assessed parcel in the District and using those characteristics to calculate each parcel’s fair share of the
value of the special benefit. Then, the various services to be provided throughout the District were
allocated to individually-assessed parcels based on the level of service and value of special benefit to
those parcels. Based on the parcel characteristics and special benefit value, the assessment rates in the
table above were calculated.

Based on the special benefit received by parcels within the District, and assuming the maximum 4%
annual assessment rate increase, the annual assessment fund budget for each year of the District’s five-
year operation is shown below:

Maximum Annual Assessment Budget

2015

2016

2017 2018

2019

$450,399.35

$468,415.32

$487,151.94

$506,638.01

$526,903.54

Assessment Calculation

The following steps were taken to identify and calculate the assessment rate and individual parcel

assessments.

Step One: Parcel Variables

The first step was to identify variables of parcels. The parcel square footage and iinear front footage of
individually-assessed parcels were examined to identify the following assessable characteristics:

Total Parcel Total Ventura
Benefit Zone Square Feet Frontage Total Other Frontage
1 2,952,043 13,941 8,834
2 1,397,723 0 1,345

Step Two — Assessment Rate

To determine the assessment rate, the total special benefit value for each parcel type was divided by the

parcel characteristics.

Total Lot
Benefit Zone Budget Square Feet Rate
1 $103,321.51 + 2,952,043 = $0.035
2 25,159.01 + 1,397,723 = $0.018
Total Ventura
Benefit Zone Budget Frontage Rate
i 268,364.25 + 13,941 = 519.25
2 -l o+ 1= -
Total Other
Benefit Zone Budget Frontage Rate
1 $50,972.18 + 8,834 = 55.77
2 2,582.40 + 1,345 = $1.92
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Sample Assessment Caleylation
For example, a commercial parcel in Zone 1 with 1,000 parcel square feet, 100 linear feet of frontage on

Ventura Boulevard, and no frantage on other streets, would be assessed as follows:

Variabie Amount on Parcel Assessment Rate Assessment
Parcel Square Feet 1,000 X $0.035 $35.00
Ventura Frontage 100 X $19.25 $1,925.00

' Total $1,960.00

Changes to Zoning

If the zoning of a parcel changes during the term of the District (e.g. a commercial parcel is converted to
residential, or vice versa), the assessment calculation may be modified accordingly, pursuant to
Government Code 53750.

Assessments on Public Parcels

Proposition 218, also known as “The Right to Vote on Taxes Act,” states that “parcels within a District
that are owned or used by any agency, the State of California or the United States shall not be exempt
from assessment unless the agency can demonstrate by clear and convincing evidence that those
publicly-owned parcels in fact receive no special benefit.” All public parcels in the SCPBID receive
District services and special benefits from those services and are assessed at the full parcel rate. The
City of Los Angeles owns three parcels in the District that collectively comprise the Studio City Parking
Garage (Lot 690) located at 12225 Ventura Boulevard in Studio City. The parcel will directly receive and
benefit from the programs and services of the PBID. Marketing services will benefit the parcels by
increasing patronage and therefore increase parking revenues for the parking garage. Sanitation,
landscaping and beautification services will benefit the public parcels by keeping the area ciean and
beautiful. Should sufficient funds become available to establish a shuttle program, the public parcels will
benefit from a shuttle stop in front of the public parking garage. All publicly-owned, individually-
assessed parcels will receive all of the services provided; therefore, those parceis will be assessed at the
full rate. '

Assessment law also requires the determination of .the proportionate special benefit derived by each
parcel in relationship to the entirety of the cost of improvement(s) or the maintenance and operation
expenses or the cost of the parcel-related service being provided. In addition, no assessment may
exceed the reasonable cost of the proportional special benefit conferred on parcel(s). The
proportionate special benefit accruing to each parcel has been allocated based on the lot size and linear
frontage of each parcel, thus the total amount to be assessed will not exceed the estimated reasonable
cost of the activities and improvements to be provided, and no assessment will exceed the reasonable
cost of the proportional special benefit conferred on the parcel.
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City of Los Angeles

Map Key 31 30 29

Assessor’s Parcel Number 2367017902 2367017901 2367017900
Parcel Size 1780 29948 25199
Frantage Other Streets {lin. 1. 0.00 0.00 0.00
Frontage Ventura Blvd. {lin. ft.) 10.00 28.00 0.00
Ventura Frontage Assessment $192.5 $539.00 $0.00
Other Street Frontage Assessment $0.00 $0.00 $0.00
Parcel Size Assessment $62.30 $1048.18 $453,58
Zone 1 1 2
Total Assessment $254.80 $1587.18 $453.58
Use Parking Lot Parking Lot Parking Lot

Residential and Agricultural Parcels

California Streets and Highways Code section 36632(c) states, “Properties zoned solely for residential
use, or that are zoned for agricultural use, are conclusively presumed not to benefit from the
improvements and services funded through these assessments, and shall not be subject to any
assessment pursuant to this part.” Therefore, parcels that are zoned R1 through R3, parcels zoned
RD1.5 through RD3 will not be assessed. There are no agricultural zoned parcels within the District
boundaries.

Time and Manner for Collecting Assessments

Tax Bills

For most parcels, as provided by State law, the District special assessment will appear as a separate line
item on annual property tax bills prepared by the County of Los Angeles. The City of Los Angeles will
directly bill property owners or entities that do not appear on the tax roll. Property tax hills and direct
bills are generally distributed in the fali, and payment is expected by lump sum or installments. The
County of Los Angeles shali distribute funds collected to the City of Los Angeles. The City of Los Angeles
will then disburse the funds to the Owners’ Association, pursuant to a contract between the City and
Owners’ Association. Unpaid assessments will be added to the assessment due for the following year. If
a property owner billed by the City fails to pay the amount due in ful to the City before the assessment
roll for the following tax year is due to the County, the City may place the delinquent assessment on the
tax roll in addition to the current years’ assessment. Any delinquent amounts collected by the City are
eligible for the same penalties imposed on delinquent property taxes.

Assessment Notice

An Assessment Notice will be sent to owners of each individually-assessed parcel in the District
Boundary Description (Section {l) and Boundary Map {Appendix l1) and included in the Assessment
Calculation Table (Appendix 1} of this Engineer’s Report. The Assessment Notice provides an estimated
assessment based upon the parcel size (square footage), parcel street frontage (linear footage), and
parcel zoning. The final individual assessment for any particular parcel may change, up or down, if the
parcel areas or street frontage differ from those found on the Assessment Notice.

Bonds
Bonds will not be issued to finance services as a part of this Studio City PBID.
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Future Development

As a result of continued development, the District may experience the addition or subtraction of
assessable square footage or frontage for parcels included and assessed within the District boundaries.
The modification of parceis may then change upwards or downwards the amount of total assessment
for these parcels. In future years, the assessments for the special benefits bestowed upon the included
PBID parcels may change in accordance with the assessment methodology formula listed in this
Engineer’s Report, provided the assessment rate does not change. If the assessment formula changes,
then a Proposition 218 batllot will be required for approval of the formula changes, pursuant to
California Code 53753.

Any remaining funds, including any remaining funds from the Streetscape, Capital, Parking and Safety
Improvements category, will be used to renew the Studio City Business Improvement District.
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APPENDIX 1: ASSESSMENT CALCULATION TABLE
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2472384023047 12,330 50035 . 90 s125 0 $577 1 $216405

248 2384023053 . 11,420 = $0.035 105 $1905 0 . 8577 . 1 $2,420.95 :

’ TOTALS 4,349,766 . 13,941 10179 $450,399.35
Notes:

1 Assessed parcel size was determined by others.
? Assessed street frontage was determined by others.
3 The following exemptions apply to the assessment formula:
a. Residential and agricultural parcels will not be assessed.
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