
August 13, 2013

&aig Lawson 4 COh LLC 
Land Use Consultants

Councilman Jose Huizar, Chairman
Planning Land Use and Management Committee, Los Angeles City Council 
City Hall, Room 395 
200 N. Spring Street 
Los Angeles, CA 90012

Re: Highland Park Transit Village Project Council Fite Nos.: 13-0876 & 13-0876-S1

Response Regarding 1) Parking and BID, and 2) Open Space and Park Resources

Dear Chairman Huizar and Honorable Committee Members:

On behalf of the Applicant, we are responding to a letter dated August 5, 2013, from Jan 
Goodman, raising the parking adequacy concerns of a commercial property owner, the impact 
to the local Business Improvement District (BID) and to concerns raised by North East Trees 
regarding open space and park resources.

1) Parking and BID

First, we would like to correct some of the letter’s misimpressions by pointing out that the public 
parking lot properties were condemned in 1962 for the use of the City and for the use of the 
public for public off-street parking purposes. We are not aware of any binding commitment to 
specific property owners for a specific number of public metered parking spaces. The same 
number of public parking spaces that currently exist will be incorporated into a new mixed use 
development. The property currently pays into the local BID and the mixed use project will 
continue to pay into the BID.

North Figueroa is an improving commercial area, but we believe that adding residential units 
and modem parking facilities will contribute to the improvement of the commercial area more 
than maintaining an underutilized 50-year old parking layout on a site next to a new transit 
station. Structured public parking is often provided around transit stations, in addition to multi
family housing, which will bring in a new transit ridership and customer base to the area. The 
parking for the Project's residential units will provide the number of required parking spaces 
called for by the Zoning Code, and the public parking area will be separate from the residential 
parking area. The City of Los Angeles Department of Transportation will have ownership and 
control of the public parking areas and the rates charged and any future public parking issues 
that may arise can be addressed by the City.
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Finally, the letter claims that the number of public parking spaces will be insufficient. We are 
submitting for the record a copy of a Parking Utilization Study: Highland Park Transit Village 
Municipal Off-Street and On-Street Parking, dated April 19, 2013, in response to that claim. The 
study analyzed parking usage in the area (including City owned public parking and metered 
street parking) and shows that during the hour of peak parking demand in the North Figueroa 
commercial district, only 52% of the available 590 public parking spaces were being used, and 
that parking occupancy levels were lower in the three public parking lots on the Project site than 
in other municipal lots or on-street parking. Since the currently available public parking spaces 
in the area are under-utilized, and the residential units will have Code parking, and the City will 
have control of the public parking rates and hours of operation, it is clear that parking for 
businesses in the area will not be impacted by the project and we urge the Committee to reject 
the requests contained in the Jan Goodman letter.

2) Open Space and Park Resources

Mark Kenyon of North East Trees has expressed a concern regarding the Project’s impacts on 
open space and park resources, particularly the lack of parks in the area, arguing that the MND 
is inadequate because it did not address such park issues. The initial study did in fact address 
the possible impacts that might result from the Project’s implementation due to insufficient parks 
and/or recreational facilities in the area, and required that the Project pay applicable Quimby 
fees. The Project provides the Zoning Code required on-site Open Space and 24 trees, more 
than the one tree required for every four dwelling units. Each site includes outdoor areas that 
will have raised planters with landscaping, outdoor seating, barbeque grills and picnic tables. 
Site 2 will include a 1,700 s.f. community room and a 2nd floor courtyard with “tot lot” equipment. 
Furthermore, the subdivision letters of determination have required payment of the Quimby Fee 
pursuant to Ordinance No. 155,458 for the dwelling units on each site as a standard mitigation 
measure for the increased demand of parks or recreational facilities. The payment of Quimby 
fees would assist in funding capital improvement projects, upgrades to existing recreational 
facilities, and the acquisition and development of new park and recreation facilities around the 
Project Site. There are also a few nearby parks: Highland Park Recreation Center, Tierra de la 
Culebra Park, Arroyo Seco Park, Sycamore Grove Park, Hermon Park and Hermon Dog Park. 
The Project’s increased demands upon the existing public recreational facilities in the Project 
area would be mitigated to a less than significant level through the provisions of on-site open 
space and recreational amenities pursuant to the Zoning Code requirements, and through the 
payment of the applicable Quimby Fees. Pursuant to Ordinance No. 155,458, the Quimby Fee 
sets proportionate and uniform development fees based on the number of dwelling units that are 
proposed. The levy of parks and recreation fees, therefore, are deemed to fully mitigate the 
impacts upon park and recreation facilities.

It is clear that the Project provides adequate parking and that the Project satisfies open space 
and recreational requirements. We urge the Committee to reject the requests contained in the 
Jan Goodman letter and to uphold the Mitigated Negative Declaration ENV-2013-223-MND.
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Sincerely,

Andie Adame 
Senior Project Manager

Enclosure: April 19, 2013 Highland Park Transit Village Parking Utilization Study 

cc:
Council Member Gil Cedillo 
Council Member Mitch Englander 
Craig Lawson & Co., LLC 
Parker Environmental Consultants 
HPTV Apartments, L.P.
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Civic Enterprise Associates LLC

MEMORANDUM

To: Dan Falcon
McCormack Baron Salazar. Inc.

From: Mott Smith
Jeff Jacobberger
Civic Enterprise Associates LLC

Date: April 19. 2013

Re: Parking Utilization Study:
Highland Park Transit Village 
Municipal Off-Street and On-Street Parking

A. SUMMARY

McCormack Baron Salazar. Inc. engaged Civic Enterprise Associates LLC (CE) to study 
parking utilization around the sites of the proposed Highland Park Transit Village. The 
proposed Transit Village properties are currently City of Los Angeles public surface parking 
lots, and this study examines the potential impacts of converting these parking lots to non
parking uses.

The study entailed inventorying the public parking in the Study Area, defined by the 
commercial district along North Figueroa Street between Avenue 54 and the Gold Line rail 
crossing near Avenue 61. There are 590 public parking spaces in the Study Area, including 
four (4) municipal parking lots on the proposed Transit Village properties with a total of 220 
parking spaces; four additional municipal parking lots with a total of 141 parking spaces, and 
229 on-street parking spaces. The study does not include private off-street parking, or on
street parking adjacent to residential uses.

We conducted parking occupancy surveys on Thursday, April 11; Saturday, April 13; and 
Tuesday. April 16. 2013. Each hour from 11 am to 7 pm, we recorded partial license plate 
numbers of each vehicle parked in each parking space to establish occupancy and turnover.

The parking survey shows that public parking at and near the proposed Transit Village project 
is not heavily utilized. During the peak hour of parking demand, only 52% of parking spaces 
were occupied, and 275 parking spaces were vacant. Parking demand was relatively 
consistent throughout each survey day and across survey days. Occupancy levels were
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between 38% and 45% for 15 of 16 survey hours on Tuesday and Thursday, and between 42% 
and 52% for 7 of 8 hours on Saturday.

During most survey periods, parking occupancy levels were lower in the Transit Village 
properties parking lots than in other municipal lots or on-street parking.

More importantly, even if the municipal parking lots at the Transit Village properties were 
converted to non-public-parking uses and all observed parking demand shifted to 
surrounding public parking spaces, there would be more than enough capacity to absorb all 
of this demand. To be specific, there would still be 55 vacant parking spaces during peak 
hour. There would be more than 100 vacant parking spaces during 17 of the 24 survey hours.

B. STUDY AREA AND PARKING SUPPLY

The Study Area is shown on the following map. It includes 590 publicly-owned parking spaces 
that are available for parking by the general public. There are three categories of parking:

1. Transit Village Properties: Four (4) surface parking lots owned and operated by the 
City of Los Angeles (highlighted in green), located between North Figueroa Street and 
Marmion Way.

2. Other City Parking Lots: Four (4) surface parking lots owned and operated by the 
City of Los Angeles (highlighted in blue), located southeast of North Figueroa Street.

3. On-Street Parking: Metered and unmetered parking spaces along North Figueroa 
Street between Avenue 54 and Avenue 61.

These categories of parking are described in further detail on the following page. The parking 
study did not inventory or survey privately-owned off-street parking or on-street parking 
adjacent to residential properties.
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1. Transit Village: City of Los Angeles parking lots 635. 636. 637 and 695

These tots contain spaces in the following categories:
a. Unmetered: Free parking with 2-hour limit.
b. Parking Meter: $0.25 per 30 minutes: $2.50 daily maximum.
c. Handicap Parking

Transit Village Parking Meter Free Parking Handicap 
(# of spaces) 2 Hour Limit

Lot 635 ............. 17 63 5

Lot 636 66 - 4
Lot 637 11 23 2
Lot 695 - 20 -

Subtotal 103 106 11
TOTAL 220

2. Other City Parking Lots: City of Los Angeles parking lots 638. 639. 672 and 673.

These lots contain spaces in the following categories:
a. Unmetered: Free parking with 2-hour limit.
b. Parking Meter: $0.25 per 30 minutes: $2.50 daily maximum.
c. Handicap Parking

Other City
1 Parking Lots

Meter/Pay Station 
(# of Spaces)

Free Parking
2 Hour Limit Handicap

Lot 638 26 - 2
Lot 639 32 13 2
Lot 672 15 16 3
Lot 673 10 20 2

Subtotal 83 49 9

TOTAL 141

3. On-Street Parking: On-street parking on North Figueroa Street between Avenue 54 and 
Avenue 61: and "wrap-around" parking on side streets adjacent to commercial properties. 
The on-street parking spaces have various parking restrictions:

a. Metered parking on Figueroa: meters operate 
from 8 am to 8 pm with one-hour time limit. On -Street Parking (# of spaces) j|

b. Metered parking on wrap-around streets: meters 1-Hour Meter 91
operate from 8 am to 8pm with two-hour time 2-Hour Meter 83
limit. Unmetered 2-Hour 18

c. Unmetered parking on wrap-around streets with 
2-hour time limit

No Restrictions 27

d. Passenger and commercial loading zones Passenger/Commercial
Loading
TOTAL

10

e. Parking with no restrictions (other than street 229
sweeping)
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C. PARKING OCCUPANCY SURVEY METHODOLOGY

CE conducted a parking occupancy survey on Thursday, April 11; Saturday, April 13; 
and Tuesday, April 16, 2013. Every hour between 11am and 7 pm, we recorded partial 
license plate numbers of vehicles parked in 566 public parking spaces' in the Study 
Area.

The Thursday and Saturday survey dates were selected to measure typical parking 
demand. These dates were selected to avoid holidays or special events. There were 
no unusual weather conditions such as rain or extreme heat or cold.

The Tuesday survey was conducted to coincide with the Highland Park Farmers 
Market, which is held every Tuesday afternoon on Avenue 58 between Figueroa Street 
and Marmion Way. and on Marmion Way between Avenue 57 and Avenue 58. This date 
was selected to determine whether and to what extent parking restrictions and/or 
increased parking demand from the Farmers Market affect parking occupancy in the 
Study Area.

The survey hours of 11 am to 7 pm were selected to include periods of expected peak 
parking demand. The Study Area does not include significant numbers of nighttime 
uses, such as bars, nightclubs and fine dining establishments. Rather, it comprises a 
neighborhood commercial district, where peak parking demand is expected during 
afternoon and early evening.

Partial license plate numbers were recorded solely for the purpose of obtaining 
information about vehicles’ length of stay and turnover of parking spaces.

D. PARKING OCCUPANCY SURVEY RESULTS

The occupancy survey reveals that, at all times, there is a large supply of vacant public 
parking in the Study Area. During the peak hour of parking demand—Saturday from 2 pm to 3 
pm—only 52% of parking was occupied, leaving more than 275 vacant spaces. If the 220 
parking spaces in the Transit Village lots are removed from the parking supply and the 
vehicles parked in those spaces are absorbed by other public parking in the survey area, 
there would be 55 vacant parking spaces during the hour of peak parking demand, and a 
larger number of vacant parking spaces at all other times.

1 The occupancy survey does not include the ten (10) commercial and passenger 
loading zones in the Study Area, because these spaces do not allow general parking.
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1. Thursday, April 11,2013:

On Thursday, April 11, 2013, parking occupancy was consistent throughout the 11 am to 7 pm 
survey period, ranging between 39% and 42%. During the peak hour (5pm to 6 pm), there were 
336 vacant parking spaces. There was little variation in occupancy levels among different 
types of parking, although occupancy levels were general lower in the Transit Village tots.

If the 220 parking spaces in the Transit Village lots are removed from the parking supply and 
the vehicles parked in those spaces absorbed by other public parking in the survey area, 
there would be 115 vacant parking spaces during the hour of peak parking demand, and a 
larger number of vacant parking spaces at all other times.

Highland Park Transit Village 
Number of Vacant Parking Spaces 
Thursday. April 11.2013
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Highland Park Transit Village 
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Spaces Occupied 230 226 234 226 239 241 244 240
Number Spaces 581 581 581 581 581 581 581 581
% Occupied 40% 39% 40% 39% 41% 41% 42% 41%
Vacant Spaces 351 355 347 355 342 340 337 341
If Transit Village Lots removed from supply and vehicles absorbed >y other parking:
Spaces Occupied 230 226 234 226 239 241 244 240
Number Spaces 360 360 360 360 360 360 360 360
% Occupied 64% 63% 65% 63% 66% 67% 68% 67%
Vacant Spaces 130 134 126 134 121 119 116 120

2. Saturday, April 13. 2013

On Saturday. April 13, 2013, parking occupancy peaked during the early afternoon between 1 
pm and 4 pm. at 52%. During the peak hour (2 pm to 3 pm), there were 276 vacant parking 
spaces. On-street parking experienced higher parking demand, while occupancy levels were 
general lowest in the Transit Village lots.

If the 220 parking spaces in the Transit Village lots are removed from the parking supply and 
the vehicles parked in those spaces absorbed by other public parking in the survey area, 
there would be 55 vacant parking spaces during the hour of peak parking demand, and a 
larger number of vacant parking spaces at all other times,

Highland Park Transit Village 
Number of Vacant Parking Spaces 
Saturday, April 13, 2013
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Highland Park Transit Village 
Percent of Parking Spaces Occupied 
Saturday, April 13, 2013
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Spaces
Occupied
Number Spaces 
% Occupied 
Vacant Spaces

258 280 303 305 292 273 243 224
581 581 581 581 581 581 581 581
44% 48% 52% 52% 50% 47% 42% 39%
323 301 278 276 289 308 338 357

If Transit Village Lots removed from supply and vehicles absorbed by other parking:
Spaces
Occupied
Number Spaces 

Occupied
Vacant Spaces

258 280 303 305 292 273 243 224
360 360 360 360 360 360 360 360
72% 78% 84% 85% 81% 76% 68% 62%
102 80 57 55 68 87 117 136

3. Tuesday, April 16,2013

On Tuesdays from noon until 7 pm, the Highland Park Farmers Market occupies Avenue 58 
between North Figueroa Street and Marmion Way, including the fourteen (14) on-street 
metered parking spaces on that block. This reduces the supply of on-street parking by these 
14 spaces. To the extent that the Farmers Market attracts visitors to the Study Area, it could 
affect parking demand. To determine the effect of the Farmers Market, an occupancy survey 
was conducted on Tuesday. April 16, 2013.

The Farmers Market had little apparent effect on parking demand in the Study Area. Parking 
occupancy peaked at 45% during the early evening afternoon between 5 pm and 7 pm. During 
the peak hour (6 pm to 7 pm), there were 311 vacant parking spaces. Although there were not 
significant variations in occupancy levels of different categories of parking, on-street parking 
experienced higher parking demand, while occupancy levels were general lowest in the 
Transit Village lots.
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If the 220 parking spaces in the Transit Village lots are removed from the parking supply and 
the vehicles parked in those spaces absorbed by other public parking in the survey area, 
there would be 91 vacant parking spaces during the hour of peak parking demand, and a 
larger number of vacant parking spaces at all other times,

Highland Park Transit Village 
Percent of Parking Spaces Occupied 
Tuesday, April 16, 2013

Highland Park Transit Village 
Number of Vacant Parking Spaces 
Tuesday, April 16, 2013
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Spaces Occupied 196 220 237 220 230 223 249 255
Number Spaces 566 566 566 5 66 566 566 566 566
% Occupied 35% 39% 42% 39% 41% 39% 44% 45%
Vacant Spaces 370 346 329 346 336 343 317 311
If Transit Village Lots removed from su pply and vehicles reassignec to other parking:
Spaces Occupied 196 220 237 220 230 223 249 255
Number Spaces 346 346 346 346 346 346 346 346
% Occupied 57% 64% 68% 64% 66% 64% 72% 74%
V^cfint SpdC0S 150 126 109 126 116 123 97 91

E. CONCLUSIONS

The parking survey shows that public parking at and near the proposed Transit Village is not 
operating near capacity and that even at the busiest times, there is a significant supply of 
vacant parking spaces. Thus, the existing supply of conversion of parking lots on the Transit 
Village properties to non-public-parking uses would not impact the remaining municipal 
parking in the vicinity of the project.

Even if the municipal parking lots at the Transit Village properties were removed from the 
parking supply, and vehicles reassigned to other parking in the Study Area, there is still an 
adequate supply of public parking. During the peak hour, there would be 55 vacant parking 
spaces. There would be more than 100 vacant parking spaces during 17 of 24 survey hours.
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