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Executive Summary
Assignment and Process
On September 28, 2012, the Los Angeles City Council
approved a public-private project designed to significantly
improve the Los Angeles Convention Center (LACC) and
bring the National Football League (NFL) back to Los
Angeles. The Farmers Field Event Center proposed by
Anschutz Entertainment Group (AEG) leveraged significant
new revenues to allow the city to expand and renovate the
LACC, encourage the construction of new hotels in the
region, improve the city's streetscape and transportation
infrastructure,.and return professional football to Los Angeles.
This agreement is contingent upon AEG securing an NFL
team by October 2014.

Events over the past months-the potential sale of AEG and
the passing of this year's deadline for NFL teams to express
an interest in moving to Los Angeles-have raised concerns
about whether AEG will meet the October 2014 deadline.

While the city of Los Angeles continues to support the AEG
project as their first choice in redeveloping the convention
center property, caution requires a study of alternative
development potential so that LACC renovation can proceed
expeditiously in the event that the Farmers Field project is not
consummated.

To that end, the city of Los Angeles (city) has asked the
Urban Land Institute's Los Angeles District Council to make
a preliminary study of criteria and considerations that could
guide the evaluation of a!ernative deveopment proposals
for the LACC West Hall site and enable the city to achieve
its stated objectives for the expansion and enhancement
of the facility. ULI has used a modified Technical Advisory
Panel model for this report, meeting over a tWO-day period
instead of the customary one-day format, focusing primarily
on alternative development proposals for the site and
surrounding uses.

Los Angeles Convention Centerr.-" ),,'; . '



Key Ouestions
The city of Los Angeles requested that the TAP identify
development opportunities for the LACe West Hall Site
that will both enhance the marketability of the LACC and
potentially support the expansion of the LACC facility,
focusing especially on answers to the following questions:

0VHA~ l';;ES~4NDO~~1:UI;T~~;;;;;I IMPACTING THE REDEVELOPMENT OF THE
LACC SITE?

a. How does the site relate and respond to
the existing and emerging communities
near the site?

2. IF THE WEST HALL REMAINS ON THE SITE:
a. What is the range of uses that could be

integrated into the ste?
b. What altematives exist for different

combinations of uses?

3. IF THE WEST HALL IS DEMOLISHED:
a. What is the range of uses that could be

integrated into the site?
b. What alternatives exist for different

combinations of uses?

4. WHAT CONSIDERATIONS AND CRITERIA
SHOULD BE USED TO EVALUATE THE
ALTERNATIVES?

5. WHAT ARE THE FEASIBLE ECONOMIC
TOOLS THAT COULD BE USED FOR ANY
REDEVELOPMENT?

Major Conclusions
The TfJP recommends a vision for the future of the Los
Angeles Convention Center that will embody the best of
Los Angeles' international brand, taking advantage of the
region's unparalleled climate by creating outdoor spaces and
bringing natural light into the building itself, while celebrating
the diverse local cultures and leveraging the many industries
and businesses that call the city and the region home. The
TAP's vision for the LACC will not make it the largest facility
in the country, but an aesthetically distinct facility capable of
attracting 98 percent of national and regional conventions-
Los Angeles currently competes for those exhibitions and
meetings with major cities such as San Diego, San Francisco,
Anaheim, Las Vegas, Dallas, Chicago, New York, and
Washington D.C. Another important part of the TfJP vision is
to seamlessly integrate the LACC into both the adjacent L.A.
Live campus and the evolving neighborhoods of Downtown
Los Angeles.

Throughout its two-day process, the TAP panel referred to
AEG's plans for an NFL stadium on the current site of the
West Hall as the city considers it: Plan A. The TAP panel was
assigned the task of formulating Plan B: what the city should
do if the AEG deal is not consummated as currentiy agreed
and approved. To formulate a thorough Plan S, the TfJP
panel's recommendations focus on three areas; 1) marketing
(i.e., identifying the opportunITies, demand drivers, and other
relevant matters which affect development of a strategic
and tactical plan), 2) planning and design O.e., translating
opportunales and demand drivers into physical ideas and
concepts), and 3) implementation (i.e., the methods and tools
to accomplish the city's goals for the convention center). The
TAP panel stresses that the city should keep Plan B simple,
enhancing the LACC to modern, competitive standards and
guiding complimentary development and investment in the
adjacent district and neighborhoods.

The panel's recommendations for marketing would build on
the advantages and successes of Los Angeles as an urban
and natural environment, as a tourist destination, and as one
of the world's largest and most diverse economies. To do
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so requires that the city rethink the role and function of the
LACC campus to differentiate it from competitors. Also, the
LACC can do more to serve as a regional hub, drawing people
and businesses to the campus in new ways, but also doing
a better job of serving as the jumping off point for visitors
and businesses to explore other attractions, amenities, and
opportunities throughout the metropolilan Los Angeles region.
For its planning and design recommendations, the TAP panel
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Los Angeles Convention Center

recommends that the city focus primarily on upgrading the
convention facility and expanding the stock and spectrum
of hotel rooms within a half -mile walk from the LACC,
New convention center facilities should be architecturally
Significant, techno~gical~ advanced, and flexible enough to
accommodate almost any kind of convention or exhibition
arrangement To that end, a properly designed, sufficient
number of meeting rooms and a large, contiguous exhibition
space are absolutely critical. Additionally, the LACC should
provide a gathering place for local communities of individuals
and businesses, Weaved throughout the new hotel stock
necessary for the success of the LACC, the city should
also invest in improving the already existent multi-modal
transportation infrastructure that already benefits the area,
The sports and entertainment district that includes the LACC,
LA Live, the Staples Center, and adjacent hare Is, should
integrate seamlessly into the surrounding neighborhoods,

Finally, for the implementation of this new vision, the
TAP panel recommends a new governance structure
for marketing and operations of the LACC, A stronger
management structure-such as a Joint Powers Authority
or private leasing and management arrangement-would
enable strong, unitied efforts on marketing, operations, and
financing,

The TAF panel stresses that some of the Plan B presented by
this report should still be implemented whether or not Plan A
does in fact come to fruition, In addition to the unprecedented
benefits of the public-private partnership between the city of
Los Angeles and AEG, much more is left to be done to make
sure that the future of the LACe is as vibrant and successful
as it has the potential to be,



UU'S TECHNIC,il,L ADVISORY PANELS

TAP Process
Prior to the TAP, ULI panel members met with representatives
from the cily of Los Angeles and local stakeholders to
determine the scope of the panel assignment. ULI selected
panel members with practiced and professional skills that
address the stated objectives for the TAp as provided by the
city of Los Angeles. Panel members reviewed background
materials prepared by the city of Los Angeles prior to the TAP.

The TAP process is usually a day-long event, but given the
city's desire for a thorough study of the challenges, and
possible solutions, presented by the Los Angeles Convention
Center, this TAP lasted for Iwo days. On the first day, panel
members toured the study area with representatives and
later met with key stakeholders. On the second day, panelists
worked through an intensive analysis on the specified issues
before presenting their findings to the general public and
program sponsors at a hearing of the Los Angeles City
Council's Ad Hoc Committee on the Downtown Stadium and
Convention Center Renovation.

TAP Panel of Expel1s
ULI convened a panel of professionals representing a
variety of disciplines connected to land use and real estate
development, such as architecture and design, real estate
development, economic analysis, and development linancing.
The ULI selected panel members with the intent to convene
a robust array of professional expertise relevant to the city's
objectives for the study. ULI also selected panel members
with a working knowledge in the sectors of business, the
real estate market, and the design typologies common in the
study area. All panel members volunteered to participate in
the panel process and did not receive compensation for their
work.
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Tile Los Angeles Convention Center
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Area Description
A familiar sight to all Angelenos, the Los Angeles Convention
Center sits at the edge of Downtown Los Angeles and at the
confluenoe of l\MJ of the region's busiest rreeways-the 1-10
and 1-110. As it currently exists, the LACe resembles an
island in an othenrvise active and vibrant urban scene. One
reason for the isolation of the facility is ITSadjacency to the
110 Freeway, which creates a barrier between the facilities
and the neighborhood to the west. To the South of the LACC,
the 10 Freeway cuts IToff from neighborhoods that include
cultural amenities like Exposition Park, the Museum of Natural
History, and the University of Southem California. To the
north, L.A. Live is busy with sports, entertainment, and dining
activity throughout the day and evening hours. In comparison
to L.A. Live, however, the LACe often appears dormant and
inactive.

Despite its dormant and inactive appearance, the LACC
has been a catalyst for the development of a great deal
of supportive infrastructure. Access via surtace streets
is plentiful: Olympic Boulevard is the main east-west
thoroughfare connecting West L.A. to Downtown, Figueroa
Street is a major connection from the Exposition Park
neighborhood to the south, and Flower Street is the most
direct path from the central business district to the north.
TranSITaccess is also plentiful, WIThdirect access from city,
county, and regional bus lines, and a light rail stop on the
Expo and Blue Lines at Pico Boulevard and Flower Street.
Figueroa Street is expected to see a major increase in transit
volume alter the compieticn of the Expo Line and Regional
Connector projects and the MyFigueroa project, which will
implement the city's first separated cycle track between USC
and L.A. Live.

Downtown Los Angeles is in the midst of one of tile greatest
urban revivals in the country. Over the past decade, tens of
thousands of new residents have moved to neighborhoods
in Downtown, including to neighborhoods like South Park,
immediately to the east of the LACC. In South Park, new
buildings built to the highest environmental standards mix
gracefully with historic building stock and streetscaping that
favors pedestrian activity. With new restaurants and retail
opening seemingly every week, Downtown has become a
beloved home to its residents, as well as a 24-7 shopping,
dining, and entertainment destination for the region.



COl1text al1[j Background
Despite the resurgence of Downtown Los Angeles, the LACC
has languished as a subpar convention and event venue. The
reasons for the LACC's lack of performance are several, but
they are principally due to inadequate facilities on site and
a lack of sufficient and appropriately scaled and configured
hotel rooms within walking distance of the LACC campus.
Most notably, the LACC suffers ail insufficient amount of
contiguous square footage of the main convention space
(currently 741,200 square feet of total space and a maximum
of 346,900 square feet of contiguous space) and a lack of
hotel rooms within proximity to the convention center. The
current, outdated spaces and the need for proximate hotel
rooms present the LACC WITha chicken and egg challenge:
i.e., each component needs the progress from the other to
move forward with development. AEG's recent addition of the
JW Marriott and Ritz Carfion at L.A. Live began to address
part of this deficiency, but only in part. Further adding to the
momentum of the hotel development market are two hotels
currently under construction in the area: a Courtyard and
Residence Inn across Olympic Boulevard from the north side
of LA Live and the Wilshire Grand at the corner of Figueroa
Street and 7th Street, a ha~ mile to the north. These facilities
will be complete in 2014 and 2017, respectively, adding
more, but not all, of the requisile increase of hotel room stock
in the area.

The approved Farmers Field Stadium agreement replaces the
West Hall wilh an NFL stadium that doubles as the state-of-
the-art, competilive convention hall the LACC currently lacks.
If that deal is not consummated, the city stands to lose the
benefIT of the expanded and enhanced convention facililies
and may also lose many of the other investments AEG had
agreed to take on as part of the agreement (a significant
investment to expand the Metro light rail stop at Pica and
Flower as an example).

Meanwhile, the neighborhood of South Park is ripe for
development, Developers are holding many entilled parcels,
waiting for signals about the future of the convention center,
before proceeding with development plans. With multiple

residential towers currently under construction, the area is
likely to add even more restaurant and entertainment options.
While these developments are important to the continuing
urban revival of Downtown Los Angeles, iI is also important
to ensure that development adjacent to the LACC campus
augments and does not constrain the city's ability to add
needed meeting, exhibition, and hospitality facilities. If the
city hopes to fully leverage ITS existing and future investments
in the LACe WIThthe investments ongoing in Downtown, the
time to act is now.
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Developnlent Opportunities Assessmen:
Observations-> The Good
The Los Angeles Convention Center has many advantages
working in favor of ITSsuccess in the national convention
industry. First is its central location in the Southern California
regional market-home to some 12 million people-and
at the nexus of the region's largest freeways and highest
capacity transit lines. Two airports, Los Angeles International
Airport and Bob Hope International Airport are also convenient
to the LACC, again expanding the facility's reach. No
less significantan advantage is Los Angeles' established
international brand as the home of sunshine, beaches, and
Hollywood. Tourism is a powertul regional economic driver-
tourists added $15.2 billion to the Los Angeles economy in
2011.
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Two of the more contemporary narratives about Los Angeles
also represent significant advantages for the success of the
LACe. Los Angeles continues to evolve as a worldwide center
for creativity and innovation. Beyond Hollywood-and as
the aerospace industry has continued to shrink its role in the
regional economy-a new generation of tech start-ups and

design firms have kept the business culture of tes Angeles on
the map as one of the most entrepreneurial and forward-
thinking in the country. Private sector interests from all over
the world continue to come to Los Angeles for opportunities to
partner with, and leam from, the best and brightest business
and creative minds in the world.

Another new narrative is that of Los Angeles' revitalized urban
core. There's something for everyone on the doorstep of the
LACC: sports and entertainment, unique culinary experiences,
historic buildings, post-modem architecture like the Disney
Music Hall designed by L.A's own Frank Gehry, museums,
and a beautiful civic center. The opportunity to searnlessly
integrate the LACC into the urban fabric of Downtown Los
Angeles would benefit both the LACe and its neighbors.
Los Angeles' shift toward urbanism includes a significant
investment in its public transportation system. Two
investments in particular will have a game changing impact
on transit in the region: Phase II of the Expo Line, which will
build the line to Santa Monica, and the Regional Connector,
which will make it easier for transit users from throughout
the county to travel to and through Downtown. The new
transit capacity will make it easier to travel to and through
Downtown, making the LACC and ITSsurrounding sports and
entertainment district a natural departure point to explore all
that the region has to offer.

Finally, the LACe site ITself i~rich in available land and land
use controls. The size of the site gives a great deal of flexibility
to any plans for development on the site, and given the city's
ownership of the site, there are no shortage of options for the
futUre enhancement of the LACC.



Obsercations=-The Challenges
Given those numerous and powerful advantages, why is it
men the existing Los Angeles Convention Center falls short of
its competitors in the convention market that share nowhere
near Los Angeles' number of natural advantages?

First is the obsolescence and poor condition of the current
facilities. The LACC currently lacks a sufficient number
of meeting rooms outlitled with the latest in meeting and
collaboration technokJgy. The larger convention spaces in
the South Hall and West Hall total well below the industry
standard in contiguous square footage. Even if the spaces
in each of the halls were contiguous, the total would not rise
to the level of competttors like San Frarcsco, Chicago, San
Diego, Las Vegas, and even nearby Anaheim. The larger
spaces of each hall also lack the newest technology in
conference and event production that conventioneers require.

The user experience of the convention center is confusing
due to poor way finding and a disjointed layout. The facility
also has a surprising (given the climate of the region) lack
of outdoor and socialization space, making the facility feel
hermetic and cold, rather than open and active. There is
a limited, and sometimes complete lack, of transparency
between indoor and outdoor spaces, disconnecting the
LACC from the surrounding neighborhood and street lite and
creating a "fortress" character to the campus.

Alack of hotel facilities proximate to the site is an oll -cited
cause of the LACC's poor performance. Beyond a place for
conference attendees to rest, hotel programming includes
a lot of facilities helpful to conference planners, such as
meeting rooms, dining rooms, and outdoor reception areas.
Also, a dearth of hotel room inventory causes a lack of price
point and product segment diversity, meaning that potential
conference attendees can easily be priced out if they aren't
provided discount options. Lack of access to the region
further represses the LACC's ability to leverage its presence
into more significant economic devebpment, revenue, and
job creation results.

When convention visitors are ready to explore the region's
destinations, tile LACC and its neighbors do not do a good
job inviting them to explore. Many convention attendees
never access tile many opportunities and attractions available
to them throughout the region by foot, train, bus, or bike
because of poor visitor service and way finding.

Market Analysis
The TAP panel acknowledges that the national convention
market is not expanding as fast it has in the past, while
quickly evolving in this era of innovation in information
exchange technology. However, Los Angeles must still have
a stronger and leading edge presence in the convention and
meetings market. The LACC is part of a larger destination,
and the TAP panel believes that the strengths of Los Angeles
as a major national and worldwide destination make it an
ideal fit to lead the national convention business. Los Angeles
is an easy sell on climate, media exposure, the size of the
regional population (the more local attendees you can have
the better), air lift capacity, and its relationship to the Pacffic
Rim. 'J':) ni-di!.~'.(!i~i"s.:;'':'; ;;f
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After examining Los Angeles' direct competitors, the TAP
panel has found that building the LACC to accommodate up
to 800,000 square feet of contiguous space would provide
the opportunity to capture 98 percent of potential convention
business. While it is physically possible, and appears to be
competitively advantageous, to provide more contiguous
space (one million square feet is often cited as an appropriate
benchmark), the panel does not believe building to that size is
necessary or appropriate. The city does not need to measure
the success of its expansion or renovation solely by the size
of the facility, where incremental differences in size do not
produce an exponentially larger benefit. Rather, incremental
spending should focus on building a convention center that
contains all the necessary technology, meeting space, and
user features necessary to exceed that offered by the city's
competitors.

Space and Hotel Room Night Comparison for Select California
Convention Centers

275KLos Angeles 719KSF 347K SF
San Diego 526KSF 73% 526K SF
Anaheim 814KSF 113% 670K SF
San Francisco 738K SF 103% 261KSF

• understated
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750K151% 273%
193% 365K' 133%

81 OK75% 295%
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Total Rooms within Yz mile

Los Angeles 1,532
San Diego 8,281 541%
Anaheim 6,908 451%
San Francisco 12,475 814%

The panel's analysis also made explicit the correlation
between proximate hotel stock and the success of competitor
convention centers. Other cities are getting five or six times
the economic benefit from their convention centers as
that achieved by Los Angeles-despite the advantages
in amenities gifted to Los Angeles (again, as an example:
climate, air lift capacity, and local population). Although about
3,000 hotel rooms are in various stages of the development
pipeline (200 rooms at Residence Inn L.A. Live on Olympic
Boulevard and 174 rooms at the Courtyard by Marriott L.A.
Live on Olympic Boulevard, both due to open in August
2014; 450 rooms at the Renaissance Hotel at L.A. Live on
Olympic Boulevard and Georgia Street, due to open in 2016;
550 rooms at the Hilton proposed for Olympic Boulevard and
Grand; 1,100 atthe IDS site at 8th and Francisco; and 900
at Wilshire Grand at 7th and Figueroa, due to open January
2017), many of those units will need a positive indicator
about the future of the convention center before they come
online. Even then, the TAP panel estimates that between
3,000-5,000 hotel rooms are needed for Los Angeles to fit
the needs of the 98 percent of conventions it could hope to
attract once the convention center expansion is complete, so
a signtlicant gap must still be made up in addition to the new
capacity.

1



Changing the Narrative of tile
Los Angeles Convention Center

Convention Cemer/Creatve Center
The TAP panel believes that any improvements to the Los
Angeles Convention Center should build on the region's
strengths as a center for creativity, innovation, and
entrepreneurialism. Some of that goal will be achieved by
building technology advancements into the modernized
facility, whatever the size and scope of the renovation. That
rneans building in flexibility to make constant upgrades to
keep pace with the ever-changing rneeting and exhibition
technology standards. The convention center should
also leverage technology as a tool to foster creativity and
innovation beyond just rneeting support-perhaps in creating
consurner showcase opportunities, business to business
opportunities, and partnerships in research and developrnent
and academic research. The convention center should be a
place where business cornes to celebrate and to share, but
also a place where business comes to work, by leveraging the
very best rneeting and collaboration technology available.

Partnerillg with tile Private Sector
The LACC functions separately from ~le business
environment of the region. The TAP recommends changing
the culture of operations to make the LACC more of a partner
to local and regional businesses, rather than an island in the
sea of the Los Angeles economic and business environment.
In the same spiril of making the LACC a creative,
entrepreneurial center, so tco should the convention center
look to partner wilh growth businesses for mutual benefit. To
the maximum extent possible, the LACC should explore new
ways to partner with businesses in technology, healthcare,
entertainment and media, and education, especially major
universities located in Los Angeles.

Portal to the Region
The theme of isolation continues to the physical relation
of the LACC to its surrounding neighborhoods and the
region as a whole. Many convention attendees never
venture far from their method of transportation between the
hotel and the convention site. A critical step in improving
the LACC experience should be to improve the physical
connections to the many environments, neighborhoods,
attractions, and activities of the Los Angeles metropolitan
area. The LACC should be a portal or a jumping off point
to the neighborhoods, beaches, mountains, parks, cultural
attractions, and other destinations that make Los Angeles
great. As described above, the LACC already benefits
from terrific access to every mode of public and private
transportation, yet very little effort on site is devoted to
directing visitors to the convention center outward to the
greater Los Angeles region.

On-Site User Experience
Many of the panel's recommendations about changing the
narrative of the LACC begin and end with the user experience
on sile at the LACC. The TAP recommends a change in the
culture of LACC employees-to make each an "ambassador"
of Los Angeles and the convention center. Each event should
be treated like it's the Olympics: where visilors are welcomed
wilh smiles, and LACC staff provides helpful and necessary
information to make the visitor experience memorable and
valuable. Every care should be taken to present a cohesive
and positive branding of the Los Angeles experience and to
provide convention attendees wilh concierge services that
make iI easy for them to access regional amenities.

Los Angeles



Physical and Design Improvernents
Neigilboring Uses
The TfJP panel recommends that the city focus on delivering
improvements to the surrounding neighborhood to
supplement its investment in the LACe. k; an overall theme,
the city should look for ways to supplement the placemaking
efforts of L.A. Live to expand the emerging sports and
entertainment district. Nearby hotels and retail should be
considered part of an extended campus of the LACC, and
the city should look for ways to seamlessly and naturally
integrate the footprint of the LACC district into surrounding
hotels, plazas, gathering spaces, restaurants, walkways,
retail offerings,'and transit portals, and then out into the
surrounding neighborhoods.

Just as visitors to the LACC should benefit surrounding
neighborhoods by venturing out to patronize restaurants,
stores, and other locations, so too should the day-time work
force and residents of Downtown Los Angeles find more
enticements to visit the convention center district. Recent and
forthcoming investments to the transportation infrastructure,
like expanded light rail capacity and the Downtown Streetcar,

are promising. The uninviting state of the light rail station at
the corner of Pico and Flower is a good example of the work
left to be done to make these facilities friendlier and easier
to use. Moreover, the city must invest in streetscape and
pedestrian improvements to make it easier and more pleasant
to walk from the central business district, located a hall-mile
to the north, down to the LACC.

Second, to the greatest extent possible, the city must
prioritize the development of hotels within a block or two of
the LACC site. Although there are currently about 3,000 hotel
rooms in various stages of the development pipeline wllhin
proximity to the LACC, there are several opportunity sites
next to the LACC site that could potentially be developed for
additional hotels. Across Figueroa, for instance, on the two
blocks between 11th and Pico, sit large parcels currently
entitled for mixed use residential and retail. An investment
by the city in the LACC and a seat at the table in planning
how to integrate these sites into the programming of the
new LACC must be part of the city's mandate and strategy
for LACC enhancement. The panel recommends that the
city influence to whatever extent possible the development
of those properties as hotels, or mixed-use hotel, retail, and
dining. Key "outside the meeting space" amenities are crllical
to both meeting and convention marketing as well as creating
a vibrant streetscape and destination for Downtown Los
Angeles businesses and residents.

An accompanying image iIIu"trates the TAP panel's
recommendations about how surrounding parcels can best
achieve the goals of improving and expanding the sports and
entertainment district, with the LACC as a critical component,
while simuJ!aneously and appropriately integrating those
uses into nearby residential and commercial neighborhoods:
Across Agueroa Street the TAP panel has imagined three
hotels and complimentary retail, bisected by courtyards and
diagonal pedestrian walkways. The diagonal walkways create
easier access between the light rail station, the proposed



hotels, and me LACC-<Jiagonals make it more convenient to
travel from one part of the district to any other. The diagonals
also have me benefrt of creating more frontages-i.e., more
places for viSITorsto engage ViMtha vibrant built environment.

Part of the concern with the parcels that front Figueroa Street
to the west is that the eastern side of the block amounts to
a dead edge created by the emergence of me Expo/Blue line
tracks from underground. Also, Pico Boulevard is defined by
heavy vehicle traffic, making that street less of a destination
for leisure and shopping activities. Development on fhese
blocks should focus toward the west, helping to activate the
space in front of me LACC's South Hall and create a lively
commercial and hotel corridor along Figueroa Street. The TAP
panel recommends that the northeast corner of me southem
block and the southeast corner of the northern block are
optimal locations for additional hotels. Those are me dark,
quiet sides of those blocks. Lively retail activity should be
located along me western and northern faces of those blocks.
One parcel to the north, nonh of the corner of 11 m Street
and Figueroa Street, the TAP recommends a smaller boutique
hotel and cafes. A quieter, interactive space, with interior
courts away from automobile traffic, would break the scale of
the LACC down to the scale of me neighborllood. Finally, the
TAP recommends two new hotels off of Chick Hearn Court.
Tile first has an outdoor plaza mat connects at grade to the
Nokia Theater and the LA Live Plaza. Second is directly
across from Chick Hearn Court-a square tower with eight
corner units to make efficient use of the vantage point and a
low piece for ancillary uses like meeting rooms and smaller
event spaces-all on top of the existent parking garage.

The structures and amenities of the extended footprint of the
district surrounding the LACC should create the feeling of a
village for the enjoyment of events, sports, entertainment,
hospilality, and dining.

Concept Plal1
Compared to the village feel of the surrounding district, the
LACC buildings should continue the architectural theme they
already achieve: disciplined, instiuJtional, formal, and axial
in composition. The programming altha LACC, however,
requires an overhaul in nearly every regard.

A key question explored by me panel was whether the city's
Plan B for me convention center should strive to achieve

. "giant" status 0.e., outdoing its competitors on the national
convention center market by building to a greater square
footage) or "jewel" status (i.e., focusing on making the
convention the "best" facility in terms of amenities and
design components for a carefully defined target list of
meetings, exhibitions, and conventions, rather man just "the
largest"). The panel recommends a design that will not make
n me largest facility in the country, but a beautiful, unique
facility capalble of attracting 98 percent of conventions while
embodying the best of Los Angeles' international brand.
The panel recommends a phased approach to Plan B. The
first phase would include the construction of 300,000 square
feet of convention and meeting rooms in the "Pico Hall,"
contiguous to the existing South Hall. Construction of the
Pico Hall would allow the West Hall and its parking structure
to stay open during construction. The convention floor of the
new facility would be at grade with the South Hall, building
over Pico Boulevard much like in the current AEG-proposed
scheme. On the accompanying "Context Plan" drawing,
addITional meeting rooms are represented by purple. These
rooms would be built on the ground level and me level above,
but all of them would draw on natural light, eilher through the
facility hallways represented in yellow on the Concept Plan,
or from outside, represented by tile green cut outs shown
on me north side of the West Hall. Building me Pico Hall to
these specifications would meet the requirements of square
footage necessary for me LACC to compete for most of the
convention center business in the country.

The space marked by blue on the Concept Plan is a new,
60,000-square-foot ballroom on the second story (visitor
information and LACe offices could be located below on first



floor of that space). The ballroom should be the jewel box
and front door to the LACC-it creates a gathering place
for the visitors and locals to gather and celebrate the Los
Ange[es experience with class (as well as provide a source
of incremental revenue in the operation of the LACC). The
proposed circulation elements, represented in yellow on
the Concept Plan, allow convention attendees to move from
any convention space to the ballroom and vice versa. These
circulation elements should flow naturally off -site while
providing direct connections whenever possible to L.A. Live
and (existing or future) hotels, retail, and restaurants located
adjacent to the LACe campus.

The yellow circulation element begins and ends at a glass
entryway/esca[ator that quickly brings visitors up to the

convention level or down to the street level. The shape of
the entryway would mimic the share of the iconic South Hall,
and would also provide an obvious and grand connection to
the gathering of pavilions in the outdoor space in front of the
ballroom. On the concept plan, the panel has represented
these pavilions as geometrically abstract shapes to represent
the creativity and formal innovations of Los Ange[es. Possible
uses for these pavilions include shops, among other options,
from movie studios, a "taste of L.A." -jherned culinary
experience, representations of the cultural districts of L.A.,
or a location to buy tickets to the Ho[lywood Bowl, the L.A.
Philharmonic, or any of the region's great museums, theme
parks, and sports and entertainment venues.
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The concept plan also shows green outdoor space
representing gardens-well-maintained outdoor spaces that
draw visitors out of tI1e convention center as well invite traffic
in from L.A. Live across tI1e street. These outdoor garden
spaces are a component-along with the ballroom, the
use of natural light throughout tI1e building, and the outdoor
pavilion-that will blur the boundaries be!ween indoors and
outdoors throughout the building. 'Southern Califomia's design
community invented tI1e type of modemist architecture that
opened buildings to the surrounding environment. Those
principles, which embody the Los Angeles experience-born
of the region's year-round temperate climate-should
be employed whenever possible to take advantage of the
regional climate and as a point of differentiation for tI1e LACC
stte. Indoor -outdoor experiences would not be as possible in
Chicago and New York, for instance.
Also visible on the Concept Plan is a round structure to
the north of tI1e West Hall tI1at should be built as an iconic
structure that announces the presence of this grand facility to
the adjacent freeway.

A later phase of construction would allow a revision of tI1e
West Hall, reusing as much of the existing hall as possible.
Construction loads would have to be tested, but the panel's
estimation are that such a renovation is possible and an
efficient and feasible upgrade to supplement the construction
of Pica Hall.

Both drawings accompanying this report devote signfficant
attention to the many view corridors that render this facility so
conspicuous from surrounding freeways. The view corridors
provide unparalleled identity opportunities to the project,
and should be considered in any construction program for a
revamped LACC. For instance, for traffic heading eastbound
toward Downtown on the I-10, there is a center line view
of the existing South Hall. That view creates an amazing
presence for the convention center and the city of Los
Angeles as a welcome to Downtown on what is already an
architeclUrally handsome building. Another view corridor
is provided traveling northbound on the I-110. There, the
first view of the building is when it's already on top of you,

providing a grand vista and exposing the scale of the facility.
Heading soutl1bound on the I-110, the LACC should add a
promotional feature-pemaps the icon described earlier in
this section-to capture the eye of passersby as they clear
Olympic Boulevard and theater visible on the comer there.
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The parking shown on the west side of the facility represents
tile existing parking facility. The panel recommends that
existing parking should be supplemented by a parking facility
that covers the road. The new facility should be at grade,
plus !WO or three levels at aibout four aisles wide to add the
necessary capacity. As a rule of thumb for decided the size
of the new parking facility, once tI1e size of the revamped
LACC has been determined, total occupancy load should be
divided by 3-3.5. Also, an assumed number of guests arriving
by tranSITcan be talken off the top of the total occupancy load
before rnalking the calculation.
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Implementation
Articulating a Clear Vision
The first step in implementing an ambitious schedule of
improvements for the Los Angeles Convention Center is
to articulate a clear vision for the facility's future. The city
should make strong decisions and communicate the benefits
and rationale of those decisions to the public. Among the
concepts that should be clearly described: on-site and
neighboring uses, financing mechanisms, design and
plan choices, hotel development plans, community and
transit connections, and a clear branding and messaging
campaign regarding the LACC's role in the regional tourism
industry. The panel has presented the city with a multitude
of ideas and rationale upon which to construct the LACC
enhancement project's vision and objectives.
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Establishing Clear iVlanagement Structures
Necessary at every step of the enhancement of the
LACC will be an effective govemance structure with the
power to control marketing, delivery, and operations. The
management structure of the LACC must have the authority
to respond to market and the evolving meeting, exhibition,
and tourism support requirements; to adjust pricing for
seasons, competition, etc.; and to negotiate during business
development processes. In the current arrangement, the Los
Angeles Convention and Exhibition Center Authority is subject
to the discretion of the City Council and a variety of appointed
bodies-an arrangement that produces inconsistent and
subpar resuits in terms of marketing, convention business
capture, and capital needs planning and execution.

The facility is currently operating at a deficit, with ongoing
annual financial support required from the city's general
fund. The panel believes that the appropriate management
structure for the future of the LACC is possible through an
enterprise entity model, similar to that of the Port of Los
Angeles, Los Angeles Department of Water and Power, and
Los Angeles World Airports, or through the privatization of
LACC operations.
To this end, the panel recommends a public financing
authority (PFA) with broad authority and independence. The
PFA would enter into a long-term lease of facilities, therefore
paying the city for the use of the LACC. The PFA would be
a debt authority that could issue debt. The Los Angeles
Convention Center Commission (as created through the City
Charter) would remain in place in an advisory role, with a CEO
of the PFA to control contracts for both the private operator
of LACC and marketing services provided by L.A. Tourism
and Convention Board. Despite those powers, the PFA would
have appropriate public oversight, much like other enterprise
entities within the city.



Financing
WITh a strong management structure in place, the next
need in implementation is a sound business plan. Any
enhancement program requires a feasible financing plan
and a clear determination that the job generation and other
economic benefITs fully justify the costs of the investment. The
panel recommends that the city explore an increase in the
Translt Occupancy Tax (TOT), possibly up to 17 percent or in
a graduated scheme that increases or decreases depending
on the proximity of hotels to ihe sports and entertainment
district. The city should also explore a revenue sharing model
to enhance region-wide benefit from the central and the
magnetic role the LACC can play in economic development
throughout the Los Angeles metropolITan region.
WITh the increases in revenue from the new levels of TOT,
the LACC could payoff its current debt and reissue bonds
at attractive rates and at levels appropriate to fund the
business plan. Other possible methods for increasing revenue
include the development of air rights, the sale of transfer
of development rights, the sale of naming rights to the
convention center or other district facilities, and maximizing
revenue generated by on-site parking, such as through a
dynamic pricing scheme. Another way to improve the deficits
of the current operation worth exploring would be to cut costs
by privatizing operations.

Conclusion
The panel applauds the city for being proactive in thinking
about a Plan 8 for the convention center site should approved
Farmers Field Event Center agreement not be consummated.
However, the panel emphasizes that many of the
enhancements and efforts suggested by this report are not
mutually exclusive to Plan B. We would strongly encourage
the city to factor these suggestions into its preparation for
Plan A. The momentum of LA Live, working in concert with
the redevelopment of Downtown's diverse neighborhoods,
is a once-in-a-generation opportunity that the city should
caprralize on to the greatest extent possible. The Los Angeles
Convention Center has every opportunity to be an integral and
dynamic component in the evolution of Downtown, the city,
and the region.
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