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Surface and Stormwater Quality - Introduction 
The proposed Fashion Square shopping center located in the Sherman Oaks community of the 
City of Los Angeles will include project design features (PDFs) specifically designed to reduce 
urban runoff and associated pollutants.  These PDFs include source controls, low impact 
development concepts, and treatment control best management practices (BMPs) that will be 
selected and sized in accordance with applicable regulations.  The project is in the early stages of 
conceptual design and, therefore, the site-specific BMPs have not been selected or designed.  
However, in keeping with Westfield’s forward-thinking approach to this and other projects, 
several stormwater quality improvement PDFs are being evaluated as part of best practice 
management (BPM) for project.  Ultimately, site-specific constraints, such as needed paved 
surface area to meet parking requirements and traffic control and ADA requirements, and surface 
and underground utility clearance requirements for the project upgrades will dictate PDFs that 
will be evaluated as part of final design. 

The purpose of this section of the EIR is to: 

1) identify potential pollutants of concern that exist in the receiving waters adjacent to the project 
and/or that may be generated or transported from the proposed Project site and potentially impact 
receiving waters,  

2) briefly summarize the applicable stormwater treatment and design requirements, and  

3) provide a list of recommended project design features (PDFs) for implementation.   

Potential Pollutants of Concern 
Potential pollutants of concern consist of those pollutants that exhibit one or more of the 
following characteristics:  current loadings or historic deposits of the pollutant are impacting the 
beneficial uses of a receiving water, elevated levels of the pollutant are found in sediments of a 
receiving water and/or have the potential to bioaccumulate in organisms therein, or the detectable 
inputs of the pollutant are at concentrations or loads considered potentially toxic to humans 
and/or flora and fauna.  The potential pollutants of concern for the water quality analysis are 
those that are anticipated or potentially could be generated by the Project at concentrations, 
based on water quality data collected in Los Angeles County from land uses that are the same as 
those proposed by the Project, that exhibit these characteristics.  Identification of the pollutants 
of concern for the Project considered proposed land uses, current 303(d) listings and Total 
Maximum Daily Loads (TMDLs) in the Los Angeles River, as well as pollutants that have the 
potential to cause toxicity or bioaccumulate in the Project’s receiving waters.   

The following pollutants were chosen as the potential pollutants of concern for purposes of 
evaluating water based upon the above considerations:   

Sediments (TSS and Turbidity) − Excessive erosion, transport, and deposition of sediment in 
surface waters are a significant form of pollution resulting in water quality impairments.  
Sediment imbalances impair waters’ designated uses.  Excessive sediment can impair aquatic life 
by reducing beneficial habitat structure in stream channels affecting benthic infauna, by filling 
interstitial spaces of spawning gravels, impairing fish food sources, and filling rearing pools.  In 



  
 
 

 

addition, excessive sediment can cause taste and odor problems in drinking water supplies and 
block water intake structures or recharge systems. 

Nutrients (Phosphorus and Nitrogen (Nitrate-N, Nitrite-N and Ammonia-N)) − Inorganic 
forms of nitrogen include nitrate, nitrite and ammonia.  Organic forms of nitrogen are associated 
with vegetative matter such as particulates from sticks and leaves.  Total Nitrogen (TN) is a 
measure of nitrogen present, including inorganic and particulate forms.  There are several 
sources of nutrients in urban areas, mainly fertilizers in runoff from lawns, pet wastes, failing 
septic systems, and atmospheric deposition from industry and automobile emissions.  Nutrient 
over-enrichment is especially prevalent in agricultural areas where manure and fertilizer inputs to 
crops significantly contribute to nitrogen and phosphorus levels in streams and other receiving 
waters.  Eutrophication due to excessive nutrient input can lead to changes in algae, benthic, and 
fish communities; extreme eutrophication can cause hypoxia or anoxia, resulting in fish kills.  
Surface algal scum, water discoloration, and the release of toxins from sediment can also occur. 

Various downstream reaches of the Los Angeles River are identified as impaired by nutrients in 
general and nitrogen compounds in particular. Evidence of impairment includes low diversity of 
benthic macroinvertebrates and observations of excessive algae growth.  TMDLs have been 
developed and adopted into the Los Angeles Region Basin Plan for nitrogen compounds, 
including nitrate/nitrite and ammonia.   

Trace Metals (Copper, Lead, and Zinc) − The primary sources of trace metals in stormwater are 
typically commercially available metals used in transportation (e.g., automobiles), buildings, and 
infrastructure.  Metals are also found in fuels, adhesives, paints, and other coatings.  Copper, 
lead, and zinc are the most prevalent metals typically found in urban runoff.  Other trace metals, 
such as cadmium, chromium, and mercury, are typically not detected in urban runoff or are 
detected at very low levels.  Metals are of concern because of the potential for toxic effects on 
aquatic life and the potential for ground water contamination resulting from surface water 
infiltration to underlying aquifer systems.  High metal concentrations can lead to 
bioaccumulation in fish and shellfish and affect beneficial uses of receiving waters.   

Various downstream reaches of the Los Angeles River are identified as impaired for metals 
including cadmium, copper, lead, and zinc and TMDLS have been developed and adopted into 
the Los Angeles Region Basin Plan.  

Pathogens (Bacteria, Viruses, and Protozoa) – Elevated pathogens are typically caused by the 
transport of domestic animal, wildlife, or human fecal wastes from the watershed.  Runoff that 
flows over land such as urban runoff can mobilize pathogens, including bacteria and viruses.  
Even runoff from natural areas can contain pathogens (e.g., from wildlife).  Other sources of 
pathogens in urban areas include pets, leaky sanitary sewer pipes, and recreational vehicle waste 
discharges to the storm sewer system. The presence of pathogens in runoff can impair receiving 
waters and contaminate drinking water sources.  Many of the downstream reaches of the Los 
Angeles River are identified as impaired by high fecal coliform counts.  However, coliform 
TMDLs have not yet been developed. 

Petroleum Hydrocarbons (Oil and Grease and PAHs) – The sources of oil, grease, and other 
petroleum hydrocarbons in urban areas include spillage fuels and lubricants, discharge of 
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domestic and industrial wastes, atmospheric deposition, and runoff.  Runoff can be contaminated 
by leachate from road surfaces, wearing of tires, and deposition from automobile exhaust. Also, 
do-it-yourself auto mechanics may dump used oil and other automobile-related fluids directly 
into storm drains.  Petroleum hydrocarbons, such as polycyclic aromatic hydrocarbons (PAHs), 
can bioaccumulate in aquatic organisms from contaminated water, sediments, and food and are 
toxic to aquatic life at low concentrations.  Hydrocarbons can persist in sediments for long 
periods of time and result in adverse impacts on the diversity and abundance of benthic 
communities. Hydrocarbons can be measured as total petroleum hydrocarbons (TPH), oil and 
grease, or as individual groups of hydrocarbons, such as PAHs. 

Pesticides – Pesticides (including herbicides, insecticides and fungicides) are chemical 
compounds commonly used to control insects, rodents, plant diseases, and weeds.  Excessive 
application of a pesticide may result in runoff containing toxic levels of its active component. 
Pesticides may be classified as organochlorine pesticides or organophosphorus pesticides, the 
former being associated with persistent bioaccumulative pesticides (e.g., DDT and other legacy 
pesticides) which have been banned.  The Los Angeles River estuary is listed as impaired for 
legacy pesticides.  Organophosphorus pesticides include diazinon and chlorpyrifos whose uses 
also are being restricted by EPA.  

Trash and Debris – Trash (such as paper, plastic, polystyrene packing foam, and aluminum 
materials) and biodegradable organic debris (such as leaves, grass cuttings, and food waste) are 
general waste products on the landscape that can be entrained in urban runoff.  The presence of 
trash and debris may have a significant impact on the recreational value of a water body and 
aquatic habitat.  Excess organic matter can create a high biochemical oxygen demand in a water 
body and thereby lower its water quality.  Also, in areas where stagnant water exists, the 
presence of excess organic matter can promote septic conditions resulting in the growth of 
undesirable organisms and the release of odorous and hazardous compounds such as hydrogen 
sulfide.  Trash TMDLs for the Los Angeles River Watershed are currently being scoped by the 
Los Angeles Regional Water Quality Control Board (RWQCB).  

SUSMP Requirements 
On March 8, 2000, the Los Angeles County Standard Urban Stormwater Mitigation Plan 
(SUSMP) requirements were approved by the RWQCB as part of the National Pollutant 
Discharge Elimination System (NPDES) MS4 program to address stormwater pollution from 
new construction and redevelopment projects in the County.  The SUSMP contains a list of 
minimum site design, source control and treatment controls best management practices (BMPs) 
that must be employed to infiltrate or treat stormwater runoff, control peak flow discharge, and 
reduce the post-Project discharge of pollutants from stormwater conveyance systems.  The 
SUSMP defines, based upon land use type, the types of practices that must be included and 
issues that must be addressed as appropriate to the development type and size.   

The table below provides a summary of the SUSMP requirements and stormwater BMPs to be 
implemented on all significant new development and redevelopment projects in Los Angeles 
County.  The Fashion Square Project fits the criteria of redevelopment projects requiring SUSMP 
mitigation for potential storm water quality impairments.  The Project will adhere to SUSMP 
requirements to the maximum extent practicable. 



  
 
 

 

 
SUSMP Requirement Criteria/ Description 

1. Peak Flow Controls • Control post-development peak discharge rates, velocities and duration in 
Natural Drainage Systems to prevent accelerated downstream erosion and 
to protect habitat related beneficial uses.1 

• All post-development runoff from a 2-year, 24-hour storm shall not 
exceed the predevelopment peak flow rate, burned, from a 2-year, 24-hour 
storm when the predevelopment peak flow rate equals or exceeds five cfs.  
Discharge flow rates shall be calculated using the County of Los Angeles 
Modified Rational Method. 

• Post-development runoff from the 50-year capital storm shall not exceed 
the predevelopment peak flow rate, burned and bulked, from the 50-year 
capital storm. 

• Control peak flow discharge to provide stream channel and over bank 
flood protection, based on flow design criteria selected by the local 
agency. 

 

2. Conserve Natural Areas • Concentrate or cluster development on portions of a site while leaving the 
remaining land in a natural undisturbed condition. 

• Limit clearing and grading of native vegetation at a site to the minimum 
amount needed to build lots, allow access, and provide fire protection. 

• Maximize trees and other vegetation at each site, planting additional 
vegetation, clustering tree areas, and promoting the use of native and/or 
drought tolerant plants. 

• Promote natural vegetation by using parking lot islands and other 
landscaped areas. 

• Preserve riparian areas and wetlands. 
 

3. Minimize Stormwater 
Pollutants of Concern 

• Minimize, to the maximum extent practicable, the introduction of 
pollutants of concern that may result in significant impacts generated from 
site runoff of directly connected impervious areas (DCIA) to the 
stormwater conveyance system as approved by the building official. 

 

                                                 
1 This requirement is from Part 4, § D.1 of the MS4 Permit. 
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SUSMP Requirement Criteria/ Description 

4. Protect Slopes and 
Channels 

Project plans must include BMPs consistent with local codes and ordinances 
and the SUSMP requirements to decrease the potential of slopes and/or 
channels from eroding and impacting stormwater runoff: 
• Convey runoff safely from the tops of slopes and stabilize disturbed slopes 
• Utilize natural drainage systems to the maximum extent practicable 
• Control or reduce or eliminate flow to natural drainage systems to the 

maximum extent practicable 
• Stabilize permanent channel crossings 
• Vegetate slopes with native or drought tolerant vegetation 
• Install energy dissipaters, such as riprap, at the outlets of new storm 

drains, culverts, conduits, or channels that enter unlined channels in 
accordance with applicable specifications to minimize erosion with the 
approval of all agencies with jurisdiction, e.g., the U.S. Army Corps of 
Engineers and the California Department of Fish and Game. 

 

5. Provide Storm Drain 
System Stenciling and 
Signage 

• All storm drain inlets and catch basins within the Project area must be 
stenciled with prohibitive language and/or graphical icons to discourage 
illegal dumping. 

• Signs and prohibitive language and/or graphical icons, which prohibit 
illegal dumping, must be posted at public access points along channels and 
creeks within the Project area. 

• Legibility of stencils and signs must be maintained. 
 

6. Properly Design 
Outdoor Material 
Storage Areas 

• Where proposed Project plans include outdoor areas for storage of 
materials that may contribute pollutants to the stormwater conveyance 
system measures to mitigate impacts must be included. 

 

7. Properly Design Trash 
Storage Areas 

All trash containers must meet the following structural or treatment control 
BMP requirements: 
• Trash container areas must have drainage from adjoining roofs and 

pavement diverter around the areas. 
• Trash container areas must be screened or walled to prevent offsite 

transport of trash. 
 

8. Provide Proof of 
Ongoing BMP 
Maintenance 

• Applicant required to provide verification of maintenance provisions 
through such means as may be appropriate, including, but not limited to 
legal agreements, covenants, and/or Conditional Use Permits. 

 

9. Design Standards for 
Structural or Treatment 
Control BMPs 

• Post-construction Structural or Treatment Control BMPs shall be designed 
to mitigate (infiltrate or treat) stormwater runoff using either volumetric 
treatment control BMPs or flow-based treatment control BMPs sized per 
listed criteria (see section 3.6.2 above). 

 



  
 
 

 

SUSMP Requirement Criteria/ Description 

10.B.1  Properly Design 
Loading/ Unloading Dock 
Areas (100,000 ft2 
Commercial Developments) 

• Cover loading dock areas or design drainage to minimize run-on and 
runoff of stormwater. 

• Direct connections to storm drains from depressed loading docks (truck 
wells) are prohibited. 

10B.2.  Properly Design 
Repair/ Maintenance Bays 
(100,000 ft2 Commercial 
Developments) 

• Repair/ maintenance bays must be indoors or designed in such a way that 
does not allow stormwater run-on or contact with stormwater runoff. 

• Design a repair/maintenance bay drainage system to capture all wash 
water, leaks, and spills.  Connect drains to a sump for collection and 
disposal.  Direct connection of the repair/ maintenance bays to the storm 
drain system is prohibited.  If required by local jurisdiction, obtain an 
Industrial Waste Discharge Permit. 

10B.3.  Properly Design 
Vehicle/ Equipment Wash 
Areas (100,000 ft2 
Commercial Developments) 

• Self-contained and /or covered, equipped with a clarifier, or other 
pretreatment facility, and properly connected to a sanitary sewer. 

10.D.  Properly design 
fueling area (Retail 
Gasoline Outlets) 

• The fuel dispensing area must be covered with an overhanging roof 
structure or canopy. The cover’s minimum dimensions must be equal to or 
greater than the area within the grade break. The cover must not drain onto 
the fuel dispensing area and the downspouts must be routed to prevent 
drainage across the fueling area.  

• The fuel dispensing area must be paved with Portland cement concrete (or 
equivalent smooth impervious surface). The use of asphalt concrete shall 
be prohibited. 

• The fuel dispensing areas must have a 2% to 4% slope to prevent ponding, 
and must be separated from the rest of the site by a grade break that 
prevents run-on of urban runoff. 

• At a minimum, the concrete fuel dispensing area must extend 6.5 feet (2.0 
meters) from the corner of each fuel dispenser, or the length at which the 
hose and nozzle assembly may be operated plus 1 foot (0.3 meter), 
whichever is less. 

10.E.1.  Properly design 
fueling area (Automotive 
Repair Shops) 

• See requirement 10.D. above. 

10.E.2. Properly design 
repair/ maintenance bays 
(Automotive Repair Shops) 

• See requirement 10.B.2 above. 

10.E.3.  Properly design 
vehicle/equipment wash 
areas (Automotive Repair 
Shops) 

• Self-contained and/or covered, equipped with a clarifier, or other 
pretreatment facility, and properly connected to a sanitary sewer or to a 
permitted disposal facility. 

10.E.4.  
Properly design loading/ 
unloading dock areas 
(Automotive Repair Shops) 

• See requirement 10.B.1. above. 
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SUSMP Requirement Criteria/ Description 

10.F.1.  Properly Design 
Parking Area (Parking Lots) 

• Reduce impervious land coverage of parking areas. 
• Infiltrate runoff before it reaches the storm drain system. 
• Treat runoff before it reaches storm drain system. 
 

10.F.2  Properly Design to 
Limit Oil Contamination 
and Perform Maintenance 
(Parking Lots) 

• Treat to remove oil and petroleum hydrocarbons at parking lots that are 
heavily used. 

• Ensure adequate operation and maintenance of treatment systems 
particularly sludge and oil removal. 

 

13.  Limitation of Use of 
Infiltration BMPs 

• Infiltration is limited based on design of BMP, pollutant characteristics, 
land use, soil conditions, and traffic.  

• Appropriate conditions (groundwater >10 ft from grade) must exist to 
utilize infiltration to treat and reduce stormwater runoff for the Project. 

 

 

Recommended Project Design Features (PDFs) 
The Project will likely utilize a mosaic of water quality improvement PDFs.  Preferred over a 
“one size fits all” approach, the potential use of a few appropriately-placed PDFs will allow the 
Project meet the tight space constraints of the upgrade and to potentially divide flows for desired 
reduction in flow and water quality impacts to surrounding systems (both natural and 
engineered).  Project Design Features (PDFs) for water quality and hydrologic impacts include 
site design, source control, and treatment control BMPs that will be incorporated into the Project 
and are considered a part of the Project for impact analysis.  Effective management of wet and 
dry weather runoff water quality begins with limiting increases in runoff pollutants and flows at 
the source.  Site design and source control BMPs are practices designed to minimize runoff 
peaks and volumes, as well as the initial introduction of pollutants in stormwater runoff.  
Treatment control BMPs are designed to remove pollutants once they have been mobilized by 
rainfall and runoff.   

In accordance with the SUSMP requirements, minimum site design and source control BMPs 
will be met or exceeded.  The proposed Project will also incorporate, as PDFs, treatment control 
BMPs that will minimize urban runoff and associated impacts to receiving water quality and 
specifically address the identified pollutants of concern.  Many BMP alternatives can be easily 
integrated into planned landscaping, right-of-ways, and infrastructure without requiring large 
areas of dedicated open space while still meeting the SUSMP sizing requirements.  

The following paragraphs describe the types of BMP alternatives that recommended for 
implementation at the proposed Project.  While these alternatives are described herein for 
planning purposes only (i.e., no site-specific designs have been finalized), they provide a listing 
of the water quality improvement BMPs specifically being evaluated for the Fashion Square 
Project.  The alternatives have been grouped into 1) vegetated treatment BMPs, 2) onsite storage 
and reuse, 3) permeable paving, 4) roof top BMPs, and 5) media filters.   



  
 
 

 

Vegetated Treatment BMPs 
Vegetated treatment BMPs include swales, filter strips, bioretention and planter boxes. When 
properly designed and maintained, vegetated BMPs are among the most effective, cost efficient 
treatment approaches for dry and wet-weather runoff. While the Project is significantly space-
constrained, areas such as the northern frontage of the Project adjacent to Riverside Drive will be 
evaluated for possible siting of such PDFs.  Treatment occurs through sedimentation, filtration, 
adsorption to organic matter, and vegetative uptake. Additionally, vegetated treatment systems 
can help to reduce runoff volumes through soil soaking, infiltration, and evapotranspiration. A 
beneficial feature of vegetated treatment systems is that their design and implementation is 
highly flexible and adaptable. On-site implementation of these systems can be integrated into 
surface conveyances and on-site landscaping in innovative ways that provide site amenities, are 
functionally effective for runoff conveyance and water quality treatment, and in some cases are 
less costly to construct than traditional storm sewers.  

Vegetated Swales − Vegetated swales 
are engineered vegetation-lined 
channels that provide water quality 
benefits in addition to stormwater 
conveyance. Swales provide pollutant 
removal through settling and filtration 
in the vegetation (often grasses) lining 
the channels and also provide the 
opportunity for volume reductions 
through infiltration and evapotranspiration. Swales are most effective where longitudinal slopes 
are small (two to six percent), increasing the residence time for treatment, and where water 
depths are less than the vegetation height.  

Bioretention − Bioretention is a 
structural BMP that makes use of soils 
and plants to remove pollutants from 
runoff. Runoff is typically directed over a 
grass buffer strip to a shallow vegetated 
depression that contains deep, porous 
soils. These depressions are designed to 
incorporate many of the pollutant 
removal mechanisms that operate in forested 
ecosystems, including, filtration, sorption, plant 
uptake, microbial activity, decomposition, 
sedimentation and volatilization. Bioretention 
provides volume reduction through infiltration, 
soil soaking and evapotranspiration. Runoff is 
designed to pond in the bioretention area to allow 
for adequate time for infiltration and pollutant adsorption and uptake. During large storms, a 
portion of runoff is diverted past the facility to the storm drain system. Depending on location 
and site constraints, bioretention systems can be designed with and without perforated 
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underdrains, which return filtered runoff to the storm drain system. Bioretention systems are 
flexible in their configuration and design, and can be readily integrated into site landscaping.   

Stormwater Planter Boxes - 
Stormwater planter boxes are 
structural landscaped reservoirs 
similar to bioretention that are used 
to collect and filter stormwater 
runoff, typically from rooftops, but 
sometimes from roadways. 
Infiltration planters allow water to 
infiltrate through the planter soil matrix and into the ground. Flow-through planters include the 
use of a waterproof lining and underdrain.  Both types of planter boxes require an overflow to an 
approved stormwater conveyance system and may be used to help fulfill site landscaping 
requirements.  

Onsite Storage and Reuse 
The goal of onsite storage and reuse is to temporarily detain stormwater and then use it to meet 
irrigation or other non-potable water demands.  With the space and geotechnical constraints of 
the existing on-site (commercial buildings) and off-site (utility corridors and roadways) 
structures, large-scale retention is not feasible.  Nevertheless, small-scale systems such as small 
storage tanks strategically located next to and upgradient from landscaped areas will be 
evaluated for feasibility at the Project.   

Cisterns and Rain Barrels − Cisterns and rain 
barrels are low-cost water conservation devices that 
could be used to reduce runoff volume and, for 
smaller storm events, delay and reduce the peak 
runoff flow rates. They store and divert runoff from 
impervious roof areas. This stored runoff could 
provide a source of chemically untreated 'soft water' 
for landscaping, free of most sediment and dissolved 
salts.  

Individual cisterns and rain barrels can be located above-ground and beneath downspouts, or the 
desired storage volume could be provided in one common cistern that collects rainwater from 
several sources. Pre-manufactured cisterns are typically available in sizes ranging from 57 to 
10,000 gallons, but cast-in-place tanks can also be used.  Although the cistern option would not 
manage sufficient quantities of runoff to eliminate the need for other runoff management options, 
it can provide both a positive effect with regard to water conservation and can eliminate low flow 
runoff and associated loadings from very small storm events.  The cisterns and rain barrels 
should have lids and screened inlets to minimize potential for breeding mosquitoes in the stored 
water. 



  
 
 

 

Underground Storage − Underground storage involves capturing 
runoff from areas other than, or in addition to, rooftops and storing 
it for subsequent reuse on-site. These other areas may include 
driveways, parking lots, and sidewalks. Capturing and storing runoff 
from these areas would help to reduce runoff from common source 
areas of urban stormwater constituents of concern and would also 
help to reduce dry-weather runoff from common sources such as 
over-watering of landscape. Each system would be designed and 
sized to collect and treat runoff and would be stored underground in 
a system sized to supply an appropriate percentage of the water 
demand. This option could also include some treatment (such as on-
site filtration and disinfection) and would require careful 
management and consideration of water distribution systems. These 
facilities would need to be installed underground in order to 
facilitate storage of large volumes of runoff.  Without adequate 
treatment, landscape irrigation may require a controlled subsurface 
distribution system (i.e., no sprinkler system) so that direct public contact would essentially be 
eliminated.  Examples of these types systems include proprietary products by Evaporative 
Control Systems, Inc (http://www.ecsgreen.com) and Glenn Rehbein Companies 
(http://www.rehbein.com). As with the considerations described above related to the potential 
use of cisterns, the opportunities for these types of PDFs would have to be evaluated based on 
space and geotechnical constraints of the Project. 

Permeable Paving  
Areas such as roadways, driveways, parking areas, and walkways covered with impermeable 
(non-porous) pavement are one of the largest contributors to wet weather urban runoff. 
Permeable, or porous pavements are a special type of material that allows water to drain down to 
the underlying soil, yet are strong enough to structurally support vehicular or pedestrian traffic. 
Many types of porous pavements and configurations have been developed for a variety of 
applications. Most of the systems are supported by a stone base that has large pore spaces. This 
base acts both as pavement support and as a reservoir to store water so that it can be infiltrated, if 
the soil conditions allow, or detained and slowly released to the storm drain system. In addition, 
the pavement roughness may be improved (i.e., increased with no significant effect on the driver) 
thereby providing greater control of runoff hydraulics (i.e., increasing the time required to reach 
discharge points).  Supplemental storage facilities, such as underground vaults (described above) 
or drainage blankets, can be used in conjunction with these systems. Some of the available 
permeable pavements that may be further evaluated as PDFs for the Project, subject to  
geotechnical constraints, are described below.  Similar to other PDF alternatives described 
above, these paving alternatives may be used in specific locations and in conjunction with other 
PDFs.  It should also be noted that these systems are currently being evaluated for the concrete 
matrix ability to support beneficial bacterial growth that can provide treatment benefits to the 
water percolating through the pavement. 
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Pervious Concrete − Pervious concrete has stable air pockets that allow 
water to drain uniformly into the ground or engineered drainage structure 
below, where it can be naturally filtered. The material becomes stronger 
and more stable when it gets wet, so it does not deteriorate as fast as 
other paving materials. Its use should be restricted to parking lots and 
local roads since it may not support loads similar to those supported by 
standard concrete. Pervious concrete is cement based and therefore will 
not release harmful chemicals into the environment. It has been in use throughout Europe for 
about fifty years. A domestic formula known as the Portland Cement Pervious Pavement has 
been used successfully since the 1970s in the U.S. The pavement is a special blend of Portland 
cement, sand-free coarse aggregate, and water.  

Pervious Asphalt − Pervious asphalt mix pavements consist of a layer 
of pervious asphalt paving, underlain with a pervious base rock 
section. There may or may not be a layer of geotextile fabric that 
separates the base rock from underlying native soils. There also may 
be a perforated pipe underdrain system where native soils do not 
infiltrate well or where it is undesirable to infiltrate. The base rock 
section typically has very little fines to maximize the void ratio while 
providing for adequate compaction. The base rock section is typically 
designed to temporarily store the volume of stormwater generated from a design storm and 
infiltrate it into underlying soils or into an underdrain system. Similar to pervious concrete 
designs, pervious asphalt mix pavements have been used in parking lots, private streets, 
driveways, and pedestrian access areas since the 1970s.  

Media Filters 
Media filtration is primarily intended to separate fine particulates and associated pollutants, but 
depending on the type of media, dissolved constituents, such as metals and nutrients, may be 
removed via sorption processes. Stormwater is captured and directed either under gravity or 
pressure through media such as sand, engineered media, compost, zeolite, or combinations of 
media. These PDFs can be either large installations (not described herein due to Project size 
constraints), or sized to address a portion of the Project runoff. 

Cartridge Filters - Several proprietary filtration systems are now 
available that utilize disposable cartridge filters that are typically 
placed in an underground vault or manhole.  These designs often 
include siphon-actuated filtration that provides backflushing of the 
filter media as the water level drops.  A variety of media types 
engineered for the removal of specific stormwater constituents are 
available for these cartridges in several sizes depending on runoff 
area.  Given the Project space constraints, further evaluation of the 
feasibility of media filtration is warranted. 
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EXECUTIVE SUMMARY 
 
 This Report analyzes the potential for the operation of the proposed expansion of the 
Westfield Fashion Square regional shopping center, located in the community of Sherman Oaks 
within the San Fernando Valley, City of Los Angeles, to directly or indirectly cause “urban 
decay,” as that concept has been addressed in court decisions interpreting the California 
Environmental Quality Act (CEQA).   
 
 Analysis of the potential for new retail development to cause urban decay — which has 
been described as a chain reaction of store closures and long term vacancies, ultimately 
destroying existing neighborhoods and leaving decaying shells in their wake — suggests a two-
part analysis.  First, it must be determined whether the new retail development will attract retail 
sales away from existing and/or other planned future retail centers to any significant degree.  
Second, if sales will be attracted away, it must be determined whether the severity of this change 
in economic circumstances will cause disinvestment such that it is reasonably foreseeable that 
significant business closures, abandonment or other forms of physical deterioration or “decay” 
will result.   
 
 The proposed project consists of 280,000 square feet of Gross Leasable Area (GLA) to be 
distributed between retail stores and eating and drinking facilities as summarized in Table 1 
below (“Expansion Project”): 
 
 
 
 
 
 
 
 
 
 
 
 Construction is planned for completion in 2010; stabilized conditions are projected to be 
reached in 2012, the second full year of Expansion Project operations. 
 
 The analysis presented here evaluates whether the retail space contained in the Expansion 
Project will result in a significant adverse economic impact on existing retail developments in the 
market area.  Methodologically, the potential for such an impact can be determined in a given 
market area through a comparison of the relative growth in demand for retail goods, as measured 
by the change in supportable retail space for particular retail store categories, with the amount of 
proposed additions to the supply of retail space.  In this particular context, the analysis focuses 
on whether the proposed amount of floor area in each major retail and dining use category 
planned for the Expansion Project exceeds the likely increase in demand for those uses within 
the relevant market area(s) around Fashion Square, as measured by the anticipated growth in 
population and per capita personal income that would be available for expenditure on specified 
retail goods and dining opportunities.  If the proposed change in the supply of floor area for retail 
and eating and drinking activities exceeds anticipated growth in demand, the resulting 

Square Feet
Space Category Gross Leasable Area (GLA)

In-Line Retail Space 240,000      
Eating and Drinking Facilities 40,000        

Grand Total 280,000      

Source:  Sherman Oaks Fashion Associates, L.P.

PROPOSED EXPANSION PROJECT USE CATEGORIES
Table 1
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competitive conditions would challenge existing retailers and restaurateurs to such a degree that 
net sales could be attracted away from existing stores without their likely replacement by sales 
from the new sources of demand.  Under such circumstances, further in-depth analyses would be 
required to assess whether it is foreseeable that this draining of sales from existing businesses 
would logically result in significant disinvestment, business closures, abandonment, other forms 
of physical deterioration, or other forms of “urban decay.”   
 
 If, on the other hand, the amount of retail and eating and drinking facility space planned 
for the Expansion Project, together with space for such uses in other projects, is less than the 
increase in space that can be supported by projected increases in future demand, there are no 
significant adverse competitive pressures that could potentially lead to urban decay.  This is 
because growth in customer demand will be large enough to comfortably support both the 
Expansion Project and other existing and planned projects offering comparable retail and 
restaurant uses.  In this case, there is no need to evaluate the potential for urban decay as a 
consequence of the development of the Expansion Project.   
 
 Making these economic impact measurements requires: (1) establishing an appropriate 
market area for each retail and dining category in the Expansion Project for which future 
customer demand will be generated; (2) projecting the scale of customer demand based on 
population growth, income growth and spending growth for those relevant use categories over a 
relevant time period (i.e., 2007-2012); and (3) converting projected changes in future customer 
retail and eating and drinking facility spending into magnitudes of supportable square feet of 
GLA floor area, so that the projected increase in supportable space can be compared directly 
with the projected change in supply proposed for each use category in the Expansion Project 
development program. 
 
 Accordingly, separate market impact analyses were conducted for the types of 
commercial uses that are to be included in the Expansion Project: (1) three types of in-line 
regional retail space, including Apparel and Accessories, Furniture/Furnishings/Appliances and 
Specialty or “Other” retail; and (2) Eating and Drinking facility space.   
 
 The analysis concludes that, while the Expansion Project may add some new competitive 
retail and restaurant facilities to the regional market area, there is no reasonable likelihood that 
the operation of the Expansion Project would result in significant adverse economic competition 
within the regional market area to the degree that this competition would lead to urban decay.  
This conclusion is based on the finding that the amount of new retail and eating and drinking 
facility space that can be supported by future growth in customer demand exceeds the amounts 
of new retail and eating and drinking facility space that is planned for inclusion in the Expansion 
Project.   
 
 More specifically, the analysis includes the following impact findings and conclusions: 
 
 Shopper Goods (Apparel, Furniture/Home Furnishings and Specialty Goods).  The 

applicable regional market area (RMA) for analysis of the Expansion Project’s shopper 
goods is the same as the regional market area for the existing shopping center.  It consists of 
the land area represented by all or a portion of 26 ZIP codes, including all or portions of the 
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following cities and communities:  Sherman Oaks; Toluca Lake; North Hollywood; Valley 
Village; Encino; Studio City; Van Nuys; Valley Glen; Tarzana; Bel Air Estates; Mount 
Olympus; Trousdale Estates; Beverly Glen; Brentwood; Hollywood; Hollywood Hills; City 
of Beverly Hills; and City of Burbank.  Based on an analysis of this RMA, the net addition of  
240,000 square feet GLA of Shopper Goods space in the Expansion Project is projected to 
capture the following market shares of the anticipated growth in demand for Apparel and 
Accessories space; Furniture, Furnishings and Appliances space; and Specialty or “Other” 
retail space over the period 2007 through 2012: 

  
 
 

 
 
 
 
 
 
 
 
 
 
This leaves substantial market share to be captured by other retailers in the RMA as well as 
allowing existing stores to expand their sales at rates above anticipated the inflationary 
growth rate.  Thus, it may be concluded that the development of Shopper Goods uses in the 
Expansion Project will not be a cause of urban decay at any of the existing shopping centers 
and business districts found in the market area served by Westfield Fashion Square.     

 
 Eating and Drinking Facilities.  The applicable market area for analysis of the Expansion 

Project’s Eating and Drinking Facilities could also be defined as the RMA for shopper goods, 
but it is likely that patrons of the dinner restaurants will come from a more local area.  
Accordingly, the market area for all of the Eating and Drinking Facilities space has been 
conservatively defined as a more limited three-mile radius around the existing center.  
Analysis of the potential impact of the proposed Eating and Drinking Facility component of 
the Expansion Project indicates that there is ample market support generated by local resident 
population and purchasing power growth within a three-mile market radius to support the 
proposed net addition of 40,000 square feet GLA of Eating and Drinking Facility space.  As 
summarized below, the market shares required to sustain the Expansion Project allow for 
significant future demand to be captured by existing and future competition. 

Expansion Area Percent of RMA
Retail Category Square Feet GLA Supportable Space
Apparel and Accessories 144,000          43%
Furniture,Furnishings and Appliances 24,000            9%
Specialty ("Other") 72,000            8%

Total 240,000          

Source:  HR&A, Inc.; W & W, Inc.

EXPANSION PROJECT'S SHARE OF SUPPORTABLE SHOPPER GOODS SPACE
Table 2

IN THE FASHION SQUARE REGIONAL MARKET AREA
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Because the addition of the proposed eating and drinking uses in the Expansion Project will 
not have a significant negative impact on the existing supply of competitive uses in the local 
market area, this component of the Expansion Project will not lead to urban decay at any of 
the existing shopping centers and business districts found in the market area served by 
Westfield Fashion Square. 
 

 Since we find that the scale of incremental growth in supportable shopper goods retail 
and eating and drinking facility space implied by future customer demand for these types of 
retail goods and services exceeds the floor area planned for the Expansion Project in each of the 
use categories that were evaluated, we conclude that no adverse economic impacts will result in 
the regional market area that will be served by the Expansion Project.  As a result, there is no 
compelling economic reason to further evaluate potential changes in the physical environment 
(e.g., “urban decay”) that could be associated with the economic interactions between the 
Expansion Project and its market context.    

Expansion Area Percent of Local M
Restaurant Category Square Feet GLA Supportable Sp
Fast Food Restaurants 10,000            8%
Restaurants with Alcohol 30,000            25%

Total 40,000            

Source:  HR&A, Inc.; W & W, Inc.

EXPANSION PROJECT'S SHARE OF SUPPORTABLE EATING & DRINKING 
FACILITIES SPACE IN A 3-MILE MARKET RADIUS AROUND FASHION SQUARE

Table 3
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I. INTRODUCTION 
 
 
A. Purpose of the Analysis 
 
 This Report analyzes the potential for the operation of a 280,000 square foot GLA 
addition (“Expansion Project”) to the Westfield Fashion Square (“Westfield Fashion Square”), 
an existing regional shopping center located in the community of Sherman Oaks in the San 
Fernando Valley, City of Los Angeles, to directly or indirectly cause “urban decay,” as that 
concept has been defined in court decisions interpreting the California Environmental Quality 
Act (CEQA).1   
 
 Analysis of the potential for new retail development to cause urban decay — “. . . a chain 
reaction of store closures and long term vacancies, ultimately destroying existing neighborhoods 
and leaving decaying shells in their wake”2 — suggests a two-part analysis.  First, it must be 
determined whether the new retail development will attract retail sales away from existing and/or 
other planned future retail centers to any significant degree.  Second, if so, it must be determined 
whether the severity of this change in economic circumstances will cause significant 
disinvestment to such a degree such that it is reasonably foreseeable that business closures, 
abandonment or other forms of physical deterioration or “urban decay” will result.   
 
 This report was prepared for Sherman Oaks Fashion Associates, L.P., the owner of 
Westfield Fashion Square, by HR&A Advisors, Inc. (HR&A), in association with Whitney & 
Whitney, Inc. (W&W).  The two firms provide independent professional urban and other 
economic analysis to a wide range of public and private clients.  Summaries of the firms’ 
respective qualifications are included in Appendix A to this Report. 
 
 
B. Overview of Westfield Fashion Square and Expansion 
 
 The following is a description of the existing Westfield Fashion Square regional shopping 
center and the proposed Expansion Project. 
 
1. Project Location 
 
 The subject property is located along Riverside Drive between Woodman Avenue and 
Hazeltine Avenue at the existing Fashion Square shopping center.  The entire shopping center is 
approximately 28.8 acres and is bordered by Riverside Drive to the north, Hazeltine Avenue to 
the west, the Ventura Freeway (101) to the south, and Woodman Avenue to the east within the 
Van Nuys–North Sherman Oaks Community Plan Area of the City of Los Angeles (see Figure 
1). 
 

                                                      
 2  Collectively, Cal. Public Resources Code § 21000, et seq. and Calif. Admin. Code §15000 et seq., 
commonly referred to as the “CEQA Guidelines.” 
 
 2  Bakersfield Citizens for Local Control v. City of Bakersfield (2004) 124 Cal.App.4th 1184 at 1204. 
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Figure 1 
Regional and Project Vicinity Map  
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 The project site is roughly rectangular covering almost the entire area bound by the 
roadways identified above.  An approximately 3.0 acre parcel located at the southwest corner of 
the Riverside Drive/Woodman Avenue intersection that is currently developed with retail uses 
(Linens N’ Things, a Ross store, a toy store, and a Bank of America) is not part of the project. 
 
2. Project Background 
 
 The subject property is commonly known as the Fashion Square shopping center, which 
has been a vital commercial and retail portion of the Sherman Oaks community since the early 
1960s.  The entire shopping center is approximately 28.8 acres and is currently entirely 
developed with mall buildings or surface and structure parking.  The shopping center features 
Macy’s and Bloomingdale’s department stores at the east and west ends of the center, 
respectively, as well as a collection of smaller retail stores and a food court.  Under City of Los 
Angeles Department of City Planning case ZA-95-0899-CUZ, the shopping center was approved 
for a total of 975,000 gross leasable square feet, of which 867,000 square feet have been 
constructed to date, leaving an approved remainder of 108,000 gross leasable square feet. 
 
 The proposed project includes construction of the remaining 108,000 gross leasable 
square feet of development previously permitted and the development of an additional 172,000 
gross leasable square feet, for a total of approximately 280,000 gross leasable square feet of 
retail and restaurant uses.  Accounting for mechanical/electrical equipment rooms, emergency 
access, tenant storage space, corridors and other City requirements, 280,000 gross leasable 
square feet is approximately 426,556 square feet and the building footprint is approximately, 
482,740 square feet in size. 
 
 Land uses to the north, across Riverside Drive, include multi-and single-family 
residential properties.  To the west, land uses include an office building west of Hazeltine 
Avenue, retail office, and City of Los Angeles Department of Water and Power uses at the 
intersection of Riverside Drive and Hazeltine Avenue.  To the south, the site is bordered by the 
Ventura (101) Freeway.  To the east, land uses include commercial along Woodman Avenue, 
south of Riverside Drive as well as the Notre Dame High School on the northeast corner of the 
intersection of Riverside Drive and Woodman Avenue.  
 
3. Project Description 
 
 The proposed Expansion Project will be located on the southerly portion of the site, 
primarily between the existing shopping center and the Ventura (101) Freeway.  Due to the 
revised access scheme along Riverside Drive and construction on an enhanced parking structure 
for the site, a portion of the parking structure will extend toward Riverside Drive, between the 
existing Macy’s building and the approximately 3.0 acre parcel at the southwesterly corner of the 
Riverside Drive/Woodman Avenue intersection that is not a part of this project (see Figure 2). 
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Figure 2. 
Conceptual Site Plan 
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 The Expansion Project is proposed to the completed in one phase with two stages.  The 
first stage would include the construction of a seven-level parking structure (one subterranean 
level, a grade level and five above-grade levels) south of the existing two-level parking structure 
serving the Macy’s department store.  The second stage would include demolition of the 
southern three-level parking structure serving the existing shopping center, and construction of 
two shopping mall levels, with one level of subterranean parking and rooftop parking.  
Construction of the Expansion Project is planned to be completed in 2010, making 2011 the first 
full year of operations.  It is anticipated that stabilized operations in terms of retail and dining 
sales would be achieved by 2012.  
 
 The GLA in the Expansion Project will be distributed between two general tenant types 
commonly found in regional shopping centers.  This distribution is detailed below in Table 4, 
together with projections of the expected sales volume per square foot of GLA for each type of 
space and the expected annual sales volume of the total addition expressed in 2007 dollars.  The 
projected sales per square foot standards utilized in the table and at other places in this Report 
are based upon discussions held with market analysts at Westfield; published industry reports 
such as The Urban Land Institute’s (ULI) Dollars & Cents of Shopping Centers biennial reports, 
discussions with other retail shopping center experts, and HR&A/W&W expert opinion of the 
market potential of the Westfield Fashion Square site. 
 

 
 

 A more detailed description of the proposed space in the Expansion Project floor area 
program is provided below: 
 
 Shopper Goods.  Almost 86 percent of the proposed GLA in the Expansion Project, or 

240,000 square feet, are to be allocated for “Shopper Goods.”  Also referred to as 
“Comparison Goods,” this type of retail activity is the staple of regional shopping centers, as 
department stores and in-line retail stores selling Shopper Goods typically constitute at least 
80 percent of the total occupied space.  By definition, Shopper Goods encompass four types 

Retail Proposed Square Feet Projected Sales 2/ Projected Annual
Space Category Tenant Type GLA 1/ per Sq Ft GLA Sales 

Shopper Goods 3/ Apparel/Homeware/ 240,000         400$        96,000,000$      
Other Specialty

Eating & Drinking Food Court/Restaurants 40,000           550$        22,000,000$      

Total 180,000         118,000,000$    

1/  GLA:  Gross Leasable Area.
2/  Measured in Constant 2007 Dollars.
3/  Shopper Goods, also referred to as Comparison Goods, refer to four categories of retail stores commonly found in regional
     shopping centers:  Apparel and Accessories; General Merchandise except Drug Stores; Home Furnishings, Appliances and
     Related; and Specialty Retail items such as Books, Sporting Goods, Office Supplies and Jewelry.

Source:  Sherman Oaks Fashion Associates, L.P., Inc.; HR&A, Inc.; W&W, Inc.

Table 4
PROPOSED TENANT PROFILE, EXPANSION SPACE AT WESTFIELD FASHION SQUARE
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of retail stores:3 apparel and accessories stores; general merchandise stores (most commonly, 
department stores); furniture, home furnishings, appliance and related stores; and specialty 
retail stores, encompassing a diverse array of retail shops selling such items as gifts, art 
goods, sporting goods, florists, photographic equipment, musical instruments, stationery, 
books, jewelry, and office and school supplies.  Shopper or Comparison Goods derive their 
name from shopper behavior commonly related to their purchase.  Characteristically, given 
the level of expenditure and the diversity of product choice involved, a shopper will travel a 
reasonable distance to compare prices and consider a range of alternative goods as part of the 
purchase decision. 

 
Because department stores are not being considered for the Expansion Project, this analysis 
focuses on the three other major categories of Shopper Goods:  Apparel and Accessories; 
Furniture, Home Furnishings and Appliances; and Specialty or “Other” retail stores.   

 
 Eating and Drinking Facilities.  This use category will constitute a net addition of 40,000 

square feet GLA, or slightly over 14 percent of the Expansion Project.  Eating and drinking 
facilities will include both dinner restaurants offering full bar or wine and beer as well as 
fast-food units organized around a central food court.  While a substantial amount of eating 
and drinking facility patronage will come from shoppers who are visiting other stores at 
Fashion Square, it is likely that there will also be local support for these facilities 
independent of shopping center customers that will be drawn from a local market that is best 
represented by a 3.0- mile radius around the existing center. 

 
 A preliminary distribution of the Expansion space by major retail space category is 
provided in Table 5 below:  
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                                                      
 3  The definition of “Shopper Goods” generally follows the retail store classification system utilized by the 
State of California Board of Equalization. 
 

Square Feet
Space Category Gross Leasable Area (GLA)

Retail
Apparel 144,000      
Furniture/Furnishings 24,000        
Specialty/Other 72,000        

Subtotal, Retail 240,000      

Eating & Drinking
Four Dinner Restaurants 30,000        
13 Fast Food Units 10,000        

Subtotal, Eating & Drinking 40,000        

GRAND TOTAL 280,000      

Source:  Sherman Oaks Fashion Associates, L.P.

WESTFIELD FASHION SQUARE EXPANSION PROGRAM
DISTRIBUTION OF SPACE BY MAJOR CATEGORY

Table 5
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C. The “Urban Decay” Concept in Environmental Impact Analysis 
 
 When a proposed development project is subject to CEQA, both direct and indirect (or 
“secondary”) impacts of the project on the physical environment must be analyzed.4  Economic 
and social impacts of a project, though they may be included in a CEQA document, are not to be 
treated as “significant” impacts on the physical environment,5 as defined.6  To the extent that 
there is a direct or indirect causal connection between a change in economic or social 
circumstances and a change in the physical environment, the economic or social change may be 
used to establish whether the physical change is “significant.”7 
 
 With this statutory and interpretive guidance in mind, the courts have recognized that 
there is a potential for a proposed new retail development to trigger economic competition with 
existing retailers in the project’s host community.  If existing retailers are adversely affected by 
this competition, declines in sales could directly result in and/or lead to disinvestment, business 
closures, abandonment and other forms of physical deterioration that are indicative of “urban 
decay.”  If the severity of this change in physical circumstances is so substantial that it adversely 
affects appropriate use of the area or otherwise threatens the public health, safety or general 
welfare, this situation may cross a threshold that defines a “significant impact” under CEQA, 
such that mitigation capable of reducing the impact on that physical environment must be 
considered. 
 
 Thus, for urban decay to be an issue within the meaning of CEQA, there must first be an 
adverse economic circumstance that is likely to be caused by a proposed project.  If such an 
adverse effect is identified, then the severity of this economic impact must be evaluated for its 
potential to cause a significant change in the physical environment (i.e., “decay”).  Accordingly, 
this Report presents an assessment of whether the proposed Expansion retail uses could 
reasonably be projected to cause adverse economic circumstances in the surrounding market 
areas applicable to the Expansion improvements.  Only to the degree that such adverse 
circumstances can be predicted reasonably is there any need to evaluate the potential to cause 
“decay” or other significant physical changes in the environment.   
 
 Section II of this Report presents an analytic framework for assessing whether the 
Expansion development could cause adverse economic impacts on the surrounding retail market 
context, then applies this framework to the specific retail components of the Expansion 
improvements and their respective market areas.  Appendix B includes further details on the data 
sources and projections used in this analysis. 

                                                      
 4   CEQA Guidelines § 15358. 
 
 5   CEQA Guidelines §§ 15064 and 15382. 
 
 6   “A substantial or potentially substantial adverse change in the environment.”  (Public Resources Code    
§ 21068).  The focus on physical changes in the environment is further reinforced by §§ 21100 and 21151. 
 
 7   See, in general, CEQA Guidelines §§ 15131(a) and (b), and their associated discussion section. 
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II. METHODOLOGICAL APPROACH AND IMPACT MEASUREMENT 
 
 The analysis measures the degree to which the Expansion Project could result in a 
significant adverse economic impact on their respective market areas.  Methodologically, any 
such impact is identified and measured by assessing the degree to which the amount of space 
planned for each Expansion Project retail and dining use category would exceed the anticipated 
increase in the supportable amount of retail and dining space that can be inferred from growth in 
future customer demand for comparable retail and dining in a defined market area.  If proposed 
supply exceeds anticipated growth in demand, it could be argued that the Expansion Project 
could attract sales away from other existing or planned new retail and dining establishments of 
the same type.  Such a finding, in turn, would require further investigation to assess whether it is 
foreseeable that this potential attraction of sales away from other retail and dining businesses 
could result in disinvestment, business closures, abandonment, other forms of physical 
deterioration that are effectively indicators of “urban decay.”  If, on the other hand, the amount 
of retail and dining space planned for Expansion Project is less than the amount of retail and 
dining space that can be supported by projected future demand, it can be concluded that the scale 
of potential customer demand is sufficiently large that it can support both the Expansion Project 
and all other existing and planned retail and dining space of the same general categories, and, as 
a result, there would be no need to evaluate the potential for urban decay.   
 
 Making these economic impact measurements typically requires: (1) establishing market 
area appropriate for each retail and dining category from which future customer demand will be 
generated; (2) projecting the likely increase in customer demand based on population growth, 
income growth and spending patterns for particular categories of retail goods and types of dining 
over a relevant time period (i.e., 2007-2012); and (3) converting the projected changes in future 
customer demand to amounts of supportable retail and dining GLA floor area, so that the level of 
change in demand  can be compared directly to the projected change in GLA proposed for  the  
Expansion Project.  
 
 Accordingly, separate market impact analyses were conducted for each of the three 
principal types of retail shopper goods space that are to be included in Expansion as well as the 
eating and drinking facilities space.  These analyses are presented below. 
 
A. Shopper Goods Space Impact Analysis 
 
 As noted above, the Expansion Project will provide a total of 240,000 square feet of 
Shopper Goods space that will encompass a variety of apparel, home furnishings and specialty 
goods retailers.  In the existing Westfield Fashion Square, about 783,000 square feet (90% of 
total current floor area) are devoted to Shopper Goods space, per the ULI definition of shopper 
goods.  The Expansion Project therefore represents a 31 percent expansion in the amount of 
shopper goods floor area at Westfield Fashion Square.   
 
 While this addition represents an important change in the center’s composition of shopper 
goods merchandise, it does not alter the strong attraction of the exiting center, which is 
determined by its two Department Stores.  Thus, the scale of the Regional Market Area (RMA) 
that applies to Westfield Fashion Square center today will be the same RMA that applies to the 
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Expansion Project.  This RMA consists of the land area represented by all or a portion of 26 ZIP 
codes.  The RMA, delineated in Figure 3 below, covers all or portions of the following cities and 
communities:  Sherman Oaks; Toluca Lake; North Hollywood; Valley Village; Encino; Studio 
City; Van Nuys; Valley Glen; Tarzana; Bel Air Estates; Mount Olympus; Trousdale Estates; 
Beverly Glen; Brentwood; Hollywood; Hollywood Hills; City of Beverly Hills; and City of 
Burbank.  These boundaries take into account customer patronage information provided by the 
center’s on-site manager, the local and regional highway and road systems, locations of 
competitor centers, among other factors. 
 

Figure 3:  Shopper Goods Regional Market Area 
 

(need better graphic to be prepared by environmental consultant) 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 Within this market area there are several shopping districts and community shopping 
centers which, to one degree or another, compete with Westfield Fashion Square.  This 
competitive market supply principally includes the various retail offerings that are located along 
Ventura Boulevard from its origin at Lankershim Boulevard near Universal Studios on the east to 
Reseda Boulevard on the west.  To a limited extent, the Beverly Hills Triangle, located within 
the RMA, is a source of competition for shoppers residing south of Mulholland Drive, along with 
a number of regional centers that are located on the periphery just outside the RMA, including:   
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Burbank Town Center (also known as Media Center); Westfield Topanga; Westfield Promenade;  
Westfield Century City; and Beverly Center.8 
 
 Estimates for the RMA prepared by Claritas, Inc., a well-accepted third party 
demographic data source, indicate that as of 2007 the population for the RMA is 728,332 
persons.  Existing per capita income9 is estimated at $56,208, and the aggregate RMA personal 
income is estimated at $40.9 billion.  The demand for retail goods in the RMA is estimated at 
nearly $13.6 billion in 2007, equivalent to 33.3 percent of the market area’s aggregate personal 
income.  As shown in Table 6, of this total retail demand, slightly under one-fifth (19.7%) can be 
expected to be captured by three categories of Shopper Goods stores:  Apparel and Accessories 
Stores; Furniture, Furnishings and Appliance Stores (Household); and Specialty or “Other” 
Retail Stores.   
 
 
 
 
 
 
 
 
 
 
 
 
 
  Together, these three shopper goods categories are anticipated to comprise nearly 86 
percent of the Expansion space.  As shown in a summary fashion in Table 7, and with greater 
detail in Table 8, between 2007 and 2012 the growth in demand in the RMA for these three retail 
store categories is projected to total over $688.4 million, based upon anticipated population 
increases and personal income growth. 

                                                      
 8   There is one older existing complex—the Laurel Plaza complex which is currently undergoing 
significant renovation—that is located within the RMA, but it serves a very different socioeconomic stratum and is 
not considered as a major competitive influence.  Similarly, the Panorama Mall and Northridge regional shopping 
centers, located north and west of Westfield Fashion Square in the San Fernando Valley, though just outside the 
boundaries of the RMA, are not considered to be competitive, as their market orientations are very different from 
that of Westfield Fashion Square. 
 
 9   The per capita income measure utilized here is the personal income definition utilized by the Bureau of 
Economic Analysis as reported for residents of the State of California and each individual county.  The percentage 
of personal income utilized for retail sales is based upon estimates of aggregate personal income for the state vis a 
vis total retail sales.  For further detail on these relationships, please see the discussion of income concepts presented 
in Appendix B. 
 

Percent of
Retail Category Retail Sales
Apparel and Accessories 4.41%
Furniture,Furnishings and Appliances 3.58%
Specialty ("Other") 11.71%

Total 19.70%

Source:  California State Board of Equalization, 2005 Annual Report; HR&A, Inc.; W & W, Inc.

Table 6
DISTRIBUTION OF NON-DEPARTMENT STORE SHOPPER GOODS
 RETAIL SALES IN THE FASHION SQUARE RETAIL MARKET AREA



 
 

  
HR&A ADVISORS, INC. Page 15 
 August 2007 

 
 
  
 
  
 
 
 
 
 
 
 
 
 
 

 
 Tables 9 (summary) and 10 (detailed presentation) translate the projected incremental 
change in RMA demand for Apparel/Household/Specialty goods into a measure of net 
supportable retail space, allowing for a threshold sales requirement of $400 per square foot of 
GLA in 2007 to reflect the necessary basis for effective market support.  This sales support 
requirement is expected to increase at the rate of three percent annually, reaching $464 per 
square foot of GLA in 2012.  Over the five-year analysis period, the projected increase in 

( in millions)
Retail Category 2007-2012
Apparel and Accessories 154.1$       
Furniture,Furnishings and Appliances 125.1$       
Specialty ("Other") 409.2$       

Total 688.4$       

Source:  HR&A, Inc.; W & W, Inc.

SUMMARY OF PROJECTED INCREASES IN NON-DEPARTMENT STORE 
SHOPPER GOODS RETAIL SALES DEMAND

Table 7

IN THE FASHION SQUARE REGIONAL MARKET AREA, 2007-2012

Net Change
('000s)

2007-2012 2007 2008 2009 2010 2011 2012

Regional Market Area (PMA) Population 42,102            728,332          736,564          744,889          753,309          761,823          770,434          

 Per Capita Personal Income 10,549$          56,208$          58,175$          60,211$          62,319$          64,500$          66,757$          

Aggregate Regional Market Area Income ('000s)) 10,494,141$    40,938,085$    42,849,828$    44,850,846$    46,945,309$    49,137,580$    51,432,226$    

Percent of Personal Income Allocable for Retail Sales:  33.3% 33.3% 33.3% 33.3% 33.3% 33.3%

Potential Demand for Retail Sales ('000s)) 3,494,549$     13,632,382$    14,268,993$    14,935,332$    15,632,788$    16,362,814$    17,126,931$    

Calculation of Demand for Selected Shopper Goods by Major Category:

Net Change
% of Total ('000s)
Demand 2007-2012 2007 2008 2009 2010 2011 2012

Apparel 4.41% 154,110$        601,188$        629,263$        658,648$        689,406$        721,600$        755,298$        

Incremental Growth in Demand by Year ('000s)) 28,075$          29,386$          30,758$          32,194$          33,698$          

Cumulative Growth in Demand ('000s) 28,075$          57,460$          88,218$          120,412$        154,110$        

Household Furnishings, Appliances, et al 3.58% 125,105$        488,039$        510,830$        534,685$        559,654$        585,789$        613,144$        

Incremental Growth in Demand by Year ('000s)) 22,791$          23,855$          24,969$          26,135$          27,355$          

Cumulative Growth in Demand ('000s) 22,791$          46,646$          71,615$          97,749$          125,105$        

Specialty or "Other" 11.71% 409,212$        1,596,352$     1,670,899$     1,748,927$     1,830,599$     1,916,086$     2,005,564$     

Incremental Growth in Demand by Year ('000s)) 74,547$          78,028$          81,672$          85,486$          89,478$          

Cumulative Growth in Demand ('000s) 74,547$          152,575$        234,247$        319,734$        409,212$        
_______________

Source:  California State Board of Equalization; Claritas, Inc.; HRA, Inc.;  W & W, Inc.

Table 8
PROJECTED GROWTH IN DEMAND FOR SELECTED SHOPPER GOODS 

WESTFIELD FASHION SQUARE REGIONAL MARKET AREA (RMA)
2007-2012



 
 

  
HR&A ADVISORS, INC. Page 16 
 August 2007 

supportable retail space for the combined Apparel/ Household/Specialty retail categories is 
nearly 1.5 million square feet. 
  
 
 
 
 
 

 
 
 
 
 
 
 

 

 
The proposed Expansion Project space allocation for each retail category is compared to 

the projected increase in supportable retail space within the RMA over the period 2007-2012 in 
Table 11.  This analysis indicates that the proposed Expansion allocation for Apparel and 
Accessories space represents 43 percent of the projected net increase in supportable space in that 
category for the RMA between 2007 and 2012.  Similarly, the proportion of Expansion Project 
space that will be developed for Household retail goods represents nine percent of the potential 
market increase in Household Goods supportable space over the same period, and the proposed 
allocation for Specialty retail goods represents about eight percent of the total market increase in 
supportable space for that space category. 
 

Retail Category SF GLA
Apparel and Accessories 332,341     
Furniture,Furnishings and Appliances 269,791     
Specialty ("Other") 882,474     

Total 1,484,606  

Source:  HR&A, Inc.; W & W, Inc.

SUMMARY OF PROJECTED INCREASES IN SUPPORTABLE GLA 
FOR SELECTED SHOPPER GOODS IN THE 

FASHION SQUARE REGIONALMARKET AREA, 2007-2012

Table 9

2007 2008 2009 2010 2011 2012

Projected Increase in Supportable Retail Space:

Sales per Square Foot of GLA Requirement, Average: 400$               412$               424$               437$               450$               464$               
Base 400$          
Annual Increase in Required Support 3.0%

 Supportable Apparel Space in GLA, Annual Increase 68,142            69,247            70,369            71,510            72,670            

Cumulative Increase (Adjusted for higher sales requirement per square foot) 68,142            135,404          201,830          267,461          332,341          

 Supportable Funiture/Furnishings Space in GLA, Annual Increase 55,317            56,214            57,125            58,051            58,993            

Cumulative Increase (Adjusted for higher sales requirement per square foot) 55,317            109,920          163,844          217,123          269,791          

 SupportableSpecialtyRetail Space in GLA, Annual Increase 180,940          183,873          186,854          189,883          192,962          

Cumulative Increase (Adjusted for higher sales requirement per square foot) 180,940          359,542          535,924          710,198          882,474          
_______________

Source:  HRA, Inc.;  W & W, Inc.

WESTFIELD FASHION SQUARE REGIONAL MARKET AREA (RMA)
2007-2012

Table 10
PROJECTED INCREASE IN SUPPORTABLE SPACE FOR SELECTED SHOPPER GOODS 

In Square Feet GLA
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 Given the size of the existing RMA and its likely continued growth in population and per 
capita personal income over the five year period 2007 through 2012, the proposed Expansion 
Project will not have a significant impact on the existing base of Shopper Goods retail space in 
the RMA.  Moreover, given Westfield management’s intent to offer stores that will market to 
higher income households, the Expansion Project should not have a significant impact on the 
older centers on the periphery of the RMA in the San Fernando Valley that serve residents with 
more modest incomes. 
 
B. Eating and Drinking Facilities Impact Analysis 
 

While the demand for the Expansion Project’s Eating and Drinking Facilities would 
logically be generated from the entire RMA, because shoppers at the center would be the most 
likely customers to patronize the available restaurants, it can be argued that the major source of 
market support for the Expansion Project’s major dinner restaurants would come from the local 
residents of Sherman Oaks and other nearby communities that are found near the site.  As a 
consequence, the Eating and Drinking Facilities analysis utilizes a 3.0-mile market radius as the 
basis for determining the magnitude of market support that exists for proposed Eating and 
Drinking Facilities at the Westfield Fashion Square site.  The 3.0-mile market radius is identified 
in Figure 4 below:

2007 2008 2009 2010 2011 2012

Total Supportable Apparel Space in RMA 68,142            135,404          201,830          267,461          332,341          

Westfield Fashion Square Apparel Space 144,000          144,000          144,000          

Westfield Market Share of Increase in Demand 71% 54% 43%

Total Supportable Furniture/Furnishings Space in RMA 55,317            109,920          163,844          217,123          269,791          

Westfield Fashion Square Furniture/Furnishings Space 24,000            24,000            24,000            

Westfield Market Share of Increase in Demand 15% 11% 9%

Total Supportable Specialty Retail Space in RMA 180,940          359,542          535,924          710,198          882,474          

Westfield Fashion Square Specialty Retail Space 72,000            72,000            72,000            

Westfield Market Share of Increase in Demand 13% 10% 8%
_______________

Source:   HRA, Inc.; W & W, Inc.

In Square Feet GLA

2007-2012

Table 11
COMPARISON OF PROJECTED INCREASE IN MARKET DEMAND WITH PROJECTED EXPANSION SUPPLY

SELECTED SHOPPER GOODS SPACE
WESTFIELD FASHION SQUARE REGIONAL MARKET AREA (RMA)
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Figure 4:  3.0-Mile Market Radius 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

 
 Tables 12 (summary) and 13 (detailed presentation) provide a projection of the increase 
in Eating and Drinking Facilities demand for the period 2007through 2012 by utilizing an 
analytic approach similar to the one presented above that assessed the need for additional 
Shoppers’ Goods retail space.  The analysis considers two types of restaurant space for the 
Expansion:  Dinner Restaurants, which would constitute about 30,000 square feet of the 
Expansion Project’s GLA; and Fast Food Units organized around a central food court, 
representing about 10,000 square feet of GLA.  In Table 12, the fast food units are considered to 
be comparable to restaurants that the California State Board of Equalization characterizes as 
“Restaurants, No Alcohol”, while dinner restaurants would be considered as comparable to the 
State’s category of “Restaurants with Alcohol.”  The anticipated growth in demand within the 
3.0-mile market area for eating and drinking facilities over the period 2007-2012 should 
approach $155.7 million.  
 
 
 
 
 
  
 
 
 
 

(in Millions)
Restaurant Category 2007-2012
Restaurants, No Alcohol 79.6$         
Restaurants with Alcohol 76.1$         

Total 155.7$       

Source:  HR&A, Inc.; W & W, Inc.

Table 12
SUMMARY OF PROJECTED INCREASE IN EATING & DRINKING SALES 

DEMAND IN A 3-MILE MARKET AREA AROUND FASHION SQUARE, 2007-2012
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 Allowing for both classes of restaurants to achieve sales volumes approaching $550 per 
square feet in 2007 as a threshold support requirement, by 2012 the anticipated increase in local 
area demand should be able to sustain additional restaurant space in an amount approaching 
100,000 square feet for fast food units and over 95,000 square feet for restaurants serving 
alcohol.  These projections are shown in Table 14 below: 
 

 

Net Change
2007-2012 2007 2008 2009 2010 2011 2012

Eating & Drinking Facility Market Area 15,504            228,558          231,578          234,638          237,738          240,879          244,062          

 Per Capita Personal Income (per Census Definition) 9,661$            51,476$          53,278$          55,142$          57,072$          59,070$          61,137$          

Aggregate Regional Market Area Income ('000s) 3,156,050$     11,765,252$    12,337,930$    12,938,485$    13,568,271$    14,228,713$    14,921,302$    

Potential Demand for Retail Sales ('000s) 1,436,003$     5,353,189$     5,613,758$     5,887,011$     6,173,563$     6,474,064$     6,789,192$     

Calculation of Demand for Eating and Drinking Facilities by Major Category:
Net Change

% of Total ('000s)
Demand 2007-2012

Restaurants, No Alcohol 5.54% 79,555$          296,567$        311,002$        326,140$        342,015$        358,663$        376,121$        

Incremental Growth in Demand by Year ('000s) 14,436$          15,138$          15,875$          16,648$          17,458$          

Cumulative Growth in Demand ('000s) 14,436$          29,574$          45,449$          62,096$          79,555$          

Restaurants with Alcohol 5.30% 76,108$          283,719$        297,529$        312,012$        327,199$        343,125$        359,827$        

Incremental Growth in Demand by Year ('000s) 13,810$          14,482$          15,187$          15,927$          16,702$          

Cumulative Growth in Demand ('000s) 13,810$          28,293$          43,480$          59,406$          76,108$          
_______________

Source:  California State Board of Equalization; Claritas, Inc.; HRA, Inc.;  W & W, Inc.

Table 13
PROJECTED GROWTH IN DEMAND FOR EATING AND DRINKING FACILITIES 

WESTFIELD FASHION SQUARE 3.0-MILE MARKET AREA
2007-2012

2007 2008 2009 2010 2011 2012

Projected Increase in Supportable Retail Space:

Sales per Square Foot of GLA Requirement, Average: 550$               567$               583$               601$               619$               638$               
Base 550$        
Annual Increase in Required Support 3.0%

 Supportable Fast Food Restaurant Space in GLA, Annual Increase 25,482            25,944            26,414            26,893            27,381            

Supportable Fast Food Restaurant Space in GLA, Cumulative Increase 25,482            50,684            75,622            100,313          124,772          

 Supportable Dinner Restaurant Space in GLA, Annual Increase 24,378            24,820            25,270            25,728            26,195            

Supportable Dinner Restaurant Space in GLA, Cumulative Increase 24,378            48,488            72,346            95,967            119,366          
_______________

Source:  HRA, Inc.;  W & W, Inc.

2007-2012

In Square Feet GLA

WESTFIELD FASHION SQUARE 3.0-MILE MARKET AREA

Table 14
PROJECTED INCREASE IN SUPPORTABLE SPACE FOR EATING AND DRINKING FACILITIES
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 Table 15 provides a comparison of the projected increase in supportable eating and 
drinking facilities space over the period 2007 through 2012 from local market sources with the 
proposed supply to be developed in the Expansion Project.  The analysis indicates that for fast 
food units the Expansion Project represents about eight percent of the anticipated increase in 
supportable space; for dinner restaurants (restaurants serving alcohol), the Expansion Project 
represents about 25% of the total supportable space. 
 
 

 
 Given the relatively small proportion of future supportable space that is represented by 
the Expansion Project’s Eating and Drinking Facilities, it can be concluded that the development 
of this additional space at Westfield Fashion Square is not likely to have a major impact on the 
existing base of restaurants in the local market area, and most certainly is not likely to contribute 
to conditions that would lead to urban decay as defined by CEQA. 
 
 In addition to the quantitative demand/supply analysis presented above, field surveys 
were conducted of the 3.0-mile radius Eating and Drinking Facilities Market Area in order to 
determine whether there were any signs of vacancy or other physical conditions that might be 
exacerbated or otherwise negatively impacted by the proposed eating and drinking facility 
development program at Westfield Fashion Square.  Based on findings from two visits to the 
market area, the primary commercial corridor in the region, Ventura Boulevard, exhibits 
significant economic vitality along its entire length within the six-mile diameter of the Eating 
and Drinking Facility market area.  Only three vacant parcels of land were observed over the six 
miles, and these parcels were each under two acres in size.  A thumbnail sketch of the road 
segments of Ventura Boulevard that are within the 3.0-Mile Market Area and that were evaluated 
is provided below, starting from the eastern perimeter of the study zone: 
 
 Ventura Boulevard, Woodley Avenue to Interstate-405.  This is an area of mixed uses that is 

going through substantial redevelopment with higher density projects, particularly mid-rise 
office space.  Retail recycling includes the development of two-story retail projects such as 
Encino Place that offer subterranean parking.  There are also larger chain stores such as 
Marshalls, a hospitality use at the Interstate-405 freeway interchange, and a number of 

2007 2008 2009 2010 2011 2012
Total Supportable Fast Food Restaurant Space in Market Area 25,482            50,684            75,622            100,313          124,772          

Westfield Fashion Square Fast Food Restaurant Space 10,000            10,000            10,000            

Westfield Market Share of Increase in Demand 13% 10% 8%

Total Supportable Dinner Restaurant Space in RMA 24,378            48,488            72,346            95,967            119,366          

Westfield Fashion Square Dinner Restaurant Space 30,000            30,000            30,000            

Westfield Market Share of Increase in Demand 41% 31% 25%
_______________

Source:   HRA, Inc.; W & W, Inc.

In Square Feet GLA

Table 15
COMPARISON OF PROJECTED MARKET DEMAND WITH PROJECTED EXPANSION SUPPLY

EATING AND DRINKING FACILITIES SPACE
WESTFIELD FASHION SQUARE 3.0-MILE MARKET AREA

2007-2012
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residential and institutional uses.  There is also a mix of fast food and chain sit-down 
restaurants, though no major concentrations per se of such restaurant uses.  There are very 
few retail vacancies and virtually no vacant sites. 

 
 Ventura Boulevard, Interstate-405 to Van Nuys Boulevard.  This segment is dominated by 

the intersection of Ventura Boulevard with Sepulveda Boulevard, where there are high-rise 
office buildings and the transformed Sherman Oaks Galleria, which has become a life-style 
retail center and office space.  Similar to the development activity on Ventura Boulevard 
west of the freeway, this segment is also undergoing intensification with recycling of older, 
single-story retail buildings to two-story retail complexes and mixed use projects.  There was 
only one vacant lot fronting the Boulevard noted in this segment, a small, fenced parcel on 
the south side of the street with no obvious signs of development activity or presence of real 
estate signs.  Vacancy rates for retail space are very low in this segment, probably three 
percent or less. 

 
 Ventura Boulevard, Van Nuys Boulevard to Woodman Avenue.  This segment is 

characterized by a great variety of smaller community-oriented retail and service businesses 
that occupy an array of different types of buildings, including newly-built commercial spaces 
and converted residential bungalows.  The one significant redevelopment opportunity on 
Ventura Boulevard within the 3.0 mile radius is located in this area – a property located on 
the north side of Ventura Boulevard across from its intersection with Stansbury Avenue that 
is an assemblage comprised of an old restaurant named Barone’s, a used car lot and possibly 
other smaller vacant properties that front on Moorpark Street.  Barone’s Restaurant has 
relocated to a new site on Woodman Avenue, thus remaining in the immediate area.  
According to a realtor at Piken Company who is representing the developer, the site is being 
redeveloped with a mixed use project that will include 16,500 square feet of commercial 
space, including 10,200 square feet of eating and drinking facilities, and affordable 
residential condominiums.  The asking rates for commercial space is $4.95 per square foot, 
triple-net (NNN). 

 
 Discussions with local realtors also revealed the following: 
 

-- There is significant demand for retail space on Ventura Boulevard, including 
demand from local-oriented restaurateurs who would never seek a mall 
location like a national chain restaurant that would locate in a regional mall. 

 
-- Demand for space is particularly high on the street segments situated between 

Woodman Avenue and Laurel Canyon Boulevard.  Typically, empty retail 
spaces will be re-tenanted in about three weeks, and achievable rents are 
approaching $5.00 to $5.25 per square foot NNN, rents that are purported by 
realtors to be higher typically than rents obtainable for properties located on 
Ventura Boulevard in Encino.   

 
-- Part of the low availability of space relates to the fact that leases are typically 

longer-term, running from five to 10 years.  Since there is low turnover, there 
is low availability. 
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-- A second restaurant site, formerly the “Ventura,” was also located in this 

segment.  The property is on the south side of Ventura Boulevard at the 
southeast corner of Stern Avenue.  While real estate signs indicating the 
availability of the property were noted in an initial field survey conducted in 
May 2007, they were no longer present during the June field survey and 
demolition of the existing structure had begun — an indication that 
redevelopment was imminent. 

 
 Ventura Boulevard, Woodman Avenue to Coldwater Canyon Avenue.   Along this segment, 

commercial uses and building composition continues to follow a pattern that is similar to the 
eastern portion of the Van Nuys-to-Woodman Ventura Boulevard segment until Fulton 
Avenue, where the south side of Ventura Boulevard changes to residential use until Van 
Noord Avenue.  However, retail and service uses continue on the north side of the street for 
the entire length of the segment.  Some vacancies in smaller, older facilities were noted on 
the south side of the Boulevard at Dixie Canyon, otherwise existing space is virtually fully 
occupied or undergoing renovation.  Finally, there are several well-known local restaurants 
located along this segment that have been extremely successful over the years, and serve an 
older, local market that is likely to be different in demographic character from the likely 
composition of future patrons of eating and drinking establishments at Westfield Fashion 
Square.   

 
 Ventura Boulevard, Coldwater Canyon Avenue to Laurel Canyon Boulevard.  This 

segment resumes the pattern of commercial strip development on both sides of the 
Boulevard, featuring the well-known Sportsmen’s Lodge Hotel and restaurant facility and a 
Ralph’s neighborhood center at the Coldwater Canyon intersection.  It then continues with an 
eclectic mix of retail uses that include large delicatessens, automotive-related retail, 
architects’ offices and high-end boutiques.  As noted above, rents in this area are at $5.00 per 
square foot NNN, and there is very little space available. 

 
 The June 4, 2007 edition of the Los Angeles Business Journal carried an article indicating 

that the Sportmen’s Lodge had been sold to local investor who has plans to renovate the 
existing hotel and add retail space.  Reportedly, the project would retain the Sportmen’s 
Lodge name, and would be renovated to evoke the “mid-century cool” of the San Fernando 
Valley of the 1950s.  The article further indicated that as much as 300,000 square feet of 
retail space could be constructed on the site, but for the immediate future the property will 
continue to operate as a hotel, restaurant and banquet facility. 

 
 Ventura Boulevard, Laurel Canyon Boulevard to Tujunga Avenue.  East of Laurel Canyon 

the Boulevard changes to a diverse mix of larger and smaller retail, service and office-
oriented uses with generally less retail intensity.  Major uses include the CBS Studio City 
Center; a shopping center anchored by Marshalls; a set of automobile-oriented retail stores 
and services; and an abundance of Chinese and Japanese restaurants.  Once again, there are a 
few vacancies in the older residential buildings that have been converted to commercial use, 
but no vacant land or even parcels with obviously underperforming commercial uses that 
would be ripe for redevelopment.  
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 Field investigations were also conducted along Van Nuys Boulevard, Coldwater Canyon 
Avenue, Woodman Avenue, Laurel Canyon Boulevard, Victory Boulevard, Burbank Boulevard, 
Magnolia Boulevard, Riverside Drive and Moorpark Street, the other major streets that serve as 
locations for retail activities within the 3.0 mile Eating and Drinking Facilities Market Area.  
Typically, these streets provide neighborhood-oriented and community-oriented convenience 
retail facilities, with the exception of Van Nuys Boulevard and Laurel Canyon Boulevard which 
are discussed below. 
 
 Van Nuys Boulevard.  The commercial character of this street provides for a number of 

different functions from its southern terminus near its intersection with Ventura Boulevard 
until it leaves the market area at Vanowen Street to the north.  From Ventura Boulevard to 
the Ventura Freeway (U.S. Highway 101) the development pattern is very similar to that 
found along Ventura Boulevard — a rich diversity of shops and services. From the Ventura 
Freeway to Magnolia Boulevard, the Boulevard is dominated by medical facilities and 
related services, including the Sherman Oaks Hospital and Health Center.  From Magnolia 
Boulevard to Calvert Street the Boulevard performs as a region-serving automobile row with 
a series of auto dealers and auto-related service and parts businesses.  From Calvert Street to 
Vanowen Street, the Boulevard becomes a convenience-oriented district with both public 
services and local retail uses, many with a South American character.  While there are 
restaurants along the Boulevard’s entire length, they are not likely to compete with the 
facilities planned for Westfield Fashion Square.   

 
 Laurel Canyon Boulevard.  Retail developments on Laurel Canyon Boulevard within the 

3.0-Mile Market Area are dominated by an older complex centered at the Boulevard’s 
intersection with Victory Boulevard.  Two former regional centers have effectively merged 
together at this site:  Valley Plaza north of the Victory Boulevard intersection; and Laurel 
Plaza to the south.  Plans were announced in 2006 indicating that a joint venture between JH 
Snyder and Federated Department Stores would result in a mega-mall north of Victory 
Boulevard featuring Macy’s as an anchor.  To date, a new high school is under construction 
on portions of the project fronting Laurel Canyon Boulevard north of Hamlin Street.  While 
no restaurant program has been announced for the project, it is unlikely that new 
development at this site would directly compete with new restaurant development at Fashion 
Square, because they would be serving different market needs and because  the developer of 
the new center would have ample market knowledge of the Westfield Fashion Square 
program and plan the new facility’s use mix accordingly. 

 
 In summary, several older restaurants located on sites along Ventura Boulevard have 
been closed in recent years and the underlying properties put up for redevelopment.  Based on 
field surveys and interviews with real estate brokers and other professionals knowledgeable 
about the area, these closures do not appear to be indications of impending urban decay resulting 
from a condition of oversupply of dining opportunities in the market place, but are more likely a 
reflection that these facilities were “victims” of the strong real estate market that will support 
higher and better uses.  Many of these older restaurants have experienced increasing difficulty 
providing adequate parking for their patrons, and landowners have found that the relatively large 
sites can be recycled to higher and more efficient uses. 
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III. CONCLUSIONS 
 
 Based on the foregoing analysis, it can be concluded that although the Expansion Project 
may be a new source of competitive supply in both the RMA for specified retail uses and the 3.0-
mile local market area for eating and drinking facilities, there is little possibility that the 
operation of the Expansion Project uses will result in significant adverse economic competition 
leading to a threat of “urban decay.” 
 
 More specifically, the analysis of potential impacts has revealed the following: 
 
 Shopper Goods (Apparel, Furniture/Home Furnishings and Specialty Goods).  Based on 

an analysis of the RMA for Westfield Fashion Square, the 240,000 square feet GLA of 
Shopper Goods space in the Expansion Project is projected to capture less than significant 
market shares of the anticipated growth in demand of Apparel and Accessories space; 
Furniture, Furnishings and Appliances space; and Specialty or “Other” retail space over the 
period 2007 through 2012, as shown in Table 16. 

 
 
 

 
 
 
 
 
 
 
 
 
 
This leaves substantial market share to be captured by other retailers in the RMA as well as 
allowing existing stores to expand their sales at rates above anticipated the inflationary 
growth rate.  Thus, it may be concluded that the development of Shopper Goods uses in the 
Expansion Project will not be a cause of urban decay at any of the existing shopping centers 
and business districts found in the market area served by Westfield Fashion Square.     

 
 Eating and Drinking Facilities.  Analysis of the potential impact of the proposed Eating and 

Drinking Facility component of the Expansion Project indicates that there is ample market 
support generated by the local resident population within a 3.0-mile market radius around 
Fashion Square to support the proposed addition of 40,000 square feet GLA of space planned 
for the Expansion Project .  As summarized in Table 17,  the market shares required to 
sustain the Expansion Project allow for significant future demand to be captured by existing 
and future competition.  

Expansion Area Percent of RMA
Retail Category Square Feet GLA Supportable Space
Apparel and Accessories 144,000   43%
Furniture,Furnishings and Appliances 24,000     9%
Specialty ("Other") 72,000     8%

Total 240,000   

Source:  HR&A, Inc.; W & W, Inc.

EXPANSION PROJECT'S SHARE OF SUPPORTABLE SHOPPER GOODS SPACE
Table 16

IN THE FASHION SQUARE REGIONAL MARKET AREA
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Because the addition of the proposed eating and drinking uses in the Expansion Project will 
not have a significant negative impact on the existing supply of competitive uses in the local 
market area, this component of the Expansion Project will not lead to urban decay at any of 
the existing shopping centers and business districts found in the competitive market area. 

 
 Field surveys of the primary commercial streets adjacent to the Expansion Project confirm 

that the area is experiencing significant reinvestment as older facilities and larger sites 
transition into new commercial development, including new retail and eating and drinking 
facilities. 
 

************************** 
   
 Given the finding that the scale of supportable retail and dining space that can be 
supported by future customer demand exceeds the retail and restaurant floor area planned for 
each respective category of retail and eating and drinking facility space planned for the 
Expansion Project, and that the commercial area surrounding the site is experiencing significant 
reinvestment, it can be concluded that no adverse economic impacts are likely to result in the 
market areas applicable to the Expansion Project.  Therefore, there is no requirement to further 
evaluate potential changes in the physical environment that are associated with the economic 
interactions between the Expansion Project and its market context. 
 
 In addition, field surveys indicate that although several older restaurants located on sites 
along Ventura Boulevard have been closed in recent years and the underlying properties put up 
for redevelopment, these closures do not appear to be indications of impending urban decay 
resulting from a condition of oversupply of dining opportunities in the market place.  Rather, this 
is a consequence of a strong real estate market that will support higher and better uses.  

Expansion Area Percent of Local Market
Restaurant Category Square Feet GLA Supportable Space
Fast Food Restaurants 10,000     8%
Restaurants with Alcohol 30,000     25%

Total 40,000     

Source:  HR&A, Inc.; W & W, Inc.

Table 17
EXPANSION PROJECT'S SHARE OF SUPPORTABLE EATING & DRINKING 

FACILITIES SPACE IN A 3-MILE MARKET RADIUS AROUND FASHION SQUARE
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2800 28TH STREET, SUITE 325, SANTA MONICA, CALIFORNIA  90405  $  TEL: 310.581.0900   $   FAX: 310.581.0910 
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QUALIFICATIONS TO PREPARE  
CEQA/NEPA DOCUMENTATION ON SOCIOECONOMIC ISSUES 

 
 
 HR&A Advisors, Inc. (HR&A) is a full service policy, financial and management 
consulting firm.  Founded in 1976, the firm has a distinguished track record of providing realistic 
answers to complex economic, economic development, public finance, real estate, housing and 
strategic planning problems.  HR&A clients include Fortune 500 corporations, all levels of 
government, the nation’s leading foundations, and not-for-profit agencies.  The firm has 
extensive experience working for the legal community in such roles as court-appointed special 
master, consent decree monitor, technical advisor and expert witness.   
 
 HR&A’s practice lines include local and regional economic analysis, economic 
development program formulation and analysis, fiscal impact analysis, real estate analysis and 
advisory services, housing policy research and analysis, population forecasting and demographic 
analysis, and transportation and other capital facilities analysis and financing. 

 
 Among the qualities for which HR&A is widely known and respected are the impeccable 
quality of its analysis, ability to invent new analytic methods and approaches to suit the needs of 
a particular client, independent professional judgment honed through extensive exposure to the 
rigors of the public review process and the scrutiny of the judicial system, the ability to translate 
complex technical analysis for a variety of non-technical audiences, and the extensive 
involvement of its Partners in every project it accepts. 
 
 The firm’s domestic and international consulting is provided by a staff of 30 people 
located in offices in Los Angeles and New York.  Staff members include public finance 
professionals, planners, economists, architects, lawyers, and experienced project managers.  
Virtually every member of the firm has substantial public or private sector experience in 
economic, financial and policy analysis, real estate development and planning. 
 
 HR&A has frequently been called on by its public and private sector clients to provide 
analysis of population, housing, employment, economic, public school facilities and induced 
growth impacts for projects subject to the California Environmental Policy Act and the National 
Environmental Policy Act.  The following are examples of projects that illustrate this experience.
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For Public Sector Clients 
 
 For the City of Lancaster, HR&A is preparing economic, fiscal and “urban decay” analysis for EIRs on the 

Lane Ranch Towne Center and The Commons at Quartz Hill, two regional shopping centers planned for 
opposite corners at 60th and Avenue L. 

 
 For Los Angeles World Airports, HR&A prepared all of the economic impact analyses needed to evaluate 

alternative Master Plan concepts for future development of Los Angeles International Airport.  The project 
included extensive econometric modeling of future baseline (pre-project) economic conditions and forecasts of 
conditions under alternative development scenarios in the City of Los Angeles, the County of Los Angeles, 
incorporated and unincorporated areas adjacent to the airport, and the surrounding five-county region.   

 
 For the City of Chicago Department of Aviation, HR&A prepared regional and local economic and fiscal 

impact analyses of the O'Hare Modernization Program (OMP), which was be used by the Federal Aviation 
Administration to prepare an Environmental Impact Statement on the project.  The analysis includes 
econometric modeling of the six-county Chicago regional area to forecast the employment, total economic 
output, population and households, among other factors, that would be associated with the $16-billion OMP 
project, as compared with a No Project scenario. 

 
 For the City of Los Angeles Environmental Affairs Department, HR&A prepared draft Initial Study screening 

criteria, thresholds of significance and recommendations for analysis approach on the topics of housing, 
population and employment impacts. 

 
 For Central City West Association and the City of Los Angeles, HR&A prepared a demographic portrait and 

forecast, and baseline "jobs/housing balance" analysis as part of the Central City West Specific Plan, a 
transitional neighborhood located directly north of Pico-Union, and across the Harbor Freeway, from the Los 
Angeles central business district.  HR&A's analysis was used as the technical basis for the population, housing 
and employment sections of the EIR on the Plan.  The firm also assisted counsel for interested parties regarding 
these issues during subsequent litigation over the adequacy of the Final EIR, which was ultimately decided in 
favor of the City. 

 
 For the Santa Monica-Malibu Unified School District, HR&A managed a detailed review of the options 

available to the District to consolidate use of its four properties in the Ocean Park neighborhood of Santa 
Monica, an area which had been experiencing significant enrollment declines.  The project included managing 
the preparation and certification of an EIR on the multi-site strategy adopted by the Board of Education, which 
included construction of the first new elementary school since the 1950s. 

 
 For the University of California, Los Angeles, the firm prepared an analysis of the degree to which employment 

and housing associated with UCLA's 1991 Long Range Development Plan was consistent with the emerging 
regional planning concept of "jobs-housing balance."  The firm's analysis was included as a technical appendix 
to the Final EIR on the Plan, which received approval by the Regents of the University. 

 
 Also for the University of California, Los Angeles, HR&A prepared the population and housing section, and 

contributed to the induced growth section of the EIR on the 2000-2010 Long-Range Development Plan Update 
for the campus.  The Final EIR was certified by the Regents. 

 
 For the University of California, Santa Barbara, HR&A analyzed the public school impacts of the 1992 Long-

Range Development Plan for the Santa Barbara campus, and prepared a Supplemental Environmental Impact 
Report on this issue, pursuant to a judgment against the University in an action brought by the Goleta Union 
School District.  The Supplemental EIR was certified by the Regents of the University.  Upon return to the writ, 
the court found that the analysis adequately supported the Regent's action.  This determination was upheld by 
the Second District Court of Appeal in Goleta Union School District v. Regents of the University of California , 
36 Cal. App. 4th 1121 (1995) (opinion on rehearing), holding that the University was not required to pay school 
mitigation fees. 
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 For the Southern California Association of Governments (SCAG), HR&A prepared the economic and fiscal 
impact sections of the EIR on SCAG’s 1996 Regional Comprehensive Plan and Guide. 

 
 
For Private Sector Clients 
 
 For Westfield Corporation, HR&A prepared “urban decay” and public services impact analyses for a 100,000 

square foot addition to the existing Westfield Santa Anita super-regional shopping center in Arcadia. 
 
 For Bisno Development Company, HR&A is preparing technical reports on the population, housing 

employment and school facilities impacts of a 2,300-unit condominium project proposed for a former US Navy 
housing site in the San Pedro-Wilmington area of Los Angeles. 

 
 For General Growth Properties, HR&A prepared detailed comments on various socio-economic issues in the 

Draft and Final EIR for the Americana at Brand, a “lifestyle” mall proposed for a site immediately adjacent to 
the Glendale Galleria in Glendale. 

 
 For Universal Studios, Inc., HR&A analyzed the employment, housing, population and economic and fiscal 

impacts in Los Angeles County of a proposed $3 billion Specific Plan that will nearly double the intensity of 
development at Universal City, the home of Universal Studios, Inc.’s film studio, studio tour, various 
entertainment retail uses, commercial office buildings and hotels.  HR&A’s analyses were included in the 
project’s Draft EIR.  HR&A is now preparing similar analyses for the EIR on the new Universal City Vision 
Plan being proposed by NBC Universal. 

 
 For the Ratkovitch-Villaneuva Partnership, HR&A prepared the employment, housing, population and public 

schools impact analyses for the EIR on a proposal to construct 10 million square feet of new commercial and 
residential development around the City of Los Angeles’ Union Station.  The Draft EIR was certified by the Los 
Angeles City Council. 

 
 For St. John’s Hospital and Health Center, HR&A prepared analyses of the economic and fiscal impact of 

current health center impact on the economy of the City of Santa Monica, and the impact that will result from 
each of two phases of a major reconstruction of the health center following the 1994 Northridge earthquake.  
The analysis was relied on by the City’s consultants in preparing the project’s EIR, which was certified by the 
Santa Monica City Council.  HR&A also prepared analysis for the Health Center on the degree to which draft 
police services mitigation measures being considered by the City met the requirements of CEQA. 

 
 For The Walt Disney Company, HR&A prepared a comprehensive analysis of the employment, population, 

housing, "jobs-housing balance" and vehicle miles traveled impacts of Downtown Disney and Disney’s 
California Adventure, in Anaheim.  The firm's analysis is contained in a series of technical appendices to the 
EIR, which was certified by the Anaheim City Council. 

 
 Also for The Walt Disney Company, HR&A analyzed the "jobs-housing balance" implications of a proposal to 

consolidate all of Disney's studio and studio-related administrative facilities on a single site in the City of 
Burbank.  HR&A's analysis was included as a technical appendix to the project’s EIR, which was certified by 
the Burbank City Council. 

 
 For Wilshire-Barrington Associates, HR&A analyzed the population, housing, employment and jobs-housing 

balance impacts of a preliminary concept for converting the Barrington Apartments in West Los Angeles into a 
mixed-use project consisting of 700 apartments, a 262-room hotel, 210,000 s.f. of office space plus 
miscellaneous retail.   

 
 For the Santa Monica Beach Hotel Development Partnership, HR&A coordinated an extensive review and 

prepared the Draft EIR comment letter for the developer of a proposed 160-room luxury hotel and community 
center proposed for a parcel of State-owned land along Santa Monica Beach. 
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 For Reliance Development Group, HR&A coordinated an extensive review and prepared the Draft EIR 
comment letter for the developer of a 1.8 million square foot office park and studio complex proposed for 
surplus land at Santa Monica Airport. 

 
 For Maguire Thomas Partners, HR&A coordinated an extensive review and prepared the Draft EIR comment 

letter for the developer of a proposed office building and hotel project to be developed on Ocean Avenue in the 
City of Santa Monica. 
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REPRESENTATIVE LIST OF CLIENTS 
 

Financial Institutions & Investment Companies 
American Council on Life Insurance 
Citibank Private Banking Group  
Citicorp Real Estate, Inc. 
Community Preservation Corporation 
First Union National Bank 

 Fleet Financial Group 
 Goldman Sachs 
 Hartland Asset Management 
 Lehman Bros. 

Shorebank Corporation 
   

Real Estate Development Organizations and 
Private Companies 
 ARC Development  

ARCORP Properties 
 Bermant Development Company 
 Boeing Realty Corporation 
 Casden Properties, Inc. 
 Castle & Cook Development Company 
 Centex Homes 

Continental Development Corporation 
Daniel Island Development Company  

 Disney Development Corporation 
 Edward J. Minskoff Equities 
 Gaylord Entertainment  
 General Growth Properties 
 Gibson Speno LLC 
 Home Depot Company 
 JMB Urban Realty Corporation 
 K. Hovnanian Companies of California 
 Landmark Land Company 
 Madison Square Garden 
 Maefield Development Corporation 
 Maserich Company 

Maguire Thomas Partners  
Millennium Partners 

 Newhall Land & Farming Company 
 New York Times Company 

Olympia & York (USA) 
The Related Companies 
Reliance Development Group  
Santa Monica Beach Development 

Corporation 
Starrett Housing Corporation 

 Sunset Development Corporation 
Tishman Speyer Properties  

 Trammell Crow Company 
 Trammell Crow Residential 
 TransAction Companies, Ltd. 
 Twentieth Century Fox  
 Universal Studios, Inc. 
 The Walt Disney Company 
 Westfield Corporation, Inc. 
 William Lyon Homes 

 World Financial Properties 
 
Public Development Agencies 
 Alliance for Downtown New York 
 Battery Park City Authority 
 Brooklyn Bridge Park Development 

Brooklyn Navy Yard Development 
Corporation 

 Catskill Watershed Corporation 
 Catholic Charities of Brooklyn  
 Cincinnati Business Committee 

Columbus Downtown Redevelopment 
Corporation 

Downtown Brooklyn Local Development 
Corporation 

 Economic Development Growth 
  Enterprises, Oneida Co., NY 
 Empire State Development Corporation 
 Inland Valley Development Agency 
 Memphis Riverfront Development Corp. 
 National Capital Revitalization Corp. 

 New York City Economic Development 
Corporation 

 New York State Urban Development 
  Corporation 
 Penmar Development Corporation 
 Port Authority of New York and  
  New Jersey 
 Queens West Development Corporation 
 
Cultural, Recreational & Special Events Clients 
 American Museum of Natural History 
 Brooklyn Academy of Music 
  Corporation 
 Brooklyn Museum of Art 

  City of New Haven Arts & 
Entertainment Facilities Committee 

 Lincoln Center for the Performing Arts 
 Madison Square Garden 
 New Jersey Performing Arts Center 
 NYC2008 
 Public Space for Public Life 
 Randall’s Island Sports Foundation 
 The Trust for Public Land 
 
Other Quasi-Public and Non-Profit Organizations 
and Foundations 
 Apartment Association of Greater  
  Los Angeles 
 The Bowery Mission 
 Common Ground Community 
 Cornell University 
 Corporation for Supportive Housing 
 Community Services Society of  
  New York 
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Other Quasi-Public and Non-Profit Organizations 
and Foundations (con’t.) 

The Enterprise Foundation 
Ford Foundation 

 Gay Men’s Health Crisis 
 Griffiss Local Development Corporation 
 Harry Frank Guggenheim Foundation 
 Kaiser Permanente 

Local Initiatives Support Corporation 
Los Angeles Collaborative for Community 

Development 
Metropolitan Boston Housing Partnership  

 Metropolitan Jewish Geriatric Center 
 National Equity Fund 
 Neighborhood Progress, Inc.  
 New York Blood Center 

Newark Alliance 
Saint John’s Hospital and Health Center 

 Saint Vincent’s Hospital  
San Gabriel Valley Council of Governments  

 Spanish-American Merchant’s Assoc. 
 University of California, Los Angeles 
 University of California, Santa Barbara 
 Upper Manhattan Empowerment Zone 
  Development Corp. 
 Williamsburg Affordable Housing 
 Westside Urban Forum 
 
Governmental Agencies 
 Boulder Urban Renewal Authority 

 City of Berkeley Rent Stabilization Board 
 City of Beverly Hills 
 City of Chester (PA) 
 City of Columbus 

City of Culver City (CA) 
 City of Detroit 
 City of Houston 
 City of Huntington Beach (CA) 
 City of Indianapolis 
 City of Lancaster  
 City of Los Angeles 
 City of New York  
 City of Olathe (KS) 
 City of Phoenix 

City of San Luis Obispo (CA) 
 City of Santa Monica 
 City of West Hollywood (CA) 
 City of Yonkers 

Community Redevelopment Agency of the 
City of Los Angeles 

 Compton Unified School District (CA) 
 County of Santa Barbara 
 District of Columbia 

 New Jersey Department of Commerce and 
Economic Development 

 

 Redevelopment Authority of the  
  City of Philadelphia 
 San Diego Association of Governments 
 Santa Ana Unified School District (CA)  
 Santa Monica-Malibu Unified  
  School District 

Southern California Association of 
Governments 

 Yonkers Office of Downtown & 
  Waterfront Development 
 
Transportation Agencies 
 City of Chicago Department of Airports 
 Connecticut Dept. of Transportation 
 Delaware Dept. of Transportation 
  
 Los Angeles County Metropolitan 
   Transportation Authority 
 Los Angeles World Airports 
 Massachusetts Bay Transportation 
  Authority 
 New Jersey Transportation Corp. 
 New York Metropolitan Transportation 
  Authority 

San Diego County Regional Airport 
Authority 

 U.S. Dept. of Transportation 
 
Housing Agencies 
 Chicago Housing Authority 

 Community Redevelopment Agency of the 
City of Los Angeles 

Cuyahoga Metropolitan Housing Authority 
(IN) 

 Detroit Housing Commission 
 Housing Authority of Baltimore City 

Housing Authority of the City of Houston 
Housing Authority of the County of Los 

Angeles 
Housing Authority of the City of Santa  

Monica 
 Housing Bureau, City of Long Beach 
 Indianapolis Housing Authority 
 Los Angeles Housing Department 

New York City Housing Authority 
New York City Housing Development 

Corporation 
New York State Housing Finance Agency 

 Omaha Housing Authority (NE) 
 Philadelphia Housing Authority 

Redevelopment Authority of the City of 
Philadelphia  

 St. Louis Housing Authority (MO)  
United States Department of Housing and 

Urban Development 
 

  



 

 

WHITNEY & WHITNEY, INC. 
2876 Anchor Avenue 

Los Angeles, California USA 
Tel:  1.310.838.5240; Fax:  1.310.838.7448 

e-mail:  whitneywhitney@sbcglobal.net 
  

Whitney & Whitney, Inc. (W&W) is a real estate development advisory services firm located in Los 
Angeles, California.  The company was founded by William H. Whitney, Ph.D. in 1984.  After six years of 
serving the southern California and Hawaii markets, W&W reduced the scope of its activities when Mr. 
Whitney was recruited by Arthur Andersen to assist their Real Estate and Hospitality/Leisure consulting 
practices in establishing both a national and international presence. 
 
Mr. Whitney served with Arthur Andersen for over nine years, participating on major real estate and 
hospitality consulting engagements in over 40 different countries throughout the world.  Activities during 
this period also included starting Arthur Andersen’s Asia/Pacific Region real estate consulting practice in 
Manila, and spending three years in Andersen’s London offices serving as a resource for the European 
and Middle East real estate consulting practices. 
 
Following his return to the United States in March 2000 Mr. Whitney has re-activated Whitney & Whitney, 
Inc.  The firm’s major focus is on the provision of real estate consulting services to both public and private 
clients in the following areas: 
 

• Due diligence services for companies involved with the acquisition and operation of real estate 
assets; 

• Participation on multi-disciplinary teams with architects, planners and other design professionals 
in the planning of resorts, new communities and urban mixed-use projects 

• Advisory services related to the maximization of returns from corporate real estate assets; 
• Advisory services related to the maximization of public benefits from proper utilization of public 

lands; 
• Market feasibility studies for large scale land development programs, including waterfront 

projects, shopping centers, resorts, and new communities;   
• Master planning for large-scale urban parks and open space programs; 
• Financial feasibility studies for proposed real estate investments; 
• Negotiation assistance related to the formation and implementation of public/private partnerships; 
• Fiscal impact, economic impact, cost-revenue and cost-benefit evaluations of proposed real 

estate development activities for public agencies and private developers;  
• Valuation/expert witness services related to complex real estate transactions and/or arbitration 

and litigation proceedings; and 
• Implementation services related to attaining necessary development entitlements and funding for 

real estate programs. 
 
W & W’s recent projects include the following:  since the early 1990s has served as a real estate 
economic and financial advisor to the State of Hawaii Aloha Tower Development Corporation related to 
the redevelopment of the downtown Honolulu waterfront; performed a market and financial analysis of a 
proposed “high technology” park/mixed-use commercial development program in Dubai, United Arab 
Emirates known as Dubai Internet City; conducted an analysis of the economic feasibility of converting 
the 4,700-acre El Toro Marine Corps Air Station to an urban park;  conducted an analysis of the 
redevelopment potentials for tourist-serving projects in the Old City of Shanghai; provided a market 
analysis of the retail redevelopment potential for the International Market Place in Waikiki for the Queen 
Emma Foundation;  performed an evaluation of redevelopment potentials and the resultant fiscal impacts 
from conversion of certain industrial lands to retail and other uses for the City of San Jose; provided an 
evaluation of the market feasibility for residential and commercial retail uses on surplus lands owned by 
Ohlone Community College, Fremont, California; evaluated the market and financial opportunity for 
development of a major shopping center near Mililani Town on the Island of Oahu, Hawaii for Forest City; 
and reviewed the market for office and retail commercial uses near the East Eisenhower Transit Station 
for the City of Alexandria, Virginia; and a market study for a C. J. Segerstrom & Sons development project 
located near South Coast Plaza in Orange County.  Currently, the firm is serving as an advisor to Castle 
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& Cooke on the preparation of a master plan and development strategy for 28,000+/- acres of land 
located on the North Shore of the Island of Oahu; providing a review of the master plan for the Sa’adiyat 
Island resort located in Abu Dhabi, United Arab Emirates; and preparing market/financial analyses and a 
business plan for a proposed destination spa to be located in the Santa Monica Mountains. 
 
Mr. Whitney’s background in the analysis of major shopping center developments and the planning of 
their adjacent lands supersedes the formation of W & W.  He has been conducting investigations of retail 
development opportunities for nearly 40 years, starting with the re-use of the Chevron properties located 
in El Segundo and Manhattan Beach that ultimately led to the development of Manhattan Beach Village.  
One such project, the planning of the Puente Hills Mall and its immediate surrounding lands for the 
Western Harness Racing Association in 1970, was the inspiration for his doctoral dissertation, “An 
Investigation of Selected Impacts on Surrounding Lands Which are Generated by Development of 
Regional Shopping Centers” (UCLA, 1975).   
 
A partial listing of Mr. Whitney’s shopping center experience includes the following: 
 
ERNEST W. HAHN, INC. (NOW TRIZECHAHN):  Regional Shopping Center Market Analysis and 
Economic/Fiscal Impact Studies, California and Washington 
Conducted numerous market feasibility and economic/fiscal impact studies of proposed regional shopping 
centers for the Ernest W. Hahn Company, forerunner to TrizecHahn, including analyses for the following 
existing regional shopping centers:  Puente Hills Mall, City of Industry; Mariner’s Island, San Mateo; North 
County Fair, Escondido; Kelso Mall, Kelso, Washington; and Sierra Vista, Clovis, California. 
 
PSB REALTY CORPORATION:  Costa Mesa Courtyards, Costa Mesa, California 
Performed market and financial feasibility studies for the Costa Mesa Courtyards, a 173,000 square foot 
shopping center once honored as the “Best Retail Development” in the Western States at the Pacific 
Coast Builders Conference.  The 11-acre project has been an important stimulus to the revitalization of 
the City of Costa Mesa’s old central business district. 
 
JAMES YOUNGBLOOD, DEVELOPER:  The Lumberyard, Encinitas, California 
Conducted market and financial feasibility studies for the project, a specialty retail center with 80,000 
square feet of retail space located in the City of Encinitas.  The center has been successfully developed, 
and has performed at or above initial market expectations. 
 
THE IRVINE COMPANY:  Fashion Island and Spectrum Center Impact Studies, Newport Beach and 
Irvine, California 
Conducted economic and fiscal impact evaluations of these two major centers as part of their 
submissions for general plan amendments to the Cities of Newport Beach and Irvine, respectively.  The 
Fashion Island expansion program focused on the interactive benefits that could be generated between 
the existing and proposed retail uses and the surrounding hotel and office developments; in contrast, the 
central concern regarding the proposed Spectrum project was its potential sales and property tax 
generation for the municipality. 
 
LIVERPOOL DEPARTMENT STORE AND THE FRANSEN COMPANY:  Regional Shopping Center 
Market Evaluations, Various Metropolitan Areas, Mexico 
Conducted detailed investigations of the market opportunities for Liverpool Department Store to serve as 
an anchor tenant and developer of regional shopping centers throughout Mexico.  A number of sites in 
major metropolitan locations were evaluated, and projections were made of potential store sales and 
supportable retail space.  As of 2001, the study had resulted in one new shopping center currently 
operating in the Mexico City metro area and a second project under construction. 
 
MITSUI TRUST & BANKING CO., LTD.:  Aloha Tower Marketplace, Honolulu, Oahu, Hawaii 
Provided a market validation study for a festival marketplace that was under construction in downtown 
Honolulu.  The development program, which ultimately became the Aloha Tower marketplace, called for 
approximately 200,000 square feet of retail and restaurant space at Honolulu Harbors Piers 7, 8 and 9 
adjacent to the historic Aloha Tower.  The analysis included a thorough examination of each segment of 
the potential customer base and an assessment of the potential expenditure patterns at the center from 
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those identified market segments.  The results of the market studies were then utilized to generate sales 
projections for the center. 
 
THE ROBERTS GROUP:  Wood Ranch Development Program, Simi Valley, California 
Performed an analysis of retail commercial potentials for a major community shopping center located in 
the Wood Ranch planned community.  The study involved a detailed assessment of competitive retail 
projects found within the immediate market area surrounding Wood Ranch and a determination of market 
support generated by Wood Ranch residents.  The center is open and operating successfully. 
 
A&B HAWAII, INC./VANGUARD PROPERTIES:  Triangle Square Factory Stores, Kahului, Maui, 
Hawaii 
Provided a market analysis of a proposed factory outlet center in Kahului, Maui near the Kahului Airport.  
The development program called for 110,000 square feet of retail space to be built at one of Maui’s most 
important highway junctions.  The analysis included an examination of the potential customer base, 
consideration of the potential expenditure patterns by the major market segments, and a projection of 
potential sales at the project.  The project has been developed and is operating successfully. 
 
CITY OF VISALIA:  Regional Shopping Center Location Studies; Visalia, California 
Served the City of Visalia as market and planning consultants in the evaluation of potential locations for 
new regional shopping center facilities in the City of Visalia.  The analysis included an assessment of the 
market, fiscal, transportation and other economic and social impacts related to the alternative sites under 
consideration for the new center. 
 
AMFAC/JMB HAWAII, INC.:  Kaanapali North Beach Entertainment / Retail Center Feasibility 
Studies, Kaanapali, West Maui, Hawaii 
Provided a detailed assessment of a proposed themed entertainment/retail attraction at North Beach.  A 
number of different retail and entertainment concepts were evaluated for the property, including specialty 
retail alternatives similar to Whaler’s Village and more elaborate commercial recreation complexes 
featuring entertainment venues similar to Church Street Station in Orlando, Florida.  The major finding of 
the study was that the most profitable use in terms of land utilization and environmental constraints was a 
major health spa, as this use generated the highest visitor expenditures per unit of land area and required 
relatively low market penetration of the existing visitor base. 
 
CASTLE & COOKE PROPERTIES, INC.:  Iwilei District Market Feasibility Study, Honolulu, Hawaii 
Conducted market feasibility studies to provide development guidelines for the redevelopment of the 50-
acre Iwilei property.  The site is located near downtown Honolulu in an area transitioning from industrial to 
commercial uses, and was previously occupied by the Dole Cannery.  The market analysis concentrated 
primarily on the market potential for outlet-type retail shopping activities and “bull-pen”-type office space.  
Major issues raised by the study pertained to the site’s relative accessibility for both local residents and 
visitors. 
 
CASTLE & COOKE PROPERTIES, INC.:  Mililani Town Center Market Assessment, Mililani Town, 
Oahu, Hawaii 
Conducted a market analysis of the existing Mililani Town Center, a 166,500 square foot community 
shopping center located in central Oahu.  The primary purposes of the investigation were to first, assess 
the current market performance of the center given its location, configuration and competitors; second, 
determine a strategy for expansion of the center to 400,000 square feet of space after giving full 
consideration to future market positioning, product mix and anchor tenants.  Attention also focused on 
expanding the range of activities at the center to include a variety of service functions in addition to the 
retail tenants. 
 
CITY OF LAWNDALE:  South Bay Galleria Buyout, Redondo Beach, California 
Provided a financial evaluation of the ownership interest held by the City of Lawndale in the South Bay 
Galleria, a regional shopping center that was undergoing renovation by Forest City Development 
Company.  The work performed by the consultant formed the basis for the city’s successful sale of its 
interest in the project to the developer. 
 



  

  
WHITNEY & WHITNEY, INC. Page 4 

CITY OF PASADENA:  Lake/Washington Neighborhood Shopping Center, Pasadena, California 
Analyzed the development potential for a major new neighborhood shopping center intended to revitalize 
an older shopping district in Pasadena.  The study involved an extensive review of existing businesses in 
order to assess both the positive and negative impacts of the new facility.  The center has been 
constructed with a supermarket and drug store as the anchor tenants, and has successfully fostered 
revitalization of the entire district with new commercial development. 
 
MAGUIRE THOMAS PARTNERS: Peter’s Landing Specialty Center, Huntington Harbour, California 
Provided market and financial consulting services to Peter’s Landing, a specialty retail center and marina 
complex located in the affluent waterfront residential community of Huntington Harbour.  Initially, the 
focus was on evaluating the market potentials for boat slips and retail and office uses.  Later, attention 
was focused on evaluating the financial trade-offs between retention of the marina as a rental program 
and sale of the berths under a “dockominium” concept. 
 
THE IRVINE COMPANY:  Mervyn’s Retail Location Study, Various Locations, Orange County 
Assisted The Irvine Company (TIC) in evaluating potential alternative locations for Mervyn’s department 
stores on various properties owned by TIC.  The study considered both the provision of “blanket” 
coverage by the chain store throughout Orange County with multiple locations as well as an evaluation of 
specific sites on TIC lands.  Presented results of the study to Mervyn’s leadership in Minneapolis. 
 
SAN DIEGO UNIFIED PORT DISTRICT:  Embarcadero Master Planning Program Feasibility Studies 
San Diego, California 
Performed market studies leading to the establishment of Seaport Village, a leading specialty retail center 
of about 200,000 square feet located on the San Diego waterfront.  Other market and related 
investigations have led to development of hotel, marina, convention center and cruise ship terminal 
facilities along the Embarcadero. 
 
CITY OF IRVINE:  Retail Commercial Needs Assessment Study, Irvine, California 
Prepared a retail commercial needs assessment for the City of Irvine that considered the long term 
demand for and supply of retail commercial space in the community.  One of the sites investigated 
ultimately became the Spectrum specialty/entertainment center.  The results of the study were somewhat 
controversial, as the analysis was critical of a number of the existing and proposed retail locations in the 
residential villages of Irvine with respect to their long term economic viability. 
 
DAVID HOCKER & ASSOCIATES:  Shelter Cove Shopping Centers, Palmetto Dunes, Hilton Head, 
South Carolina 
Performed market investigations of the potential for (1) a 200,000 square foot specialty retail shopping 
center anchored by “downsized” department stores, and a (2) 120,000 square foot convenience retail 
center.  While the convenience center was accepted and completed as originally conceived, there was 
significant resistance from department stores to the concept of the specialty center in a resort setting 
because of the low visitation at Hilton Head during the prime Christmas season. 
 
ARROWHEAD REGIONAL DEVELOPMENT COMMISSION:  Downtown Duluth Regional Center 
Evaluation, Duluth, Minnesota 
Performed a comprehensive economic and fiscal analysis of alternative locations for a regional shopping 
center in the Duluth region.  While the study clearly showed the advantages to the community of utilizing 
the downtown as a location for the facility, these potential benefits did not convince potential chain 
retailers that there was sufficient market support for the facility or that the center city location could be 
successfully “retrofitted” with large quantities of retail space. 
 
NANSAY CORPORATION:  Market Assessment of Retail Potentials, Westwood Mixed Use Project 
Westwood, California 
Analyzed the market potential for development of a major new retail center in Westwood.  The study 
documented the need for quality retail stores and restaurants in the Westwood area, though the stigma 
associated with Westwood following several crimes of violence plus the recession of the early 1990s 
effectively doomed the project.  Notwithstanding, in recent years Westwood has been rejuvenated on a 
piecemeal basis with many of the retail activities proposed in the study.   
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PRUDENTIAL REALTY/MELVIN SIMON COMPANY:  Marina Place Economic/Fiscal Impact Study, 
Culver City, California 
Provided market assessments and economic and fiscal impact analyses of the proposed Marina Place 
regional shopping center as part of the consultant team that was successful in obtaining approvals for the 
proposed development on a 30+/- acre site near Marina del Rey.  Unfortunately, regional economic 
conditions coupled with the decline in performance of traditional department stores led to the project’s 
demise; the site was developed instead with a Costco department store.   
 
HAWAII OMORI CORPORATION:  Lahaina Cannery Shopping Center Evaluation, Lahaina, Maui 
Performed a series of market evaluations for three properties owned by Hawaii Omori Corporation that 
were located in the Town of Lahaina, Maui.  One of the properties serves as the site for the Lahaina 
Cannery Shopping Center, an existing 180,000 square foot facility.  The study examined the possibility of 
developing a multi-centered retail complex with both specialty and convenience retail nodes designed to 
serve the full range of resident and tourist retail needs. 
 
MAUNA LANI RESORT, INC.:  Specialty Retail Center Market Studies, Mauna Lani, South Kohala, 
Big Island of Hawaii 
Analyzed the market potentials for the development of a specialty retail center at Mauna Lani Resort.  
The analysis focused on upper-income visitors and their propensities to support specialty retail shops in 
hotels and at “boutique” centers similar to The Shops at Kapalua.  The study identified candidate tenants 
for the development, provided recommendations regarding store mix, and offered suggestions with 
respect to the optimum location for the facility within the resort.   
 
ALOHA TOWER DEVELOPMENT CORPORATION:  Aloha Tower Development Program, Phases I 
and II, Honolulu, Hawaii 
Prepared developer selection criteria and evaluated business terms of proposals for redevelopment of the 
Aloha Tower complex, a $1 billion redevelopment program for the downtown Honolulu waterfront 
featuring a “festival market” specialty retail center, the precursor to current “entertainment/retail” projects.  
The first phase of the project, Aloha Tower Marketplace, was completed in 1994.  Following the selection 
of the preferred developer, Enterprise Development Company, provided leasing advisory services and 
negotiated the business terms of the lease agreement between parties.  
 
STATE OF HAWAII EMPLOYEES RETIREMENT SYSTEM (ERS):  Kaahumanu Regional Center 
Expansion, Kahului, Maui, Hawaii 
Provided a market and financial evaluation of the proposed expansion of Kaahumanu Center from 
316,600 square feet of gross leasable area (GLA) to 542,600 square feet.  The only regional center 
located on Maui, the property was owned by Maui Land & Pineapple Company, developers of Kapalua 
Resort.  The analysis measured investment returns to the State of Hawaii ERS under a range of  future 
outcomes.  Of particular significance were the assessments of potential competitive impacts on the center 
from Mainland retailers entering the Maui market.  The expansion program was successfully completed. 
 
STATE OF HAWAII EMPLOYEES RETIREMENT SYSTEM (ERS):  Waikele Shopping Center, 
Central Oahu, Hawaii 
Completed a due diligence review of a proposed power center and an outlet mall which were developed 
on 40+ / - acres of freeway frontage in the Waikele master-planned community.  The services provided to 
the ERS included a review of major sources of demand for retail goods and services, a survey of existing 
and proposed competitive facilities on Oahu, and a detailed examination of the developer’s proposed 
tenant mix and pro forma financial projections.  Also compared actual leases with the pro-forma rent 
schedules to ensure that the project would achieve its target levels of return. 
 
QUEEN LILIUOKALANI TRUST/FIRST HAWAIIAN BANK:  Mauka Lands Evaluation,Kailua-Kona, 
Big Island of Hawaii 
Served the Queen Liliuokalani Trust as market and financial advisors for 1,200 acres of land located in 
Kailua-Kona on the Big Island of Hawaii.  Following its re-classification to urban use by the State Land 
Use Commission, provided assistance to the Trust by performing market studies for the site and 
reviewing proposals for the first phase of development from shopping center developer candidates.  The 
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project has gone forward successfully, and several increments of retail commercial development have 
been completed. 
 
T & S DEVELOPMENT, INC.:  Regional Shopping Center Assessment, Riverside, California 
Provided a critique of the market study that supported the expansion of the existing Tyler Mall regional 
shopping center.  Also presented a comparative analysis of the economic benefits resulting from the 
proposed expansion of Tyler Mall with an alternative program to develop a new regional center at Canyon 
Springs Road. 
 
DONAHUE/SHRIBER AND THE IRVINE COMPANY:  Comparative Analysis of Alternative Sites, City 
of Irvine, California 
Assisted the shopping center developer and the Irvine Company in evaluating alternative locations for the 
development of Target department stores.  Primary focus was on two sited in the City of Irvine – 
Interstate-5/Myford and Culver/Barranca.  The principal basis for comparison was the demographic 
characteristics of the primary market areas served by the two locations.   
 
HOMART DEVELOPMENT CORP. (SEARS):  Proposed Regional Shopping Center, Eugene, Oregon 
Evaluated the market potential for a regional shopping center to be located in the Eugene, Oregon 
metropolitan area.  The results of the study suggested that the market was likely too small to absorb the 
retail space proposed in the Homart project. 
 
THE IRVINE COMPANY:  Proposed Regional Shopping Center, Orange County, California 
Provided a market analysis of the future potentials for a regional shopping center located on Santiago 
Canyon Road easterly of the City of Orange.  The primary purpose of the study was to guide the master 
planning for the area and make necessary allocations for lands sufficient to accommodate future 
commercial space requirements. 
 
AHMANSON COMMERCIAL DEVELOPMENT CORPORTATION:  Palm Desert Community Shopping 
Center, Palm Desert, California 
Performed market and financial feasibility studies for this recently completed community shopping center 
located on Highway 111 adjacent to the Palm Desert Town Center regional mall.  One purpose of the 
study was to consider a tenant mix that would be able to effectively compete with the regional mall. 
 
LOS ANGELES COUNTY CHIEF ADMINISTRATIVE OFFICE:  Civic Center Mall Retail Analysis 
Civic Center Mall, Los Angeles 
Evaluated the market potential for specialty retail and service commercial uses at a potential retail 
location on the Civic Center Mall near the Music Center.  The purpose of the facility was to provide for the 
needs of governmental workers and visitors to County Hall of Administration.  Consulting services also 
included lease negotiations with candidate tenants for the project. 
 



 

  
HR&A ADVISORS, INC.  

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX B 
 

Explanation of Population, Income and Retail Sales Allocation Factors Used in the Analysis 



 
 
 
 
 
 
 
 



 

  
HR&A ADVISORS, INC. B-2 
 August 2007 

 
 This Appendix provides additional explanatory detail for the population, income and 
retail sales projections that are presented in the preceding urban decay analysis, and how 
potential conflicts among some of the data sources were reconciled. 
 
Population 
 
 The baseline population forecasts underlying this analysis were prepared by Claritas, Inc., 
a nationally-recognized provider of demographic information for market analyses and other 
purposes.  As presented in Table B-1, Claritas provided population and baseline income data for 
the Westfield Fashion Square Regional Market Area (RMA); a 3.0-Mile Market Radius around 
Westfield Fashion Square that serves as the Eating and Drinking Facility market area; and Los 
Angeles County.  Data were prepared for several time periods:  the baseline year 2000, per 
information collected from the U.S. Census; a current estimate for the year 2007; and a five-year 
projection for the year 2012.  These estimates and projections were then evaluated for internal 
consistency and for comparability with other data sources, including the California State 
Department of Finance and the Los Angeles County Economic Development Commission. 
 
 
 

Eating & Drinking Facility
Regional Market Area Los Angeles

Data Category Market Area 3.0-Mile Radius County

Population
2000 680,152 120,800 9,519,338
2007 728,332 131,195 10,164,031
2012 770,434 140,232 10,734,503

Number of Households
2000 283,462 44,140 3,133,774
2007 300,049 47,183 3,314,263
2012 315,697 49,907 3,486,188

Average Per Capita Income
2000 1 $32,882 $29,268 $20,683
2007 $35,328 $32,354 $23,618

Average Household Income 
2000 1 $75,225 $69,278 $61,811
2007 $85,221 $78,285 $71,592

1 Data are actually for calendar year 1999.
Source:  Claritas, Inc.

Table B-1
BASELINE DEMOGRAPHIC ESTIMATES AND PROJECTIONS.

LOS ANGELES COUNTY AND WESTFIELD FASHION SQUARE MARKET AREAS
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Income 
 
 Table B-1 also provides Claritas’ current household and per capita income estimates for 
the RMA, the 3.0-Mile Market Radius and Los Angeles County.  While these statistics may be 
indicative to the degree that they reflect that there are basic differences between the Regional 
Market Area (RMA), the Eating & Drinking Facility 3.0-Mile Market Radius and Los Angeles 
County with respect to income levels, the current estimates made by Claritas appear to be 
conservative.  For example, Claritas’ household and per capita income growth estimates for Los 
Angeles County between 1999 and 2007 is measured at about 1.7 percent, while other forecasts 
for the area suggest that incomes were growing at a rate above 3.6 percent.  Given what the 
analysts believe are unrealistically low estimates by Claritas, further analysis was conducted to 
arrive at more realistic projections of  current and future income levels for  the RMA and the 3.0-
Mile Market Radius.  These projections are noted in Table B-2.   
 
 There are two basic measures of per capita personal income that are commonly used in 
retail market analysis:  Per Capita Personal Income as measured by the U.S. Bureau of Economic 
Analysis (BEA); and Per Capita Personal Income as reported in the United States Census.  The 
BEA definition is a broad definition of per capita personal income that includes both money 
receipts and changes in assets; it usually is a substantially higher figure for a given population 
than the per capita amount reported by the U.S. Census, which reports a more limited concept of 
“money” income that is estimated by census respondents.  As noted in Table B-2, the U.S. 
Census figure for Los Angeles County per capita income was equivalent to only 73.1 percent of 
the BEA County per capita income measure estimate in 1999, and comparative data for other 
time periods suggest that the ratio between these two per capita income measures has stayed 
fairly consistent over time. 
 
 In the preparation of per capita personal income estimates and projections for the RMA 
and the 3.0-Mile Market Radius, the baseline estimates made by Claritas were adjusted upward 
to reflect both:  (1) the recent 2005 and 2006 BEA estimates of per capita income for State of 
California residents; (2) the recent 2005 and 2006 BEA estimates of per capita income for 
County of Los Angeles residents; and (3) the relatively higher per capita incomes historically 
found in the RMA and the 3.0-Mile Market Radius vis a vis Los Angeles County as measured by 
Claritas.  The results of these adjustments are presented in Table B-2 in the form of per capita 
income estimates in 2007 for the RMA and for the 3.0-Mile Market Radius residents. 
 
 Per capita personal incomes for the RMA are projected to 2012 using an annual 
compound growth rate of 3.5 percent that is applied to the baseline 2007 estimates.  This 
magnitude of growth is consistent with the State’s annual per capita income growth that has been 
experienced over the 7-year period 1999-2006, a period that reflects both recession and 
expansion phases in the general economy.  The projection also reflects the fact that the RMA and 
3.0-Mile Market Radius both include some of the wealthiest residential communities found 
within the United States. 
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Retail Sales Demand 
 
 Future retail demand has been calculated by determining the percent of personal income 
that has historically been expended for retail sales in the State of California and applying it to 
existing and future population and income levels in the market areas for the Westfield Fashion 
Square site.  This percentage has been calculated by comparing total retail sales as measured by 
the U.S. Census of Retail Trade in census years 1997 and 2002 with the BEA measure of 
California Personal Income for those two corresponding periods.  This comparison is noted 
below in Table B-3: 
 

 
 

Preliminary Projected Projected
1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2012

State of California 
Per Capita Personal Income, BEA Definition $29,489 $30,152 $32,588 $32,964 $32,751 $33,202 $35,172 $36,936 38,956$    40,319$    47,887$    

County of Los Angeles
Per Capita Personal Income, BEA Definition $27,479 $28,294 $29,314 $30,478 $30,535 $31,193 $32,619 $34,335 36,307$    37,577$    44,631$    

     County as Percent of State 93.2% 93.8% 90.0% 92.5% 93.2% 93.9% 92.7% 93.0% 93.2% 93.2% 93.2%

     Money Income as Percent of Personal Income 73.10% 73.10% 73.10% 73.10% 73.10%

County of Los Angeles Per Capita Personal Income,
     Census Definition (Claritas): 20,683$    22,727$    23,618$    25,813$    

Adjusted  County of Los Angeles  Per Capita Personal Income, 
     Census Definition 20,683$    25,099$    26,450$    27,469$    32,625$    

Westfield Fashion Square Market Areas 
Per Capita Personal Income:

Regional Market Area 
Per Capita Personal Income, Census Definition (Claritas) 32,882$    35,328$    37,974$    

Adjusted Per Capita Personal Income, Census Definition 32,882$    41,088$    47,995$    

     Per Capita Personal Income: BEA Definition 44,982$    52,175$    54,472$    56,208$    66,757$    

Eating & Drinking Facilities Market Area
Per Capita Personal Income, Census Definition (Claritas) 29,268$    32,354$    34,783$    

Adjusted Per Capita Personal Income, Census Definition 29,268$    37,629$    43,961$    

Per Capita Personal Income:  BEA Definition 40,038$    47,422$    49,942$    51,476$    61,137$    

Source:  US Bureau of Economic Analysis; U S Census of Retail Trade; State of California:  Department of Finance, Employment Development Department, State Board of Equalization; 
               Bureau of Labor Statistics; Los Angeles County Economic Development Commission; Claritas, Inc.; W & W, Inc.; HRA, Inc.

COMPARISON OF PER CAPITA INCOMES FOR STATE OF CALIFORNIA, LOS ANGELES COUNTY AND WESTFIELD FASHION SQUARE MARKET AREAS
Table B-2

Total Personal Total Retail Retail Sales Retail Sales
Income Sales 1/ as % of Personal as % of Personal

Year ('000s) ('000s) Income (BEA) Income (Census)
1997 860,544,880$     285,356,629$     33.2% 45.4%
2002 1,147,868,177$  383,296,602$     33.4% 45.7%

Average 33.3% 45.5%

1/  Excludes e-sales and vending machines; adds Eating and Drinking facility sales.
Source:  U S Bureau of Economic Analysis (BEA);  U S Census; W & W, Inc.; HRA, Inc.

Table B-3
RETAIL SALES AS PERCENT OF INCOME, US BEA AND US CENSUS
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Allocations of retail sales to individual retail categories and store types have been 

developed following the retail store classification system utilized by the State of California State 
Board of Equalization.  As shown in Table B-4, annual retail sales measured by the State and by 
the U.S. Census correspond reasonably well after adjustments are made in the State’s taxable 
sales statistics that convert them to total retail sales.  The adjustments that convert the State’s 
taxable retail sales to total retail sales are based on a review of years 1997 and 2002,  years 
where comparative data are available from both the U.S. Census and the Board of Equalization.   
 
 After the adjustments to retail sales  by store category are made at the state level for 2002 
and 2005 (see Tables B-5 and B-6), they are then refined to reflect local tastes and preferences 
by utilizing the retail sales distributions to various store categories per the percentage 
distributions that are found in Los Angeles County.  The final retail sales distributions to 
individual retail store categories utilized in this analysis for the RMA and 3.0-Mile Market areas 
are derived from data presented in Tables B-7 and B-8.  The data in these tables show the 
distribution of taxable and total retail sales in Los Angeles County for 2002 and 2005.  In this 
regard, it should be noted that 2005 is the most recent calendar year for which annual data are 
available as of the date of preparation of this report. 
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2002 Adjust. State 2002
Retail Store Category State Factor Adjusted Census
Apparel Stores 14,029,200       14,029,200        
Clothing, Accessories, Jewelry, luggage 22,661,146               

General Merchandise Stores
     Department Stores &  Other General Merchandise 42,741,257       42,741,257        46,696,215               
     Drug Stores 5,745,634         3.07   17,635,808        17,635,808               
Total, General Merchandise 48,486,891       60,377,065        64,332,023               

Food Store Group
     Food Stores 18,951,412       3.06   57,964,493        57,964,493               
     Liquor Stores 2,137,065         2,137,065          2,278,760                 
Total, Food & Beverage 21,088,477       60,101,558        60,243,253               

Eating & Drinking Group
     Restaurants, no Alcohol 17,202,160       17,202,160        
     Resaurants with Alcohol 20,877,670       20,877,670        
Total, Eating & Drinking 38,079,830       38,079,830        

Household Furnishings Group 13,983,287       13,983,287        
Furniture & Home Furnishings 11,605,138               
Electronics & Appliances 13,186,464               

Building Materials and Farm Supplies
     Building Materials and Supplies 25,816,009       25,816,009        24,515,132               
     Lawn/Garden Supplies, including Farm Eqpt 4,671,072         4,671,072          2,265,209                 
Total, Building Materials and Garden Supplies 30,487,081       30,487,081        26,780,341               

Automotive Group
     Auto Dealers/Parts 63,821,146       90,664,859        1.421  90,664,859               
     Service Stations 23,928,351       23,928,351        23,421,136               
Total, Automotive Group 87,749,497       114,593,210      114,085,995             

All Other:  State Board of Equalization
     Specialty Group(Calif definition) 43,539,120       43,539,120        
     Used Merchandise 520,999            520,999             
     Mobile Home, RV, Motorcycle, Boat, Plane Dealers 3,647,924         3,647,924          5,692,445                 
All Other:  US Census
     Health & Personal Care(less Drug Stores/Pharmacies) 3,108,465                 
     Sporting Goods, Hobby, Books, Music, et al 9,789,031                 
     Misc. Retail:  Florists, Office Supplies, Used Merch., Pets, Art, et al 10,786,260               
Total, Other 47,708,043       47,708,043        29,376,201               

Grand Total, Store Groups Noted Above 301,612,306     379,359,274      342,270,561             
Less:  Eating & Drinking (38,079,830)       

Total Retail Store Sales, Selected Categories 341,279,444      342,270,561             

State as Percent of Census 99.71%

Source:  State of California, State Board of Equalization; U S Census of Retail Trade; W & W, Inc.

(in Thousands of Current Dollars)

COMPARATIVE ANALYSIS, STATE BOARD OF EQUALIZATION AND U S CENSUS OF RETAIL TRADE
Table B-4

RETAIL SALES BY MAJOR RETAIL CATEGORY, STATE OF CALIFORNIA
2002
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State Percent of Adjust State Percent of
Retail Store Category Baseline Total Factor Adjusted Total
Apparel Stores 14,029,200       4.65% 14,029,200             3.70%

General Merchandise Stores
     Department Stores & Other General Merchandise 42,741,257       14.17% 42,741,257             11.28%
     Drug Stores 5,745,634         1.90% 3.07   17,639,096             4.65%
Total, General Merchandise Group 48,486,891       16.08% 60,380,353             15.93%

Food Store Group
Food Stores 18,951,412       6.28% 3.06   57,991,321             15.30%
Liquor Stores 2,137,065         0.71% 2,137,065               0.56%
Total, Food & Beverage Group 21,088,477       6.99% 60,128,386             15.87%

Eating & Drinking Facilities
     Restaurants, no Alcohol 17,202,160       5.70% 17,202,160             4.54%
     Restaurants with Alcohol 20,877,670       6.92% 20,877,670             5.51%
Total, Eating & Drinking Group 38,079,830       12.63% 38,079,830             10.05%

Household Furnishings Group 13,983,287       4.64% 13,983,287             3.69%

Building Materials and Farm Supplies
     Building Materials and Supplies 25,816,009       8.56% 25,816,009             6.81%
     Lawn/Garden Supplies, incl Farm Eqpt 4,671,072         1.55% 4,671,072               1.23%
Total, Building Materials and Garden Supplies 30,487,081       10.11% 30,487,081             8.04%

Automotive Group
Auto Dealers/Parts 63,821,146       21.16% 1.41   90,243,100             23.81%
Service Stations 23,928,351       7.93% 23,928,351             6.31%
Total, Automotive Group 87,749,497       29.09% 114,171,451           30.13%

Specialty Group, incl Used Merchandise 44,060,119       14.61% 44,060,119             11.63%

Mobile Home, RV, Motorcycle, Boat, Plane Dealers 3,647,924         1.21% 3,647,924               0.96%

Total, Retail Store Sales 301,612,306     100.00% 378,967,632           100.00%

Source:  State of California, State Board of Equalization; U S Census of Retail Trade; W & W, Inc.

DISTRIBUTION OF RETAIL SALES BY MAJOR RETAIL CATEGORY
Table B-5

STATE OF CALIFORNIA

(in Thousands of Current Dollars)
2002
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State Percent of Adjust State Percent of
Retail Store Category Baseline Total Factor Adjusted Total
Apparel Stores 18,712,125       4.98% 18,712,125             4.04%

General Merchandise Stores
     Department Stores & Other General Merchandise 50,588,297       13.46% 50,588,297             10.93%
     Drug Stores 6,198,856         1.65% 3.07   19,030,488             4.11%
Total, General Merchandise Group 56,787,153       15.11% 69,618,785             15.05%

Food Store Group
Food Stores 21,128,469       5.62% 3.06   64,653,115             13.97%
Liquor Stores 2,511,183         0.67% 2,511,183               0.54%
Total, Food & Beverage Group 23,639,652       6.29% 67,164,298             14.52%

Eating & Drinking Facilities
     Restaurants, no Alcohol 21,341,643       5.68% 21,341,643             4.61%
     Restaurants with Alcohol 25,071,204       6.67% 25,071,204             5.42%
Total, Eating & Drinking Group 46,412,847       12.35% 46,412,847             10.03%

Household Furnishings Group 17,388,704       4.63% 17,388,704             3.76%

Building Materials and Farm Supplies
     Building Materials and Supplies 36,152,218       9.62% 36,152,218             7.81%
     Lawn/Garden Supplies, incl Farm Eqpt 6,541,010         1.74% 6,541,010               1.41%
Total, Building Materials and Garden Supplies 42,693,228       11.36% 42,693,228             9.23%

Automotive Group
Auto Dealers/Parts 73,601,374       19.58% 1.41   104,072,343           22.50%
Service Stations 38,566,548       10.26% 38,566,548             8.34%
Total, Automotive Group 112,167,922     29.85% 142,638,891           30.83%

Specialty Group, incl Used Merchandise 52,928,654       14.08% 52,928,654             11.44%

Mobile Home, RV, Motorcycle, Boat, Plane Dealers 5,077,840         1.35% 5,077,840               1.10%

Total, Retail Store Sales 375,808,125     100.00% 462,635,372           100.00%

Source:  State of California, State Board of Equalization; U S Census of Retail Trade; W & W, Inc.

2005
(in Thousands of Current Dollars)

Table B-6
DISTRIBUTION OF RETAIL SALES BY MAJOR RETAIL CATEGORY

STATE OF CALIFORNIA
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County Percent of Adjust County Percent of
Retail Store Category Baseline Total Factor Adjusted Total
Apparel Stores 4,036,630     5.41% 4,036,630      4.09%

General Merchandise Stores
     Department Stores & Other General Merchandise 9,704,153     13.02% 9,704,153      9.83%
     Drug Stores 1,492,554     2.00% 3.26   4,861,770      4.92%
Total, General Merchandise Group 11,196,707   15.02% 14,565,923    14.75%

Food Store Group
     Food Stores 4,235,299     5.68% 3.50   14,821,554    15.01%
     Liquor Stores 544,140        0.73% 544,140         0.55%
Total, Food & Beverage Group 4,779,439     6.41% 15,365,694    15.56%

Eating & Drinking Facilities
     Restaurants, no Alcohol 5,364,930     7.20% 5,364,930      5.43%
     Restaurants with Alcohol 5,176,950     6.94% 5,176,950      5.24%
Total, Eating & Drinking Group 10,541,880   14.14% 10,541,880    10.68%

Household Furnishings Group 3,378,316     4.53% 3,378,316      3.42%

Building Materials and Farm Supplies
     Building Materials and Supplies 5,528,888     7.42% 5,528,888      5.60%
     Lawn/Garden Supplies, incl Farm Eqpt 512,038        0.69% 512,038         0.52%
Total, Building Materials and Garden Supplies 6,040,926     8.10% 6,040,926      6.12%

Automotive Group
     Auto Dealers/Parts 15,869,231   21.29% 1.64   26,095,296    26.43%
     Service Stations 6,404,120     8.59% 6,404,120      6.49%
Total, Automotive Group 22,273,351   29.88% 32,499,416    32.92%

Specialty Group, incl Used Merchandise 11,739,640   15.75% 11,739,640    11.89%

Mobile Home, RV, Motorcycle, Boat, Plane Dealers 561,088        0.75% 561,088         0.57%

Total, Retail Store Sales 74,547,977   100.00% 98,729,513    100.00%

Source:  State of California, State Board of Equalization; U S Census of Retail Trade; W & W, Inc.

DISTRIBUTION OF RETAIL SALES BY MAJOR RETAIL CATEGORY
Table B-7

LOS ANGELES COUNTY

(in Thousands of Current Dollars)
2002
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County Percent of Adjust County Percent of
Retail Store Category Baseline Total Factor Adjusted Total
Apparel Stores 5,248,349     5.69% 5,248,349      4.41%

General Merchandise Stores
     Department Stores & Other General Merchandise 11,504,506   12.47% 11,504,506    9.66%
     Drug Stores 1,672,209     1.81% 3.26   5,451,401      4.58%
Total, General Merchandise Group 13,176,715   14.28% 16,955,907    14.24%

Food Store Group
     Food Stores 4,532,723     4.91% 3.50   15,864,531    13.32%
     Liquor Stores 602,264        0.65% 602,264         0.51%
Total, Food & Beverage Group 5,134,987     5.57% 16,466,795    13.83%

Eating & Drinking Facilities
     Restaurants, no Alcohol 6,590,968     7.14% 6,590,968      5.54%
     Restaurants with Alcohol 6,313,342     6.84% 6,313,342      5.30%
Total, Eating & Drinking Group 12,904,310   13.99% 12,904,310    10.84%

Household Furnishings Group 4,263,142     4.62% 4,263,142      3.58%

Building Materials and Farm Supplies
     Building Materials and Supplies 7,701,383     8.35% 7,701,383      6.47%
     Lawn/Garden Supplies, incl Farm Eqpt 676,879        0.73% 676,879         0.57%
Total, Building Materials and Garden Supplies 8,378,262     9.08% 8,378,262      7.04%

Automotive Group
     Auto Dealers/Parts 18,263,829   19.79% 1.64   29,952,680    25.16%
     Service Stations 10,261,639   11.12% 10,261,639    8.62%
Total, Automotive Group 28,525,468   30.91% 40,214,319    33.77%

Specialty Group, incl Used Merchandise 13,944,113   15.11% 13,944,113    11.71%

Mobile Home, RV, Motorcycle, Boat, Plane Dealers 695,809        0.75% 695,809         0.58%

Total, Retail Store Sales 92,271,155   100.00% 119,071,005  100.00%

Source:  State of California, State Board of Equalization; U S Census of Retail Trade; W & W, Inc.

DISTRIBUTION OF RETAIL SALES BY MAJOR RETAIL CATEGORY
Table B-8

LOS ANGELES COUNTY

(in Thousands of Current Dollars)
2005
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EXECUTIVE SUMMARY

This traffic analysis has been conducted to identify and evaluate the potential traffic impacts of
the proposed Westfield Fashion Square Expansion project. The project would develop the
remaining approximately 108,000 square feet of the center's existing entitlement and an
additional approximately 172,000 square feet. In full compliance with all applicable City,
County and other regulatory requirements, the traffic report concludes that the project would
cause no potentially significant impacts at 11 of the 18 studied intersections, the local
neighborhood streets, or relevant segments of the 101 Freeway. The impacts to the remaining 7
intersections will be fully mitigated.

These findings by the traffic report were based on a number of conservative assumptions (as
detailed throughout the report). In addition, the project includes a number of improvements that
will enhance access to and from the center. Finally, the center will continue to provide adequate
parking based on studies of actual parking demand during the peale holiday season in December.

The traffic analysis follows City of Los Angeles traffic study guidelines and is consistent with
traffic impact assessment guidelines set forth in the 2004 Congestion Management Program for
Los Angeles County. This traffic analysis evaluates potential project-related impacts at 18 key
intersections and two local residential street segments in the vicinity of the project site. The
study intersections and local residential street segments were detennined in consultation with
City of Los Angeles Department of Transportation staff. This traffic analysis also evaluates the
potential impact of the proposed project within the context of cumulative impact of all ongoing
developments (17 related projects) in the area. In addition, a review was conducted of Los
Angeles County Metropolitan Transportation Authority intersection and freeway monitoring
stations to detennine if a Congestion Management Program transportation impact assessment
analysis is required for the proposed project.

The existing center and the proposed expansion project is located on the south side of Riverside
Dlive between Hazeltine Avenue and Woodman Avenue in the Sherman Oaks area of the City of
Los Angeles. The existing shopping center currently contains approximately 867,000 square feet
of gross leasable floor area (i.e., GLSF). The shopping center was previously approved for
development of up to 975,000 GLSF, and 867,000 square feet of the pennitted development has
been built. The proposed project would entail the constmction of the remaining approximately
108,000 square feet, and the development of an additional approximately 172,000 square feet of
gross leasable floor area. Thus, the proposed Westfield Fashion Square Expansion project
consists of the net addition of approximately 280,000 GLSF as compared to existing conditions,
providing a total of 1,147,000 GLSF for the shopping center. Occupancy of the proposed project
is anticipated in the year 2012.

lINscon, LAW &GREENSPAN, engineers
v

LLG Ref. 1-053606-1
Westfield Fashion Square Expansion Project

)



A portion of the existing parking structure south of the mall building will be removed to
accommodate the expanded commercial floor space. A new grade plus five parking structure,
including one subterranean parking level, will be provided south of the Macy's building, as well
as a new grade plus three parking structure on the southem portion of the site along Woodman
Avenue, as part of the proposed project to replace the existing parking spaces to be removed, as
well as accommodate additional parking for the expanded commercial floor area. Parking
utilization observations conducted at the site dming the December 2005 and 2006 holiday
seasons revealed that the demand for parking peaked at a ratio equivalent to 4.03 parking spaces
per 1,000 GLSF (observed at 4:00 PM on December 26). Therefore, parking provided at the site
in conjunction with the proposed expansion at a rate of 4.25 parking spaces per 1,000 GLSF,
with the potential to provide parking at a maximum rate of 4.50 parking spaces per 1,000 GLSF,
is expected to be adequate to accommodate peak parking demands during the December holiday
season, as well as throughout the year.

Vehicular access to the existing project site will be provided via five project driveways: two
existing driveways on Hazeltine Avenue, two new driveways on Riverside Drive, and one
existing driveway on Woodman Avenue. As part of the expansion project, it is proposed that the
existing Fashion Square driveways on Riverside Drive be closed and two new driveways be
provided on Riverside Drive: New Easterly Fashion Square Driveway-Matilija Avenue and the
New Fashion Square Westerly Driveway. While not specifically required for traffic mitigation
purposes, it is recommended that, as part of the proposed project, traffic signals be installed at
the Matilija Avenue-New Easterly Fashion Square Driveway/Riverside Drive intersection and
the New Fashion Square Westerly Driveway/Riverside Drive intersection. The proposed traffic
signals would facilitate vehicular movements to and from the Fashion Square site, paIiicularly in
consideration of the proposed parking structure to be constructed south of the Macy's building.

The proposed project is expected to generate a net increase of 95 vehicle trips (58 inbound trips
and 37 outbound trips) during the weekday AM commuter peak hour. During the weekday PM
commuter peak hour, the proposed project is expected to generate a net increase of 476 vehicle
trips (229 inbound trips and 247 outbound trips). Over a 24-hour period, the proposed project is
forecast to generate a net increase of 4,964 daily trip ends dming a typical weekday (2,482
inbound trips and 2,482 outbound trips). On a typical Saturday, the proposed project is expected
to generate a net increase of 632 vehicle trips (329 inbound trips and 303 outbound trips) during
the weekend mid-day peak hour, and 6,252 trips ends over a 24-hour period (3,126 inbound trips
and 3,126 outbound trips). The trip generation forecast was made using rates published in the
Institute of Transportation Engineers' (ITE) Trip Generation manual, i h Edition, 2003. It is
noted that the trip generation forecast provided herein likely overstates the actual amOlmt of
vehicular traffic that would be generated by the proposed expansion. By example, traffic counts
were conducted at the existing Fashion Square driveways during the weekday morning and
aftemoon commuter peak periods as well as the Saturday mid-day peak period. The actual peak
hour traffic count data is approximately 25% less than the estimates based on the ITE trip rates
for shopping centers of similar size. This tlip generation charactelistic is likely due to the
Fashion Square providing "high end" tenants which require relatively fewer patrons to achieve
revenue goals. However, to provide a conservative, "worst-case" traffic aIlalysis, the trip
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generation forecast based on the ITE trip rates have been utilized in the review of potential
impacts associated with the project.

Application ofthe City's threshold criteria to the "With Proposed Project" scenario indicates that
six of the 18 study intersections are anticipated to be significantly impacted by the proposed
project during the weekday conditions. Incremental but not significant impacts are noted at the
remaining 12 study intersections. It is recommended that the significant transportation impacts
be mitigated through a contribution to the City of Los Angeles' Adaptive Traffic Control System
installation. TIns recommended mitigation measure is anticipated to reduce the forecast project
related significant impacts to less than significant levels.

In order to address the issue of non-residential traffic using local streets in neighborhoods
adjacent to the proposed project site, two street segments located near the project site have been
analyzed for potential significant impacts. Application of LADOT's threshold criteria for
residential street segment analysis indicates that the proposed project is not anticipated to
significantly impact the analyzed street segnlents.

A focused analysis was also prepared to evaluate the potential traffic impacts of the proposed
Westfield Fashion Square Expansion project during the Saturday mid-day peak hour at seven
study intersections located immediately adjacent to the project site. Application of the City's
threshold criteria to the "With Proposed Project" scenario indicates that four of the seven study
intersections are anticipated to be significantly impacted by the proposed project during the
weekend conditions. Ll1cremental but not significant impacts are noted at the remaining three
study intersections. The aforementioned contribution by the project to the City of Los Angeles'
Adaptive Traffic Control System installation at the four impacted study intersections is
recommended to mitigate potential impacts. In addition, at the Woodman AvenuelRiverside
Drive intersection, it is recommended that the southbound Woodman Avenue approach to the
Riverside Drive intersection be reconfigured to provide one left-tum lane, two through lanes and
one optional through/right-tum lane to reduce the forecast project-related significant impacts
during the Saturday mid-day peak hour to less than significant levels. If required by LADOT,
the existing four-foot wide median island on the south leg of the intersection could be replaced
by striping and/or lane delineators (e.g., two feet wide or less) so that additional width could be
provided to the existing three southbound Woodman Avenue through lanes on the departure side
of the intersection.

In summary, the following intersections are forecast to be impacted by the proposed proj ect:

Int. No.1: Van Nuys Boulevard/Riverside Drive (Weekday Impact Only)

Int. No.4: Tyrone Avenue/Moorpark Street (Weekday Impact Only)

Int. No.7: Hazeltine Avenue/Riverside Drive (Weekday and Weekend Impact)

Int. No.8: Hazeltine Avenue/Fashion Square Lane (Weekend Impact Only)

Int. No. 12: Woodman Avenue/Riverside Drive (Weekday and Weekend Impact)
)
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In1. No. 13: Woodman AvelU.S. 101 WB Ramps (Weekday and Weekend Impact)

In1. No. 15: Woodman Avenue/Moorpark Street (Weekday Impact Only)

The Fashion Square, in consultation with LADOT, will also volunteer to implement the
following two measures to further improve traffic operations in the vicinity ofthe project site:

• Fund the development and implementation of a Neighborhood Traffic Management
Plan (NTMP) to address potential existing and future regional "cut-through" traffic
on residential streets north ofFashion Square.

• Design and install protected/permissive left-turn traffic signal phasing for Hazeltine
Avenue and Riverside Drive at the Hazeltine Avenue/Riverside Drive intersection
(i.e., all approaches to the intersection). Based on recent discussions with LADOT
staff, the southbound left-turn phasing on Hazeltine Avenue is currently under
construction by LADOT. Therefore, the Fashion Square will volunteer to implement
the installation of the protected/permissive left-turn phasing at the remaining
approaches to the intersection (i.e., northbound approach on Hazeltine Avenue and
eastbound and westbound approaches on Riverside Drive).

• Design and install upgraded traffic delineators along Hazeltine Avenue between
Riverside Drive and Fashion Square Lane using "quik-kurb" or similar installation
approved by LADOT.

The Congestion Management Program (CMP) is a state-mandated program that was enacted by
the State Legislature with the passage of Proposition 111 in 1990. The program is intended to
address the impact of local growth on the regional transportation system. The analysis has been
prepared in accordance with procedures outlined in the 2004 Congestion Management Program
for Los Angeles County, County of Los Angeles Metropolitan Transportation Authority, July
2004. It is concluded that the project will not result in significant traffic impacts at designated
monitoring locations on the CMP highway system, including on the nearby U.S. 101 (Ventura)
Freeway. Also, in compliance with the CMP, the project is not anticipated to cause a significant
impact to local public transit services.

LINSCOTT, LAW &GREENSPAN, engineers
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TRAFFIC IMPACT, PARKING AND SITE ACCESS STUDY

WESTFIELD FASHION SQUARE EXPANSION PROJECT

City of Los Angeles, California
Revised August 5, 2008

1.0 INTRODUCTION

This traffic analysis has been conducted to identify and evaluate the potential traffic impacts of
the proposed Westfield Fashion Square Expansion project. The proposed project is located on
the south side of Riverside Drive between Hazeltine Avenue and Woodman Avenue in the
Sherman Oaks area of the City of Los Angeles. The proposed project site location and general
vicinity are shown in Figure 1-1.

The traffic analysis follows City of Los Angeles traffic study guidelines1 and is consistent with
traffic impact assessment guidelines set forth in the 2004 Congestion Management Program for
Los Angeles County. 2 TIllS traffic analysis evaluates potential project-related impacts at 18 key
intersections and two local residential street segments in the vicinity of the project site. The
study intersections and local residential street segments were detemlined in consultation with
City of Los Angeles Department of Transportation staff. The Critical Movement Analysis
method was used to determine Volume-to-Capacity ratios and corresponding Levels of Service at
the study intersections. In addition, a review was conducted of Los Angeles County
Metropolitan Transportation Authority intersection and freeway monitoring stations to determine
if a Congestion Management Program transportation impact assessment analysis is required for
the proposed project.

This study (i) presents existing traffic volumes, (ii) forecasts future traffic volumes with the
related projects, (iii) forecasts future traffic volumes with the proposed project, (iv) determines
project-related impacts, and (v) recommends mitigation measures, where necessary.

1.1 Study Area
Upon coordination with the City of Los Angeles Department of Transportation staff, 18 study
intersections and two local residential street segments have been identified for evaluation. The
18 intersections and two local residential street segments provide local access to the study area
and define the extent of the boundaries for tIlls traffic impact analysis. Further discussion of the
existing street system and study area is provided in Section 5.0.

The general location of the project in relation to the study locations and surrounding street
system is presented in Figure J-J. The traffic analysis study area is generally comprised of those
locations which have the greatest potential to expelience significant traffic impacts due to the

I Traffic Study Policies and Procedures, City of Los Angeles Department of TranspOliation, March 2002.
2 Congestion Management Program for Los Angeles County, Los Angeles County Metropolitan Transportation
Authority, July 2004.
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proposed project as defined by the Lead Agency. In the traffic engineering practice, the study
area generally includes those intersections that are:

a. Immediately adjacent or in close proximity to the project site;

b. In the vicinity of the project site that are documented to have current or projected
future adverse operational issues; and

c. In the vicinity of the project site that are forecast to experience a relatively greater
percentage of project-related vehicular turning movements (e.g., at freeway ramp
intersections).

The locations selected for analysis were based on the above criteria, proposed Fashion Square
peak hour vehicle trip generation, the anticipated distribution of project vehicular trips and
existing intersection/corridor operations.

)
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2.0 PROJECT DESCRIPTION

2.1 Site Location
The proposed project is located on the south side of Riverside Drive between Hazeltine Avenue
and Woodman Avenue in the Shennan Oaks area of the City of Los Angeles. The project site is
bounded by Riverside Drive to the north, the Ventura Freeway to the south, Woodman Avenue
to the east, and Hazeltine Avenue to the west.

2.2 Existing Project Site
The existing shopping center is located at 14006 Riverside Drive. The existing shopping center
currently contains approximately 867,000 square feet of gross leasable floor area (i.e., GLSF).
Vehicular access to the existing project site is currently provided via five project driveways: two
driveways on Hazeltine Avenue, two driveways on Riverside Drive, and one driveway on
Woodman Avenue. A service/loading driveway is also located on Riverside Drive, east of the
Hazeltine Avenue.

2.3 Proposed Project Description
The existing shopping center currently contains approximately 867,000 square feet of gross
leasable floor area (i.e., GLSF). The shopping center was previously approved for development
of up to 975,000 GLSF, and 867,000 square feet of the permitted development has been built.
The proposed project would entail the construction of the remaining 108,000 square feet, and the
development of an additional 172,000 square feet of gross leasable floor area. Thus, the
proposed Westfield Fashion Square Expansion project consists of the net addition of
approximately 280,000 GLSF as compared to existing conditions, providing a total of 1,147,000
GLSF for the shopping center. Occupancy of the proposed project is anticipated in the year 2012.

A portion of the existing parking structure south of the mall building will be removed to
accommodate the expanded commercial floor space. A new grade plus five parking structure,
including one subterranean parking level, will be provided south of the Macy's building, as well
as a new grade plus three parking structure on the southern portion of the site along Woodman
Avenue, as pali of the proposed project to replace the existing parking spaces to be removed, as
well as accommodate additional parking for the expanded commercial floor area. The site plan
for the proposed project is illustrated in Figure 2-1.

Vehicular access to the project site will be provided via five project driveways: two existing
driveways on Hazeltine Avenue, two new driveways on Riverside Drive, and one existing
driveway on Woodman Avenue. As part ofthe expansion project, it is proposed that the existing
Fashion Square driveways on Riverside Drive be closed and two new driveways be provided on
Riverside Dlive: New Easterly Fashion Square Driveway-Matilija Avenue and the New Fashion
Square Westerly Driveway. Further discussion of the project's access and circulation scheme is
provided in Section 3.0.

)
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3.0 SITE ACCESS AND CIRCULATION

The site access scheme for the proposed project is displayed in Figure 2-1. Descriptions of the
existing site access and proposed project site access and circulation schemes are provided in the
following subsections.

3.1 Existing Site Access
Vehicular access to the existing Fashion Square is currently provided via five driveways: two
driveways on Hazeltine Avenue, two driveways on Riverside Drive, and one driveway on
Woodman Avenue. The Hazeltine Avenue north project driveway and the Woodman Avenue
project driveway currently accommodate right-tum ingress and egress movements only. The
Hazeltine Avenue south driveway currently accommodates left-tum and right-turn ingress and
egress movements. The westerly driveway on Riverside Drive (i.e., located immediately east of
the Macy's building) accommodates left-turn and right-turn ingress movements, and right-turn
only egress movements. The easterly driveway on Riverside Drive (located at the easterly end of
the Fashion Square Riverside Drive frontage) also accommodates left-turn and right-tum ingress
movements, and right-turn only egress movements. A service/loading driveway is also located
on Riverside Drive, east of the Hazeltine Avenue.

Based on field observations at the site, current traffic circulation issues with the Fashion Square
driveways on Riverside Drive and Hazeltine Avenue are as follows:

;;; Both Riverside Dlive driveways are stop sign controlled (i.e., requiring motorists to find
gaps in traffic prior to completing left-turns and right-turns). It has been noted that
during busy shopping periods, City traffic control officers have been stationed at the
Riverside Drive driveways to assist in facilitating the flow of traffic to and from the
Fashion Square.

• The left-turn volume from Riverside Drive entering the Fashion Square is relatively high,
with the queue of left-tum vehicles occasionally exceeding the storage capacity of the
existing westbound Riverside Drive left-turn pockets.

• The right-turn only egress movements from the two Riverside Dlive driveways (i.e., left
turns from these driveways are not permitted) Ulmecessarily causes additional vehicles
exiting these driveways to turn towards the busy Woodman DrivelRiverside Drive
intersection.

• The existing easterly Riverside Drive dliveway is located immediately adjacent to a
driveway that serves the adjacent Riverside Shopping Center located east of the Fashion
Square. In fact, the left-turn pocket on westbound Riverside Drive which accommodates
traffic tuming left into the Fashion Square easterly driveway also serves traffic turning
left into the Riverside Shopping Center driveway. The shared use of this left-tum pocket
has been observed to cause some motorists confusion and related congestion.

• The existing Hazeltine Avenue driveway at Fashion Square Lane currently has one lane
entering the parking structure. The existing parking spaces located on the south side of
Fashion Square Lane conflict with travel lanes creating congestion and block traffic flow.

LINSCOTT, LAW &GREENSPAN, engineers
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3.2 Proposed Project Site Access
The Westfield Fashion Square Expansion project site access scheme is displayed in Figure 2-1.
Brief descriptions of the project site access driveways on Hazeltine Avenue and Woodman
Avenue are provided in the following paragraphs.

•

•

Hazeltine Avenue North Project Driveway:
The Hazeltine Avenue north project driveway is located on the east side of Hazeltine
Avenue, south of Riverside Drive. The Hazeltine Avenue north project driveway will
continue to provide access to the existing parking structure located south of the mall
building. The Hazeltine Avenue north project driveway will continue to accommodate
right-tum ingress and egress movements only.

Hazeltine Avenue South Project Driveway
The Hazeltine Avenue south project driveway is located on the east side of Hazeltine
Avenue at Fashion Square Lane. The intersection of Hazeltine Avenue and Fashion
Square Lane is currently controlled by traffic signals. The Hazeltine Avenue south
project driveway will continue to provide access to the existing parking structure located
south of the mall building, as well as provide access to the proposed parking structure to
be located south of the Macy's building. The Hazeltine Avenue south project driveway
will continue to accommodate left-tum and right-tum ingress and egress movements.

As part of the proposed expansion, the Hazeltine Avenue south project driveway will be
modified to accommodate two inbound lanes and two outbound lanes on Fashion Square
Lane. Parking along the south side of Fashion Square Lane adjacent to the entrance/exit
will be removed to allow better movement of vehicles entering the parking structure. In
addition, an unimpeded road through Fashion Square will be provided from Hazeltine
Avenue to Riverside Dlive. The schematic plan ofthe proposed site access improvements
on Hazeltine Avenue is contained in Appendix A.

• Woodman Avenue Project Driveway:
The Woodman Avenue project driveway is located on the west side of Woodman Avenue,
just south of Riverside Drive. The Woodman Avenue project driveway will provide
access to the remaining surface parking areas located on the project site as well as the new
grade plus three parking structure to be constructed as part of the proposed project. The
existing Woodman Avenue project driveway will be modified to accommodate right-tum
ingress movements only.

As part of the expansion project, it is proposed that the existing Fashion Square driveways on
Riverside Drive be closed and two new driveways be provided on Riverside Drive. The new
westerly driveway will be provided approximately 540 feet east of Hazeltine Avenue. The new
easterly project driveway will be provided approximately 100 feet west of the existing westerly
driveway to align with Matilija Avenue to the nOlih. The new easterly driveway will fOll11 the
south leg of the existing Matilija AvenuelRiverside Dlive intersection. The schematic plan of
the proposed site access improvements on Riverside Drive is contained in Appendix A.
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Briefly, the following improvements are recommended in conjunction with the proposed new
Fashion Square driveways on Riverside Drive:

• New Westerlv Fashion Square Driveway
The new westerly driveway access is proposed to be approximately 40 feet in width and
accommodate one inbound lane and two outbound lanes. At the Riverside Drive
intersection, the driveway exit (i.e., northbound approach) would provide one left-tum
lane and one right-tum lane. The new westerly driveway access currently serves as an
existing service driveway and historically served as a customer driveway. The new
westerly driveway would provide access to a new subterranean parking level to be
constructed at the south side of the center.

• New Easterlv Fashion Square Driveway
The new easterly driveway access is proposed to be approximately 60 feet in width and
accommodate two inbound lanes and three outbound lanes. The new easterly driveway
would be constructed opposite Matilija Avenue so as to provide a traditional four-leg
intersection on Riverside Drive. At the Riverside Drive intersection, the driveway exit
(i.e., northbound approach) would provide one left-tum lane and two right-tum lanes (i.e.,
no through movements would be permitted onto Matilija Avenue north of Riverside
Drive). The new easterly driveway would provide access to the existing two-level
Macy's parking garage, as well as to the new six-level parking structure proposed south
ofMacy's.

• Riverside Drive Improvements
The Riverside Drive approaches to the relocated easterly driveway would be improved to
accommodate the new intersection as follows:

o Widen the south side of Riverside Drive beginning at a point approximately 290
feet west of the Matilija Avenue centerline by lO feet. The widening would also
require a concurrent dedication of up to 10 feet (thus resulting in a 50-foot wide
half roadway and a 60-foot wide halflight-of-way).

o Widen the south side of Riverside Drive begimling at a point approximately 600
feet east of the Matilija Avenue centerline by 3 feet. The widening would also
require a concurrent dedication of 2 feet along the Fashion Square frontage (no
dedication required by the adjacent Riverside Shopping Center). Thus, the
resulting cross-section would be a 40-foot wide half roadway and a 52-foot wide
half right-of-way (remaining a 50-foot half right-of-way adjacent to the Riverside
Shopping Center).

o Restripe the eastbound Riverside Drive approach to the intersection with the new
easterly Fashion Square driveway to provide two through lanes and one right-tum
lane, plus retention of the existing eastbound bike lane. No left-turns to Matilija
Avenue nOlih of Riverside Drive would be pemlitted.

o Restripe the westbound Riverside Drive approach to the intersection with the new
easterly Fashion Square driveway to provide two left-tum lanes, one through lane,
and one optional through/right-tum lane, plus retention of the existing westbound
bike lane.
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•

•

•

The Riverside Drive approaches to the new westerly driveway would be improved to
accommodate the new intersection as follows:

o Restripe the eastbound Riverside Drive approach to the intersection with the new
westerly Fashion Square driveway to provide two through lanes and one right
tum lane.

o Restripe the westbound Riverside Drive approach to the intersection with the new
westerly Fashion Square driveway to provide one left-tum lane, and two through
lanes, plus retention of the existing westbound bike lane.

Matilija Avenue Improvements
A chamlelization median island may be installed on the Matilija Avenue approach to the
Riverside Drive intersection so as to facilitate right-tum movements only to and from
Matilija Avenue. This will limit the potential for Fashion Square or other regional traffic
from using Matilija Avenue north ofRiverside Drive.

Traffic Signal Control
Install traffic signals at the new project driveways on Riverside Drive. The traffic signals
at the new project driveways would feature separate westbound left-tum phasing for
vehicles turning left into the Fashion Square site. In addition, at the New Fashion Square
Driveway-Matilija Avenue/Riverside Drive intersection, a northbound right-tum overlap
phasing for vehicles exiting the Fashion Square at the new easterly project driveway may
be installed.

Riverside Shopping Center Access:
The Riverside Shopping Center is an eXlstmg commercial development located
immediately adjacent to the southwest comer of the Woodman Avenue/Riverside Drive
intersection. The Riverside Shopping Center is not a part of the Fashion Square. In
conjunction with the Fashion Square site access improvements, it is proposed that the
existing Riverside Shopping Center driveway, which is currently located immediately
adjacent to the Fashion Square site, can remain open. However, left-tum ingress directly
to the Riverside Shopping Center driveway would no longer be available under the
proposed access modifications as it would conflict with the new double left-tum lanes on
the westbound Riverside Drive approach to the new Fashion Square dliveway
intersection. However, to improve access to the Riverside Shopping Center site, the
Fashion Square proposes to construct an internal roadway connection between the two
sites so as to provide Riverside Shopping Center patrons with convenient access to the
newly created signalized intersection. Therefore, the Riverside Shopping Center site will
be provided with improved left-tum ingress access from Riverside Drive via a signalized
intersection (i.e., as compared to the existing non-signalized left-tlml access). In
addition, with the provision for the new internal roadway cOlU1ection to the newly created
intersection, Riverside Shopping Center patrons will be able to safely complete left-tum
exits onto westbound Riverside Drive (a movement which is currently not available from
any of the Riverside Shopping Center driveways along Riverside Dlive).
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It is noted that the owners of the Riverside Shopping Center may not permit an intemal
roadway connection between the Fashion Square and its center. In this scenario, the
Riverside Shopping Center will continue to have vehicular access from its existing
driveways along Riverside Drive and Woodman Avenue, albeit with restricted left-tum
ingress from Riverside Dlive (which is common at many commercial centers in Los
Angeles located immediately adjacent to intersections of major roadways due to traffic
operational safety issues). Therefore, the potential restrictions of left-tum ingress directly
to the Riverside Shopping Center from Riverside Drive would not create a significant
adverse traffic impact.

iii Landscaped Raised Median Island:
In conjunction with the Matilija Avenue improvements, constmct a landscaped raised
median island along Riverside Drive from Matilija Avenue to Ranchito Avenue to
prohibit left-hIm movements on Riverside Drive to Matilija Avenue. This will limit the
potential for Fashion Square or other regional traffic from using Matilija Avenue north of
Riverside Drive.

)
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4.0 PROJECT PARKING

This shared parking analysis has been prepared for the proposed expansion of the Westfield
Fashion Square. This shared parking analysis demonstrates that combining compatible land uses
in a single development results in less parking demand than would be required for separate free
standing land uses of similar types as required under Section 12.21.A.4 of the Los Angeles
Municipal Code for each of the new uses proposed for the expansion. Specifically, the project
will request the Zoning Administrator to issue a finding that Shared Parking is applicable to the
project under the provisions of Section 12.24.X.20 of the Los Angeles Municipal Code. The
shared parking analysis has been prepared based on data published in the second edition of the
Shared Parking manual published by the Urban Land Institute (ULl)3

, and supplemented by
observations of existing parking demand at the site which together demonstrate the adequacy of
the proposed on-site parking supply for the project.

4.1 Existing Parking Requirement
Prior development approvals at the Westfield Fashion Square (e.g., ZA-9S-0899 (CUZ) and CPC
94-0287 (ZC)) have established the parking requirement for the site at 4.S parking spaces per
1,000 square feet of gross leasable floor area (applicable to retail, restaurant, office, etc.). The
existing Westfield Fashion Square provides approximately 867,000 square feet of gross leasable
floor area, thereby yielding a current parking requirement for approximately 3,902 parking
spaces on-site. Parking is cUlTently provided in on-site parking structures and surface parking
lots. Vehicular access to the on-site parking facilities is provided by Hazeltine Avenue,
Riverside Drive and Woodman Avenue. During periods of high parking demand (e.g., during
the holiday shopping period), the shopping center management has by practice instructed
employees to park in the surface parking lot located at the far easterly portion of the site (i.e.,
adjacent to Woodman Avenue).

4.2 Existing Parking Utilization
To detenl1ine the adequacy of the existing parking requirement (i.e., 4.S parking spaces per 1,000
square feet of gross leasable floor area), observations of parking demand were conducted at the
Fashion Square during the 200S and 2006 holiday shopping periods on three days of typically
high patronage: the day after Thanksgiving, the Saturday before Christmas, and the day after
Christmas.

The average peak parking demand observed at the Fashion Square during each of the three days
during the 200S and 2006 holiday shopping periods is as follows:

II 200S12006 Fl1day after Thanksgiving: 3,367 average peak demand (observed at 2:00
p.m.)

II 200S12006 Saturday before Christmas: 3,362 average peak demand (observed at 4:00
p.m.)

II 200S12006 Day after Cl1l1stmas: 3,498 average peak demand (observed at 4:00 p.m.)

3 Shared Parking, Second Edition, Urban Land Institute, 2005, Washington D.C.
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Based on the current 867,000 square feet of gross leasable floor area, the peak demand for
parking at the Fashion Square during the 2005 and 2006 holiday seasons (3,498 parking spaces
on the day after Christmas) was equivalent to approximately 4.03 spaces per 1,000 square feet of
gross leasable floor area. Thus, the observed peak parking rate is significantly less than the
current requirement to provide 4.5 parking spaces per 1,000 square feet of gross leasable floor
area. It is noted that during the 2005 and 2006 holiday seasons that Fashion Square employees
were parked on-site (primarily in the existing surface parking area near the Woodman Avenue
driveway).

It is noted as a community benefit, that the Fashion Square currently permits students from the
nearby Notre Dame High School and Buckley School to park vehicles in the surface parking lot
near Woodman Avenue. This parking occurs during weekday school hours, which have
typically been a relatively low parking demand period, generated by the Fashion Square. Should
Fashion Square continue to accommodate student parking at this area of the site, it would not
impact parking availability for the center (which typically is at its peak on weekends and holiday
periods when schools are not in session).

4.3 Proposed Project

The Fashion Square proposes to provide additional floor area at the site for retail and restaurant
uses. Floor area is expressed in tenns of the Los Angeles Municipal Code (LAMC) definition, as
well as in gross leasable floor area (which is the common floor area calculation used for enclosed
shopping malls such as Fashion Square). The summary of existing and proposed floor area is
provided in the Table 4-1.

Table 4-1
SUMMARY OF PROJECT FLOOR AREA

Existing Floor Area Net New Floor Area Total Floor Area

Use
LAMC Leasable LA1VIC Leasable LAMC Leasable

Retail 956,422 842,045 355,227 233,178 1,311,649 1,075,223

Restaurant 31,694 24,955 71,329 46,822 103,023 71,777

Total 988,116 867,000 426,556 280,000 1,414,672 1,147,000

)
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4.4 Code Parking Calculation for Proposed Future Fashion Square Development
A calculation has been prepared of the parking needed for the Fashion Square based on parking
rates provided in the Los Angeles Municipal Code (LAMC) in conjunction with a proposed
expansion project at the center. Specifically, Section 12.21.AA of the LAMC provides the
following parking rates applicable to the project floor area4

:

• Retail: 1 space per 250 square feet of retail floor area.

• Restaurant Space: 1 space per 100 square feet of restaurant floor area.

As currently proposed, the Fashion Square expansion will provide 355,227 square feet of new
retail space and 71,329 square feet of new restaurant space per LAMCs. This new development
will be in addition to the existing 988,116 square feet of commercial floor area. Based on the
parking rates provided in the LAMC, the calculated parking for the project is as follows:

• New Retail (1 space/250 SF for 355,227 SF): 1,421 parking spaces

• New Restaurants (1 spacellOO SF for 71,329 SF): 713 parking spaces

• Existing shopping center (by permit): 3,902 parking spaces

• Total calculated project parking by Code: 6,036 parking spaces

The project proposes to provide parking that is less than the number of parking spaces that would
otherwise be required under Section 12.21.A.4 of the LAMC. Specifically, the Westfield
Fashion Square proposes to provide parking at a rate of 4.25 parking spaces per 1,000 square feet
of gross leasable floor area (i.e., 4,875 spaces based on a total center of 1,147,000 gross leasable
square feet), with the potential to provide parking at a maximum rate of 4.50 parking spaces per
1,000 square feet of gross leasable floor area (i.e., 5,162 spaces based on a total center of
1,147,000 gross leasable square feet). Thus, the project will request the Zoning Administrator to
issue a finding that Shared Parking is applicable to the project under the provisions of Section
12.24.X.20 of the LAMC. The basis for reduced parking under the Shared Parking provisions in
the LAMC is demonstrated hereafter by the shared parking analysis which has been prepared
based on data published in the second edition of the Shared Parking manual published by the
Urban Land Institute (ULI), and supplemented by the observations of existing parking demand at
the site which together demonstrate the adequacy of the proposed on-site parking supply for the
project.

4.5 Shared Parking Demand Analysis
This shared parking analysis incorporates the analysis procedures recommended in the Shared

Par/ring manual published by the ULI, and is consistent with methodology used by the City of
Los Angeles in the review and approval of shared parking applications for other major retail
centers.

4 Floor area as defined by the Los Angeles Municipal Code, which differs fi·om gross leasable floor area.
5 All floor areas in this section as defined by the Los Angeles Municipal Code.
LINSCOTT, LAW &GREENSPAN, engineers
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The Shared Parking manual provides recommendations with respect to the following
characteristics of parking demand at shopping centers:

• Hourly Parking Indices. The Shared Parking manual provides hourly parking indices for
various land uses. For the Fashion Square, the hourly parking indices for retail, and
restaurants (sit-down and fast-food type restaurants) were utilized. The indices show, for
example, that the hourly parking demand for retail (which generates its peak parking
demand during the early afternoon period) is different than the parking demand seen at
sit-down type restaurants (which generates its peak parking demand in the evening
hours).

• Day of Week Parking Variations. The Shared Parking manual provides
recommendations for day of week parking factors. For example, retail and restaurant
uses generate their peak parking during weekends.

• Monthly Parking Variations. The Shared Parking manual considers that some uses have
substantial parking variations based on the month of the year. Retail uses, for example
typically generates its highest parking demand December while restaurant uses have a
generally consistent parking demand throughout the year.

• Intemal Capture. Parking demand at mixed-use centers can be reduced through intemal
capture characteristics. For example, a person working in a retail establishment within a
mall may walk to the restaurants in the center to eat during lunch. The Shared Parking
manual indicates that parking demand may be reduced by at least 10% at a mixed-use
center based on these intemal capture characteristics.

4.5.1 Shared Parking Demand Analysis for Existing Conditions
A shared parking demand analysis has been prepared for existing conditions at Westfield
Fashion Square to demonstrate the validity of the parking indices provided in the ULI Shared
Parking manual. The following existing land uses and corresponding floor areas6 were entered
into the shared parking analysis:

• Existing Retail: 842,045 square feet of gross leasable area

• Existing "Fast Food" Restaurants: 20,275 square feet of gross leasable area

it Existing "Family" Restaurants: 4,680 square feet of gross leasable area

As previously noted, observations of existing parking utilization were conducted at the Fashion
Square during the 2005 and 2006 holiday seasons (i.e., the Friday after Thanksgiving, the
Saturday before Cluistmas, and the day after Cluistmas). Accordingly, the shared parking
analysis was prepared for a December weekday (shown in Table 4-2) and weekend (shown in
Table 4-3) condition for the existing floor area at Fashion Square. As shown in Table 4-2, a

6 The ULI Shared Parking manual is based on gross leasable floor areas for retail and restaurant uses, which differs
from the floor area definitions provided in the LAMe. To be consistent with the Shared Parking manual
methodologies. gross leasable floor areas are utilized in the shared parking analysis provided herein. )
LINSCOTT, LAW &GREENSPAN, engineers LLG Ref. ] -053606-1
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Table 4-2

WEEKDAY SHARED PARKING DEMAND ANALYSIS [1J

Westfield Fashion Square· Existing Conditions

Month: DEC

Land Use Retail
Family Fast-Food

Restaurant Restaurant

Size 842.0 KSF 4.7 KSF 20.3 KSF

Peak Pkg llite[2] 4.0/KSF 15.0/KSF 15.0/KSF

Weekday Pkg Rate[3] 3.6/KSF 10.5/KSF 15.0/KSF

Gross Spaces 3,031 Spc. 49 Spc. 304 Spc. Comparison wI

Adjusted Gross 2,879 Spc. 44 Spc. 274 Spc. Parking Supply

Spaces[4] Shared 3902 Spaces

Number of Number of Number of Parking Surplus

Time ofDny Spaces Spaces Spaces Demand (Deficiency)

6:00AM 79 13 18 110 3,792

7:00AM 200 24 31 255 3,647

8:00AM 572 28 59 659 3,243

9:00AM 1,232 34 86 1,352 2,550

10:00AM 1,983 38 159 2,180 1,722

II:OOAM 2,503 40 239 2,782 1,120

12:00 PM 2,763 44 274 3,081 821

1:00PM 2,879 40 274 3,193 709

2:00 PM 2,763 25 249 3,037 865

3:00PM 2,647 22 169 2,838 1,064

4:00 PM 2,647 22 153 2,822 1,080

5:00 PM 2,735 35 169 2,939 963

6:00PM 2,735 36 235 3,006 896

7:00 PM 2,735 36 223 2,994 908

8:00PM 2,359 36 142 2,537 1,365

9:00PM 1,580 28 86 1,694 - - 2,208

10:00 PM 920 25 59 1,004 2,898

11:00PM 316 23 31 370 3,532

12:00AM 0 12 20 32 3,870

Notes:

[1] Source: ULl =Urban Land Institute "Shared Parking," Second Edition, 2005.

[2] Peak parking rates for all land uses based on the recommended base parking ratios as contained in Table 2-2

of the "Shared Parking" manual.

[3] Weekday parking rates based on the weekday parking demand ratios, as summarized in Table 2-2

of the "Shared Parking" manual.
[4] Gross spaces adjusted to reflect parking demand reduction due to captive market, internal capture, transit,

and/or walk-in reduction.
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Table 4-3

WEEKEND SHARED PARKING DEMAND ANALYSIS [1)

Westfield Fashion Square· Existing Conditions

Month: DEC

Land Use Retail
Family Fast-Food

Restaurant Restaurant

Size 842.0 KSF 4.7 KSF 20.3 KSF

Peak Pkg RBte[2] 4.0 IKSF 15.0 IKSF 15.0 IKSF

Weekend Pkg Ratel3] 4.0 IKSF 15.0 IKSF 14.0 IKSF

Gross Spaces 3,368 Spc. 70 Spc. 284 Spc. Comparison wI

Adjusted Gross 3,200 Spc. 63 Spc. 256 Spc. Parking Supply

Spaces[4] Sbared 3902 Spaces

Number of Number of Number of Parking Surplus

Time of Day Spaces Spaces Spaces Demand (Deficiency)

6:00AM 90 10 17 117 3,785

7:00AM 224 21 29 274 3,628

8:00AM 512 32 55 599 3,303

9:00AM 1,248 46 81 1,375 2,527

10:00AM l,824 58 148 2,030 1,872

11:00AM 2,272 58 223 2,553 1,349

12:00PM 2,688 63 256 3,007 895

1:00PM 2,944 55 256 3,255 647

2:00PM 3,200 44 232 3,476 426

3:00PM 3,200 29 157 3,386 516

4:00PM 3,072 31 142 3,245 657

5:00PM 2,912 41 157 3,110 792

6:00PM 2,592 47 219 2,858 1,044

7:00PM 2,432 47 208 2,687 1,215

8:00PM 2,144 44 132 2,320 1,582

9:00PM 1,696 23 81 1,800 2,]02

10:00PM 1,184 20 55 1,259 2,643

11:00PM 480 14 29 523 3,379

12:00AM 0 8 18 26 3,876

Notes:

[I] Source: ULl: Urban Land Institute "Shared Parking," Second Edition, 2005.

[2] Peak parking rates for all land uses based on the recommended base parking ratios as contained in Table 2-2

of the "Shared Parking" manual.

[3] Weekday parking rates based on the weekday parking demand ratios, as summarized in Table 2-2

of the "Shared Parking" manual.
[4] Gross spacesadjusted to reflect parking demand reduction due to captive market, internal capture, transit,
and/or walk-in reduction.

)
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peak parking demand for 3,193 parking spaces (at 1:00 p.m.) is forecast for a weekday while
Table 4-3 shows a peak parking demand for 3,476 parking spaces (at 2:00 p.m.). By
comparison, during the most recent 2005 and 2006 holiday seasons, an average peak parking
demand of 3,367 spaces as observed on the Friday after Thanksgiving, 3,362 spaces on the
Saturday before Christmas, and 3,498 on the day after Christmas. Thus, the parking demand
model developed for the Fashion Square using the ULI methodology is highly correlated to the
observed parking demand during the 2005 and 2006 holiday seasons. Therefore, it is concluded
that the shared parking methodology provides a reasonable model for purposes of forecasting
future parking demand at Fashion Square following build-out ofthe proposed expansion project.

4.5.2 Shared Parking Demand Analysis for Future Conditions
A shared parking demand analysis has been prepared for future conditions at Westfield Fashion
Square following build-out of the proposed expansion program (i.e., the addition of 280,000
square feet of gross leasable floor area, providing a total of 1,147,000 square feet of gross
leasable floor area). The forecast parking demand based on the shared parking analysis has been
compared to a proposed parking supply of 4,875 parking spaces, which is equivalent to a ratio of
4.25 parking spaces per 1,000 square feet of gross leasable floor area. Based on building
programming information provided by Westfield, the following future build-out land uses and
corresponding floor areas were entered into the shared parking analysis:

III Future Retail: 1,075,223 square feet of gross leasable area

III Future "Fast-Food" Restaurants: 39,097 square feet of gross leasable area

III Future "Family" Restaurants: 4,680 square feet of gross leasable area

III Future "Fine/Casual Dining" Restaurants: 28,000 square feet of gross leasable area

The shared parking analysis has been prepared for weekday and weekend conditions. Further,
evaluations have been prepared for both non-holiday month conditions (e.g., July), as well as
holiday conditions. Hourly parking forecasts have been prepared from 6:00 a.m. to 12:00 a.m.
for each of the analysis days to evaluate parking demand during operating hours of the center
during typical (non-holiday) and non-typical (holiday) conditions. Therefore, the analysis is
deemed to be in compliance with the requirements of Section 12.24.X.20 of the LAMC whereby
a review of parking demand for "24 hours per day, for seven consecutive days" is required. It is
noted that the parking demand forecasts account for parking generated by both shopping center
employees and patrons.

Tables 4-4 and 4-5 provide the weekday and weekend shared parking analysis for Fashion
Square for a non-holiday month (i.e., July). As shown in Table 4-4, the forecast peak demand
for parking at the site for a July weekday condition is expected to occur at 1:00 p.m. when
approximately 3,371 parking spaces are expected to be utilized. Similarly, the parking demand
forecast for a July weekend condition is smmnarized in Table 4-5 with an expected demand of
approximately 3,474 parking spaces at 2:00 p.m. In conclusion, a proposed parking supply of
4,875 parking spaces (i.e., 4.25 parking spaces per 1,000 square feet of gross leasable floor area)
would result in a substantial surplus in parking at the site during non-holiday periods (i.e., a

)
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Table 4-4

WEEKDAY SHARED PARKING DEMAND ANALYSIS [1)

Westfield Fashion Square· Future Conditions (July)

Month' JUL

FineJCasual Family Fast-Food
Land Use Retail

Dining Restaurant Restaurant

Size 1,075.2 KSF 28.0 KSF 4.7 KSF 39.1 KSF

Peak Pkg Ratel2] 4.0 IKSF 20.0 IKSF 15.0 IKSF 15.0 IKSF

Weekday Pkg Ratel3] 3.6 IKSF 18.0 IKSF 10.5 IKSF 15.0 IKSF

Gross Spaces 3,871 Spc. 504 Spc. 49 Spc. 586 Spc. Comparison wi

Adjusted Gross 3,677 Spc. 454 Spc. 44 Spc. 527 Spc. Parking Supply

Spacesl4] Shared 4875 Spaces

Number of Number of Number of Number of Parking Surplus

Time of Day Spaces Spaces Spaces Spaces Demand (Deficien cy)

6:00AM 76 0 12 34 122 4,753

7:00 AM 181 14 24 60 279 4,596

8:00 AM 513 35 27 112 687 4,188

9:00 AM 1,092 52 33 164 1,341 3,534

10:00 AM 1,718 119 38 300 2,175 2,700

II:OOAM 2,154 213 40 452 2,859 2,016

12:00 PM 2,373 345 43 518 3,279 1,596

1:00PM 2,468 345 40 518 3,371 1,504

2:00 PM 2,373 307 25 470 3,175 1,700

300PM 2,278 203 22 318 2,821 2,054

4:00 PM 2,278 241 22 288 2,829 2,046

5:00 PM 2,344 352 34 318 3,048 1,827

6:00 PM 2,344 427 36 444 3,251 1,624

7:00 PM 2,344 446 36 422 3,248 1,627

8:00 PM 2,032 446 36 267 2,78J 2,094

9:00 PM 1,377 446 27 164 2,014 2,861

10:00PM 798 427 24 Jl2 1,361 3,514

11:00PM 276 342 23 60 701 4,174

12:00 AM 0 Jl8 11 38 167 4,708

Notes:

[1] Source: ULI - Urban Land Institute "Shared Parking," Second Edition, 2005.

[2) Peak parking rales for all land uses based on the recommended base parking ratios as contained in Table 2-2

of the "Shared Parking" manual.

[3) Weekday parking rates based on the weekday parking demand ratios, as summarized in Table 2-2

of the "Shared Parking" manual.
[4) Gross spaces adjusted to reflect parking demand reduction due to captive market, internal capture, transit,

andlor walk-in reduction.
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Table 4-5

WEEKEND SHARED PARKING DEMAND ANALYSIS [1]

Westfield Fashion Square· Future Conditions (July)

Month· JUL

Retail
Fine/Casual Family Fast-Food

Land Use
Dining Restaurant Restaurant

Size 1,075.2 KSF 28.0 KSF 4.7 KSF 39.1 KSF

Peak Pkg Rate(2] 4.0 IKSF 20.0 IKSF 15.0 IKSF 15.0 IKSF

Weekend Pkg Rate[3] 4.0 IKSF 20.0 IKSF 15.0 IKSF 14.0 IKSF

Gross Spaces 4,301 Spc- 560 Spc- 70 Spc- 547 Spc- Comparison wI

Adjusted Gross 4,086 Spc- 504 Spc- 63 Spc- 492 Spc- Parking Supply

Spacesl4] Sbared 4875 Spaces

Number of Number of Number of Number of Parking Surplus

Time ofDay Spaces Spaces Spaces Spaces Demand (Deficien cy)

6:00AM 86 0 10 32 J28 4,747

7:00 AM 203 J5 20 55 293 4,582

8:00 AM 470 23 32 104 629 4,246

9:00 AM J,I] 8 46 45 152 J,36J 3,5J4

10:00 AM 1,602 57 57 280 1,996 2,879

11:00AM 1,981 120 57 422 2,580 2,295

12:00 PM 2,328 267 62 484 3,141 1,734

1:00 PM 2,537 288 54 484 3,363 1,512

2:00 PM 2,746 246 43 439 3,474 1,40]

3:00 PM 2,746 246 28 297 3,317 J,558

4:00 PM 2,642 246 31 269 3,188 1,687

5:00 PM 2,504 328 4J 297 3,]70 1,705

6:00 PM 2,230 453 46 415 3,144 J,731

7:00 PM 2,092 474 46 394 3,006 1,869

8:00 PM 1,850 495 43 249 2,637 2,238

9:00PM 1,471 453 23 J52 2,099 2,776

]O:OOPM 1,026 453 19 J04 1,602 3,273

11:00PM 412 442 14 55 923 3,952

12:00 AM 0 248 8 35 291 4,584

Notes:

[I] Source: ULI - Urban Land Institute "Shared Parking," Second Edition, 2005.

[2] Peak parking rates for all land uses based on the recommended base parking ratios as contained in Table 2-2

of the "Shared Parking" manual.

[3] Weekday parking rates based on the weekday parking demand ratios, as summarized in Table 2-2

of the "Shared Parking" manual.
[4] Gross spaces adjusted to reflect parking demand reduction due to captive market, internaJ capture, transit,
andlor waJk-in reduc~on.
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minimum surplus of over 1,500 parking spaces during weekdays and over 1,400 parking spaces
during weekends).

Tables 4-6 and 4-7 provide the December shared parking analysis for weekday and weekend
conditions, respectively. For a weekday condition in December, Table 4-6 indicates a peak
demand for approximately 4,595 parking spaces at 1:00 p.m., which can be accommodated by
the proposed supply of 4,875 parking spaces. Table 4-7 shows a peak demand for 4,827 parking
spaces at 2:00 p.m. for a weekend condition during the holiday season. Thus, sufficient parking
would be provided at the site to accommodate the parking demand generated throughout the day
during the holiday season based on a supply of 4.25 parking spaces per 1,000 square feet of gross
leasable floor area. It is noted that the parking demand forecasts account for parking generated
by both shopping center employees and patrons.
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Table 4-6

WEEKDAY SHARED PARKING DEMAND ANALYSIS [1]

Westfield Fashion Square· Future Conditions (December)

Month: DEC

Land Use Retail
FineJCasuaJ Family Fast-Food

Dining Restaurant Restaurant

Size ],075.2 KSF 28.0 KSF 4.7 KSF 39.] KSF

Peak Pkg Rate(2] 4.0 IKSF 20.0 IKSF ]5.0 IKSF ]5.0 IKSF

Weekday Pkg RJlte(3) 3.61KSF ]8.0 IKSF ]0.5IKSF ]5.0 IKSF

Gross Spaces 3,87] Spc. 504 Spc. 49 Spc. 586 Spc. Comparison wi

Adjusted Gross 3,677 Spc. 454 Spc. 44 Spc. 527 Spc. Parking Supply

Spaces(4] Shared 4875 Spaces

Number of Number of Number of Number of Parking Surplus

Time of Day Spaces Spaces Spaces Spaces Demand (Deficiency)

6:00 AM 102 0 13 34 149 4,726

7:00 AM 255 14 24 61 354 4,521

8:00 AM 730 35 28 114 907 3,968

9:00 AM 1,573 52 34 166 1,825 3,050

10:00 AM 2,533 120 38 305 2,996 1,879

II:OOAM 3,197 216 40 460 3,913 962

12:00 PM 3,529 351 44 527 4,451 424

J:OOPM 3,677 351 40 527 4,595 280

2:00 PM 3,529 312 25 478 4,344 531

3:00 PM 3,381 206 22 324 3,933 942

4:00 PM 3,381 245 22 293 3,941 934

5:00 PM 3,493 358 35 324 4,210 665

6:00 PM 3,493 435 36 452 4,416 459

7:00 PM 3,493 454 36 429 4,412 463

8:00 PM 3,014 454 36 271 3,775 1,100

9:00 PM 2,017 454 28 166 2,665 2,210

10:00 PM 1,175 435 25 114 1,749 3,126

11:00PM 403 348 23 61 835 4,040

12:00 AM 0 120 12 38 170 4,705

Notes:

[I] Source: ULl - Urban Land Institute "Shared Parking," Second Edition, 2005.

[2] Peak parking rates for all land uses based on the recommended base parking ratios as contained in Table 2-2

of the "Shared Parking" manual.

[3] Weekday parking rates based on the weekday parking demand ratios, as summarized in Table 2-2

of the "Shared Parking" manual.
[4] Gross spaces adjusted to reflect parking demand reduction due to captive market, internal capture, transit,

and/or walk-in reduc!ion.
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Table 4-7

WEEKEND SHARED PARKING DEMAND ANALYSIS [1]

Westfield Fashion Square· Future Condillons (December)

Month: DEC

Retail
Fine/Casual Family Fast-Food

Land Use
Dining Restaurant Restaurant

Size ],075.2 KSF 28.0 KSF 4.7 KSF 39.1 KSF

Peak Pkg Rate(2] 4.0 IKSF 20.0 IKSF 15.0 IKSF 15.0 IKSF

Weekend Pkg Ratel3] 4.0 IKSF 20.0 IKSF 15.0 IKSF 14.0 IKSF

Gross Spaces 4,301 Spc. 560 Spc. 70 Spc. 547 Spc. Comparison wi

Adjusted Gross 4,086 Spc. 504 Spc. 63 Spc. 492 Spc. Parking Supply

Spacesl4] Shared 4875 Spaces

Number of Number of Number of Number of Parking Surplus

Time of Day Spaces Spaces Spaces Spaces Demand (Deficiency)

6:00AM 1]5 0 10 32 157 4,718

7:00 AM 286 15 21 56 378 4,497

8:00 AM 654 23 32 105 814 4,061

9:00 AM 1,594 46 46 155 1,841 3,034

10:00AM 2,329 57 58 285 2,729 2,146

I 1:00AM 2,901 121 58 429 3,509 1,366

12:00PM 3,432 271 63 492 4,258 617

1:00PM 3,759 292 55 492 4,598 277

2:00 PM 4,086 250 44 447 4,827 48

3:00 PM 4,086 250 29 302 4,667 208

4:00 PM 3,923 250 31 274 4,478 397

5:00 PM 3,718 333 41 302 4,394 481

6:00 PM 3,309 461 47 422 4,239 636

7:00 PM 3,106 483 47 40l 4,037 838

8:00 PM 2,738 504 44 253 3,539 1,336

9:00 PM 2,166 461 23 155 2,805 2,070

10:00PM 1,512 461 20 105 2,098 2,777

11:00PM 613 450 14 56 1,133 3,742

12:00AM 0 252 8 35 295 4,580

Notes:

[1 J Source: ULl - Urban Land ]nstitute "Shared Parking," Second Edition, 2005.

[2J Peak parking rates for all land uses based on the recommended base parking ratios as contained in Table 2-2

of the "Shared Parking" manual.

[3J Weekday parking rates based on the weekday parking demand ratios, as summarized in Table 2-2

of the "Shared Parking" manual.
[4J Gross spaces adjusted to reflect parking demand reduction due to captive market, internal capture, transit,
and/or walk-in reduc~ion.
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5.0 5.0 EXISTING STREET SYSTEM

5.1 Regional Highway System
Regional access to the project site is provided by US. 101 (Ventura) Freeway, as shown in
Figure 1-1. Northbound and southbound ramps are provided on US. 101 Freeway at Woodman
Avenue and Van Nuys Boulevard in the project vicinity. A blief descliption of U.S. 101
Freeway is provided in the following paragraph.

u.s. 101 (Ventura) Freeway is a major north-south freeway that extends across northern and
southern California. In the project vicinity, five mainline travel lanes are provided in each
direction on U.S. 101 Freeway. Both northbound and southbound ramps are provided on US.
101 Freeway at Woodman Avenue, which borders the project site to the east. Northbound and
southbound ramps are also provided on US. 101 Freeway at Van Nuys Boulevard, which is
located approximately one-half mile west of the project site.

5.2 Local Street System
Access to the project site is provided via Hazeltine Avenue, Riverside Drive and Woodman
Avenue. The following 18 study intersections were selected for analysis by LADOT staff in
order to determine potential impacts related to the proposed project:

1. Van Nuys BoulevardlRiverside Drive.

2. Van Nuys BoulevardlU.S. 101 Freeway Westbound (WB) Ramps.

3. Van Nuys BoulevardlU.S. 101 Freeway Eastbound (EB) Ramps.

4. Tyrone Avenue/Moorpark Street.

5. Tyrone Avenue-Beverly Glen Boulevard/Ventura Boulevard.

6. Hazeltine Avenue/Magnolia Boulevard.

7. Hazeltine Avenue/Riverside Drive.

8. Hazeltine Avenue/Fashion Square Lane.

9. Hazeltine Avenue/Moorpark Street.

10. Hazeltine Avenue/Ventura Boulevard.

11. Woodman Avenue/Magnolia Boulevard.

12. Woodman Avenue/Riverside Drive.

13. Woodman AvenuelU.S. 101 Freeway Westbound (WB) Ramps.

14. Woodman AvenuelU.S. 101 Freeway Eastbound (EB) Ramps.
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15. Woodman Avenue/Moorpark Street.

16. Woodman Avenue/Ventura Boulevard.

17. Matilija Avenue/Riverside Drive

18. New Westerly Project Driveway/Riverside Drive

Sixteen of the 18 study intersections selected for analysis are presently controlled by traffic

signals. The Matilija Avenue/Riverside Drive intersection is currently two-way stop sign

controlled with the stop signs facing the minor street. The existing lane configurations at the 18

study intersections are displayed in Figure 5-1.

5.3 Roadway Classifications
The City of Los Angeles utilizes the roadway categories recognized by regional, state and federal

transportation agencies. There are four categories in the roadway hierarchy, ranging from

freeways with the highest capacity to two-lane undivided roadways with the lowest capacity.

The roadway categories are summarized as follows:

Freeways are limited-access and high speed travel ways included in the state and federal

highway systems. Their purpose is to carry regional through-traffic. Access is provided by

interchanges with typical spacing of one mile or greater. No local access is provided to adjacent

land uses.

Arterial roadways are major streets that primarily serve through-traffic and provide access to

abutting propeliies as a secondary function. Arterials are generally designed with two to six

travel lanes and their major intersections are signalized. This roadway type is divided into two

categories: principal and minor arterials. For the City of Los Angeles, these are refened to as

Major and Secondary Highways. Principal arterials are typically four-or-more lane roadways

and serve both local and regional through-traffic. Minor arterials are typically two-to-four lane

streets that service local and commute traffic.

Collector roadways are streets that provide access and traffic circulation within residential and

non-residential (e.g., commercial and industrial) areas. They connect local streets to arterials and

are typically designed with two through travel lanes (i.e., one through travel lane in each

direction) that may accommodate on-street parking. They may also provide access to abutting

properties.

Local roadways distribute traffic within a neighborhood or similar adj acent neighborhoods and

are not intended for use as a through-street or a link between higher capacity facilities such as

collector or mierial roadways. Local streets are fronted by residential uses and do not typically

serve conm1ercial uses.

)
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5.4 Roadway Descriptions
A brief description of the important roadways in the project site vicinity is provided III the
following paragraphs.

Van Nuys Boulevard is a north-south oriented roadway that is located west of the project site.
Van Nuys Boulevard is designated as a Major Highway Class II in the City of Los Angeles
Transportation Element of the General Plan. Three travel lanes are provided in each direction on
Van Nuys Boulevard within the study area. Exclusive left-tum lanes are provided in the
southbound direction on Van Nuys Boulevard at the U.S. 101 Freeway Eastbound Ramps and
Riverside Drive intersections. Dual left-tum lanes are provided in the northbound direction on
Van Nuys Boulevard at the U.S. 101 Freeway Westbound Ramps intersection. Parking is
prohibited along both sides of Van Nuys Boulevard between Riverside Drive and just south of
the U.S. 101 Freeway Eastbound Ramps. Two-hour metered parking between the hours of 9:00
AM and 3:00 PM is provided along both sides of Van Nuys Boulevard north of Riverside Drive.
Van Nuys Boulevard is posted for a speed limit of35 miles per hour near the project site.

Tyrone Avenue is a north-south oriented roadway that is located west of the project site. Tyrone
Avenue is designated as a Secondary Highway south of Moorpark Street in the City of Los
Angeles General Plan Transportation Element. North of Moorpark Street, Tyrone Avenue is
designated as a Local Street. One through travel lane is provided in each direction on Tyrone
Avenue within the study area. An exclusive left-tum lane is provided in the southbound
direction on Tyrone Avenue at the Ventura Boulevard intersection. Exclusive right-tum lanes
are provided on Tyrone Avenue in the northbound direction at the Moorpark Street intersection
and in the southbound direction at the Ventura Boulevard intersection. Parking is allowed along
both sides of Tyrone Avenue in the project vicinity, except between Moorpark Street and
Ventura Boulevard where parking is prohibited along both sides of Tyrone Avenue. There is no
posted speed limit on Tyrone Avenue within the project study area, thus it is assumed to be a
prima facie speed limit of 25 miles per hour.

Beverly Glen Boulevard is a north-south oriented roadway that is located west of the project site.
Beverly Glen Boulevard is designated as a Secondary Highway in the City of Los Angeles
General Plan Transportation Element. One through travel lane is provided in each direction on
Beverly Glen Boulevard within the study area. An exclusive left-tum lane is provided in the
northbound direction on Beverly Glen Boulevard at the Ventura Boulevard intersection. Parking
is prohibited along both sides of Beverly Glen Boulevard in the project vicinity. Beverly Glen
Boulevard is posted for a speed limit of 25 miles per hour near the project site.

Hazeltine Avenue is a north-south oriented roadway that borders the project site to the west.
Hazeltine Avenue is designated as a Secondary Highway in the City of Los Angeles General
Plan Transportation Element. Two through travel lanes are provided in each direction on
Hazeltine Avenue within the study area. Exclusive left-tum lanes in each direction are provided
on Hazeltine Avenue at the Magnolia Boulevard, Riverside Drive, Fashion Square Lane,
Moorpark Street and Ventura Boulevard intersections. An exclusive light-turn lane is provided
in the northbound direction on Hazeltine Avenue at the Riverside Drive intersection. Parking is
allowed along both sides of Hazeltine Avenue in the project vicinity, except between Riverside

)
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Drive and Fashion Square Lane where parking is prohibited. Hazeltine Avenue is posted for a
speed limit of 35 miles per hour near the project site.

Matilija Avenue is a north-south oriented roadway that is located north of the project site.
Matilij a Avenue is designated as a Local Street in the City of Los Angeles General Plan
Transportation Element. One through travel lane is provided in each direction on Matilija
Avenue within the study area. Parking is allowed along both sides of Matilija Avenue in the
project vicinity. There is no posted speed limit on Matilija Avenue within the project study area,
thus it is assumed to be a prima facie speed limit of 25 miles per hour.

Woodman Avenue is a north-south oriented roadway that borders the project site to the east.
Woodman Avenue is designated as a Major Highway Class II in the City of Los Angeles General
Plan Transportation Element. Two through travel lanes are provided in each direction on
Woodman Avenue within the study area. Exclusive left-tum lanes are provided in each direction
on Woodman Avenue at the Magnolia Boulevard, Moorpark Street and Ventura Boulevard
intersections. Exclusive left-tum lanes are provided on Woodman Avenue in the northbound
direction at the U.S. 101 Freeway Westbound Ramp intersection and in the southbound direction
at the U.S. 101 Freeway Westbound Ramps and Riverside Drive intersections. Dual left-tum
lanes are provided in the northbound direction on Woodman Avenue at the Riverside Drive
intersection. Exclusive right-tum lanes are provided on Woodman Avenue in each direction at
the Riverside Drive intersection and in the southbound direction at the Ventura Boulevard
intersection. Curbside parking is allowed along both sides of Woodman Avenue in the project
vicinity, except nOlih of Riverside Drive where one-hour parking between the hOUTS of 8:00 AM
and 4:00 PM is provided along the west side of Woodman Avenue and south of Moorpark Street,
where two-hour parking between the hours of 8:00 AM and 6:00 PM is provided along both
sides of Woodman Avenue. Woodman Avenue is posted for a speed limit of 35 miles per hour
near the project site.

Magnolia Boulevard is an east-west oriented roadway that is located north of the project site.
Magnolia Boulevard is designated as a Secondary Highway in the City of Los Angeles General
Plan Transportation Element. Two through travel lanes in the each direction are provided on
Magnolia Boulevard in the project vicinity. Exclusive left-tum lanes are provided in each
direction on Magnolia Boulevard at the Hazeltine Avenue and Woodman Avenue intersections.
Two-hour parking between the hours of 8:00 AM and 6:00 PM is provided along both sides of
Magnolia Boulevard in the project vicinity. Magnolia Boulevard is posted for a speed limit of 35
miles per hour near the project site.

Riverside Drive is an east-west Oliented roadway that borders the project site to the north.
Riverside Dlive is designated as a Major Highway Class II in the City of Los Angeles General
Plan TranspOliation Element. Two tlu'ough travel lanes in the each direction are provided on
Riverside Drive in the project vicinity. Exclusive left-tum lanes are provided in each direction
on Riverside Drive at the Hazeltine Avenue and Woodman Avenue intersections. Dual left-tum
lanes are provided in the westbound direction on Riverside Dlive at the Van Nuys Boulevard
intersection. Exclusive right-tum lanes are provided on Riverside Drive in each direction at the
Woodman Avenue intersection and in the westbound direction at the Van Nuys Boulevard

)
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intersection. One-hour parking between the hours of 8:00 AM and 6:00 PM is provided along
the north side of Riverside Drive in the project vicinity. Two-hour parking between the hours of
8:00 AM and 6:00 PM is provided along the south side of Riverside Drive in the project vicinity.
Class II bike lanes are provided in each direction on Riverside Drive between Riverside Drive
and Moorpark Street. Riverside Drive is posted for a speed limit of 35 miles per hour near the
project site.

Moorpark Street is an east-west oriented roadway that is located south of the project site.
Moorpark Street is designated as a Secondary Highway in the City of Los Angeles General Plan
Transportation Element. One through travel lane in each direction is provided on Moorpark
Street in the project vicinity. Exclusive left-tum lanes are provided in each direction on
Moorpark Street at the Tyrone Avenue, Hazeltine Avenue and Woodman Avenue intersections.
Exclusive right-tum lanes are provided in the eastbound direction on Moorpark Street at the
Tyrone Avenue and Hazeltine Avenue intersections and in both directions at the Woodman
Avenue intersection. Curbside parking is allowed along both sides of Moorpark Street in the
project vicinity, except east of Woodman Avenue where two-hour parking between the hours of
8:00 AM and 6:00 PM is provided along both sides of Moorpark Street. Moorpark Street is
posted for a speed limit of35 miles per hour near the project site.

Ventura Boulevard is an east-west oriented roadway that is located south of the project site.
Ventura Boulevard is designated as a Major Highway Class II in the City of Los Angeles
General Plan Transportation Element. Two through travel lanes are provided in each direction
on Ventura Boulevard in the project vicinity. Exclusive left-tum lanes are provided in each
direction on Ventura Boulevard at the Tyrone Avenue/Beverly Glen Boulevard, Hazeltine
Avenue and Woodman Avenue intersections. Two-hour metered parking is provided from 8:00
AM to 6:00 PM along both sides of Ventura Boulevard in the project vicinity. Ventura
Boulevard is posted for a speed limit of35 miles per hour near the project site.

5.5 Existing Public Bus Transit Service
Public bus transit service in the project study area is currently provided by the Los Angeles
County Metropolitan Transportation Authority (MTA), and the City of Los Angeles Department
of Transportation (LADOT). A smmnary of the existing transit routes, including the transit route,
destinations and peak hour headways is presented in Table 5-1. The existing public transit routes
in the proposed project site vicinity are illustrated in Figure 5-2.

It is noted on Table 5-1 and Figure 5-2 that the project area is served by the MTA's Orange Line,
a rapid bus transit service operating in a separate dedicated right-of-way that provides east-west
service across the San Fernando Valley. The LADOT DASH service provides a convenient
connection between the Orange Line's stop in Van Nuys to the Fashion Square.
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Table 5-1
EXISTING TRANSIT ROUTES [1]

NO. OF BUSES
ROADWAY DURING PEAK HOUR

ROUTE DESTINATIONS NEAR SITE DIR AM PM

MTA Route 96 Downtown LA to Shennan Oaks Riverside Dr, Van Nuys Blvd, Ventura Blvd, EB 2 1

(via Griffith Park, Burbank, Universal City) Tyrone Ave, Moorpark St WB 2 2

MTA Route 150/240 Canoga Park to Universal City Ventura Blvd EB 6 6

(via Woodland Hills, Tarzana, Shennan Oaks) WB 8 7

MTA Route 158 Chatsworth to Shennan Oaks Woodman Ave. Ventura Blvd, Moorpark St NB 3 2
(via Northridge, Arleta, Van Nuys) SB 3 3

MTA Route 183 Glendale to Shennan Oaks Magnolia Blvd, Ventura Blvd EB 2 2
(via Burbank, North Hollywood) WB 2 2

MTA Route 233 Lakeview Terrace to Westwood Van Nuys Blvd, Moorpark St, Ventura Blvd, NB 12 13
(via Pacoima, Van Nuys, Shennan Oaks. UCLA) Tyrone Ave SB 12 12

MTA Route 237 Encino to Shennan Oaks Van Nuys Blvd, Moorpark St, Ventura Blvd, NB 1 1
(via Van Nuys, Northridge, Granada Hills) Tyrone Ave SB 1 2

MTA Route 750 Universal City to Woodland Hills Ventura Blvd EB 6 11
(via Shennan Oaks, Tarzana) WB 10 7

MTA Route 761 Pacoima to Westwood Van Nuys Blvd, Ventura Blvd NB 5 11
(via Panorama City, Shennan Oaks) SB 9 5

LADOT Dash Van Nuys to Studio City Moorpark St, Hazeltine Ave NB 3 3
Van Nuys/Studlo City (via Shennan Oaks) SB 3 3

Metro Orange Line Route 901 North Hollywood to Wamer Center Woodman Avenue WB 12 12
(via Valtey Village, Van Nuys, Tarzana, Winnetka) EB 12 12

[1J Sources: Los Angeles County Metropolitan Transportation Authority (LACMTA) and City of Los Angeles Department of Transportation (LADOT).
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6.0 TRAFFIC COUNTS

Manual counts of vehicular tuming movements were conducted at each of the 18 study
intersections during the weekday moming (AM) and aftemoon (PM) commuter periods to
detennine the peak hour traffic volumes. The manual counts were conducted in November 2005
at the 18 study intersections from 7:00 to 10:00 AM to detennine the AM peak commuter hour,
and from 3:00 to 6:00 PM to detennine the PM peak commuter hour. The traffic count data were
increased at a rate of 2.0 percent (2.0%) per year to reflect year 2007 conditions. Traffic volumes
at the study intersections show the typical peak periods between 7:00 to 10:00 AM and 3:00 to
6:00 PM generally associated with metropolitan Los Angeles peak commuter hours.

The AM and PM peak period manual counts of vehicle movements at the 18 study intersections
are summarized in Table 6-1. The existing traffic volumes at the study intersections during the
AM and PM peak hours are shown in Figures 6-1 and 6-2, respectively. Summary data
worksheets of the manual traffic counts at the study intersections are contained in Appendix B.
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Table 6-1
WEEKDAY EXISTING (2007) TRAFFIC VOLUMES

AMPEAKBOUR PMPEAKBOUR
NO. INTERSECTION DATE DIR BEGAN VOLUME BEGAN VOLUME

1 Van Nuys Boulevard! 11/17/05 NB 8:15 1,956 3:00 2,156
Riverside Drive SB 1,385 1,647

EB 0 0
WB 745 709

2 Van Nuys Boulevard! ]]1l7/05 NB 8:15 1,776 3:00 2,422
U.S. lOl Freeway SB 1,723 1,871
Westbound Ramps EB 0 0

WB 834 755

3 Van Nuys Boulevard! 11/17/05 NB 8:45 1,273 3:00 2,029
U.S. 101 Freeway SB 1,586 1,415
Eastbound Ramps EB 1,315 1,306

WB 0 0

4 Tyrone Avenue/ ]]/17/05 NB 7:30 279 5:00 798
Moorpark Street SB 51 75

EB 324 549
WB 1,064 1,010

5 Tyrone Avenue- 11/17/05 NB 7:30 321 3:45 885
Beverly Glen Boulevard! SB 361 390
Ventura Boulevard EB 1,392 1,267

WB 1,230 1,298

6 Hazeltine Avenue/ 11/17/05 NB 7:30 581 5:00 1,145
Magnolia Boulevard SB 1,032 825

EB 1,015 1,356
WB 1,228 673

7 Hazeltine Avenue/ 11/16/05 NB 7:30 545 5:00 1,229
Riverside Drive SB 1,132 1,056

EB 830 817
WB 1,327 994

8 Hazeltine Avenue/ I III 6/05 NB 7:30 558 5:00 1,094
Fashion Square Lane SB 1,231 1,089

EB 9 17
WE 3 130

9 Hazeltine Avenue/ 111l5/05 NB 7:45 284 4:45 629
Moorpark Street SB 1,421 908

EB 537 1,064
WE 900 743

10 Hazeltine Avenue/ ll1l5/05 NB 7:45 0 5:00 0
Ventura Boulevard SB 835 397

EB 1,197 1,676
WE 1 479 1506

[I] Counts conducted by Accutek Traffic Data and increased by 2 percent per year to reflect
year 2007 conditions.
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Table 6-1 (Continued)
WEEKDAY EXISTING (2007) TRAFFIC VOLUMES

AM PEAK HOUR PM PEAK HOUR
NO. INTERSECTION DATE DIR BEGAN VOLUME BEGAN VOLUME

II WDodman Avenue! 11/l7!05 NB 7:30 938 5:00 1,239
Magnolia Boulevard SB 1,549 1,000

EB 1,019 1,139
WB 1,184 733

12 WDodman Avenue/ 11/l6/05 NB 7:30 1,137 3:15 1,456
Riverside Drive SB 1,505 1,161

EB 1,091 1,386
WB 1,486 1,400

13 WDodman Avenue/ 11/l5/05 NB 7:30 1,239 5:00 1,500
U.S. lOl Freeway SB 1,607 1,403
Westbound Ramps EB 0 0

WB 583 765

14 WDodman Avenue/ 11/l5/05 NB 8:00 1,145 4:45 1,458
U.S. lOl Freeway SB 1,433 1,297
Eastbound Ramps EB 734 825

WB 0 0

15 WDodman Avenue/ 11/l5/05 NB 7:45 526 5:00 893
Moorpark Street SB 1,354 1,248

EB 702 972
WB 1,087 880

16 Woodman Avenue/ 11/15/05 NB 7:45 270 4:45 279
Ventura Boulevard SB 803 523

EB 1,250 1,340
WB 1,250 1,054

17 Matilija Avenue- 11/l5/05 NB 7:30 0 5:00 0
New Project Driveway/ SB 59 46
Riverside Drive EB 1,023 1,067

WB l,ll2 1,198

18 New Project Driveway/ ll/15/05 NB 7:30 0 5:00 0
Riverside Drive SB 0 0

EB 1,023 1,067
WB Ll27 I 187

[I) Counts conducted by Accutek Traffic Data and increased by 2 percent per year to reflect
year 2007 conditions. .
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7.0 TRAFFIC FORECASTING METHODOLOGY

In order to estimate the traffic impact characteristics of the proposed project, a multi-step process
has been utilized. The first step is trip generation, which estimates the total arriving and
departing traffic volumes on a peak hour and daily basis. The traffic generation potential is
forecast by applying the appropriate vehicle trip generation equations or rates to the project
development tabulation.

The second step of the forecasting process is trip distribution, which identifies the origins and
destinations of inbound and outbound project traffic volumes. These origins and destinations are
typically based on demographics and existing/anticipated travel patterns in the study area.

The third step is traffic assignment, which involves the allocation of project traffic to study area
streets and intersections. Traffic assignment is typically based on minimization of travel time,
which mayor may not involve the shortest route, depending on prevailing operating conditions
and travel speeds. Traffic distribution patterns are indicated by general percentage orientation,
while traffic assignment allocates specific volume forecasts to individual roadway links and
intersection turning movements throughout the study area.

With the forecasting process complete and project traffic assignments developed, the impact of
the proposed project is isolated by comparing operational (i.e., Levels of Service) conditions at
the selected key intersections using expected future traffic volumes with and without forecast
project traffic. The need for site-specific traffic improvements can then be evaluated and the
significance ofthe project's impacts identified.

7.1 Project Trip Generation
Traffic generation is expressed in vehicle hip ends, defined as one-way vehicular movements,
either entering or exiting the generating land use. Traffic volumes expected to be generated by
the proposed project during the AM and PM peak hours, as well as on a daily basis, were
estimated using rates published in the Institute of Transportation Engineers' (ITE) Trip
Generation manual.? Traffic volumes expected to be generated by the proposed shopping center
project were based upon per thousand square feet of gross leasable area. The proposed Westfield
Fashion Square Expansion project includes both the existing uses at the shopping center plus the
added square footage. ITE Land Use Code 820 (Shopping Center) trip generation equation rates
were used to forecast the traffic volumes expected to be generated by the proposed project.

Traffic volumes expected to be generated by the existing shopping center located on the project
site were also estimated using rates published in the ITE Trip Generation manual. ITE Land Use
Code 820 (Shopping Center) trip generation equation rates were used to forecast the traffic
volumes expected to be generated by the existing shopping center located on the project site.

7 Trip Generation JvIanual, Institute of Transportation Engineers, i h Edition, 2003.
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In addition to the trip generation forecast for the proposed project (which is essentially an
estimate of vehicles that could be expected to enter and exit the site access points), a forecast was
made of the likely pass-by trips that could be anticipated at the site. Pass-by trips are made as
intermediate stops on the way from an origin to a primary trip destination without a route
diversion. Pass-by trips are attracted from traffic passing the site on an adjacent street or
roadway that offers direct access to the generator. The pass-by traffic forecast has been
estimated based on existing traffic volumes at the study intersections, recOlmnended practice in
Chapter 5 of the ITE Trip Generation Handbook8

, and LADOT's policy on pass-by trips as
stated in the City's Traffic Study Policies and Procedures. A 10 percent (10%) pass-by
adjustment has been applied to the project AM and PM peak hour traffic volume forecasts, as
well as to the daily traffic volume forecast for the existing shopping center and the proposed
shopping center project.

The trip generation forecast for the proposed project is summarized in Table 7-1. The trip
generation forecast for the proposed project was submitted for review and approval by LADOT
staff. As presented in Table 7-1, the proposed project is expected to generate a net increase of 95
vehicle trips (58 inbound trips and 37 outbound trips) during the AM peak hour. During the PM
peak hour, the proposed project is expected to generate a net increase of 476 vehicle trips (229
inbound trips and 247 outbound trips). Over a 24-hour period, the proposed project is forecast to
generate a net increase of 4,964 daily trip ends during a typical weekday (2,482 inbound trips
and 2,482 outbound trips).

It is noted that the trip generation forecast provided herein likely overstates the actual amount of
vehicular traffic that would be generated by the proposed expansion. By example, traffic counts
were conducted at the existing Fashion Square driveways during the weekday morning and
afternoon connnuter peak periods. As shown in Appendix C, the Fashion Square currently
generates 418 AM peak hour trips (327 inbound trips and 91 outbound trips) and 1,850 PM peale
hour trips (836 inbound trips and 1,014 outbound trips). The actual peak hour traffic count data
is approximately 25% less than the estimates based on the ITE trip rates for shopping centers of
similar size. This trip generation charactellstic is likely due to the Fashion Square providing
"high end" tenants which require relatively fewer patrons to achieve revenue goals. However, to
provide a conservative, "worst-case" traffic analysis, the trip generation forecast based on the
ITE trip rates have been utilized in the review of potential impacts associated with the proj ect.

7.2 Project Trip Distribution
Project generated traffic was assigned to the local roadway system based on a trip distribution
pattern developed in consultation with City staff. The traffic distribution pattern was based on
the proposed project land uses, the existing and plmmed project site access schemes, existing
traffic pattems, charactellstics of the surrounding roadway system, and nearby population and
employment centers. The trip distribution pattern for the proposed project was developed in
consultation with LADOT staff.

8 Trip Generation Handbook, Institute of TranspOliation Engineers, June, 2004.
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Table 7·1
WEEKDAY PROJECT TRIP GENERATION [1]

DAll.Y AM PEAK HOUR PM PEAK HOUR

TRIP ENDS (2] VOLUMES (2] VOLUMES [2]

LAND USE SIZE VOLUMES IN OUT TOTAL IN OUT TOTAL

Proposed
Shopping Center 1,147,000 GLSF 33,162 413 264 677 1,504 1,629 3,133
Less 10%Pass-bv [41 (3 316) (41) (26) (67) (l50) (163) (313)

Subtotal 29846 372 238 610 1354 1.466 2.820

Existing
Shopping Center 867,000 GLSF 27,647 349 223 572 1,250 1,354 2.604
Less 10% Pass-by [41 (2765) (35) (22) (57) (]25) (135) (260)

Subtotal 24882 314 201 515 I 125 1.219 2344

NET CHANGE 280.000 GLSF 4964 58 37 95 229 247 476

[J) Source: lTE "Trip Generation", 7th Edition, 2003.
[2] Trips are one-way traffic movements, entering or leaving.
[3] ITE Land Use Code 820 (Shopping Center) trip generation equation rates.
[4] Pass-by trips include traffic passing the site on an adjacent street with direct access to the land use. Pass-by

reductions were based on the City ofLos Angeles Department of Transportation policy on pass-by trips.

)0
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The project traffic volume distribution percentages during AM and PM peak hours at the 18
study intersections are illustrated in Figure 7-1. The forecast project traffic volumes at the study
intersections for the AM and PM peale hours are displayed in Figures 7-2 and 7-3, respectively.
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8.0 CUMULATIVE DEVELOPMENT PROJECTS

The forecast of future pre-project conditions was prepared in accordance to procedures outlined
in Section 15130 of the CEQA Guidelines. Specifically, the CEQA Guidelines provides two
options for developing the future traffic volmne forecast:

"(A) A list of past, present, and probable future projects producing related or
cumulative impacts, including, if necessary, those projects outside the control of
the [lead] agency, or

(B) A summary of projections contained in an adopted general plan or related
planning document, or in a prior environmental document which has been adopted
or certified, which described or evaluated regional or areawide conditions
contributing to the cumulative impact. Any such planning document shall be
referenced and made available to the public at a location specified by the lead
agency."

Accordingly, the traffic analysis provides a highly conservative estimate of future pre-project
traffic volumes as it incorporates both the "A" and "B" options outlined in CEQA Guidelines for
purposes of developing the forecast. Option A is considered through the review and analysis of
the potential traffic generated by related projects. Option B is incorporated through the use of an
mIDual traffic growth rate as adopted by the Congestion Management Agency for Los Angeles
County.

8.1 Related Projects
A forecast of on-street traffic conditions prior to occupancy of the proposed project was prepared
by incorporating the potential trips associated with other known development projects (related
projects) in the area. With this infonnation, the potential impact of the proposed project can be
evaluated within the context of the cumulative impact of all ongoing development. The related
projects research was based on infonnation on file on July 31, 2007 at the City of Los Angeles
Departments of PlmIDing and Transportation. The list of related projects in the project site area
is presented in Table 8-1. The location of the related projects is shown in Figure 8-1. The list of
related proj ects was submitted to LADOT staff for review and approval.

Traffic volumes expected to be generated by the related projects were calculated using rates
provided in the ITE Trip Generation manual. The related projects' respective traffic generation
for the AM and PM peak hours, as well as on a daily basis for a typical weekday, is summarized
in Table 8-2. The anticipated distribution of the related projects traffic volumes to the study
intersections during the AM and PM peak hours is displayed in Figures 8-2 and 8-3,
respectively.
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Table 8·1
LIST OF RELATED PROJECTS [1]

MAl' FlLElPROJECT PROJECT NAME

NO. NUMBER LOCATION LAND USE SIZE STATUS

I YEN 2004 -273 Chase Knolls Apartments Apartments 102DU Proposed
13401 Riverside Drive Senior Apartments 40DU

2 YEN 2004-5/ Camino Real Mixed-Use Developmen1 Condominiwns 88DU Proposed
EAF 2002-6453 14121 Ventura Boulevard Retail 6,000 SF

Rest8lll"8nt 7,000 SF

Fast Food Without Drive-Through 3,500 SF

3 YEN 2003-2/ Riverside Drive Office Buildings Office 29,475 SF Proposed

EAF 2003-1757 12828 Riverside Drive

4 YEN 2003-15 Walgreens Drugstore 11,244 SF Proposed
13920 Ventura Boulevard

5 YEN 2003-194 Buckley Schoo) School 80 Students Proposed
3900 Stansbury Avenue

6 YEN 2003-79 BeS! Buy Retail 60,000 SF Proposed
4500 Van Nuys Boulevard

7 YEN 2004-33 Shennan Oaks Square Apartments 98 DU Proposed
4454 Van Nuys Boulevard

8 YEN 2003- 13 Gas Station Expansion Gas Station 392 SF Proposed
] 4478 Ventura Boulevard

9 YEN 2003 -19 Los Angeles Valley College CoJlege 2,300 Students Proposed
5800 fulton Avenue

10 YEN 2004-86 15222 Ventura Boulevard Condominiums 52 DU Proposed
Specialty Retail 7,460 SF

IJ YEN 2004 -26 11 Yillaggio Toscano Apartments 500DU Proposed
4805 Sepulveda Boulevard Grocery 45,000 SF

Retail 10,000 SF
Existing Apartments (24 DU)
Existing Residence (lJ DU)

Existing Office (52,452 SF)

12 EAF 2001-3806 5300 Coldwater Canyon Avenue Self Storage 60,250 SF Proposed

Demolish Health Club (14,624 SF)

13 EAF 2004-0661 5829 Van Nuys Boulevard New Car Sales 85,038 SF Proposed

14 ENY 2005-5273-MND 14242 West Burbank Boulevard Condominium 26DU Proposed

~

15 ENY 2005-6373-MND 4838 North Hazeltine Avenue Condominium 23 DU Proposed

16 2006-44 Merdinian Evangelical School Private School 300 Students Proposed

13330 Riverside Drive

17 2006-l30 Sherman Village Condominium 247DU proposed

12629 Riverside Drive

[11 Source: City of Los Angeles Departments of Planning and Transportation.
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Table 8·2
WEEKDAY RELATED PROJECTS TRIP GENERATION [1]

DAILY AM PEAK HOUR PM PEAK HOUR

TRIP ENDS 121 VOLUMES 12] VOLUMES 12]

LAND USE SIZE VOLUMES IN OUT TOTAL IN OUT TOTAL

I Apartment [3] 142 DU 724 13 29 42 32 23 55

2 Camino Real Mixed-Use Development [4] ]46,463 SF ],3]0 58 73 J3J 64 49 113

3 Office [5] 29,475 GSF 325 40 6 46 7 37 44

4 Drugstore [6] 11,244 GSF ],013 21 ]5 36 48 47 95

5 Private School [7] 80 Students 198 50 41 91 29 32 61

6 Retail [8] 60,000 GSF 2,576 5 2 7 30 42 72

7 Apartment [9] 98 DU 659 10 40 50 40 21 6]

8 Gas Station 110] 392 SF 520 21 21 42 26 26 52

9 Community College [] I] 2,300 Students 5,380 44] 97 538 2]2 120 332

10 Mixed-Use [12] 10,55] SF 470 9 23 32 27 20 47

II 11 Villaggio Toscano [13] 5,500 96 225 321 323 227 550

]2 Self- Storage [14] 60,250 GSF (729) (3] ) (43) (74) (37) (35) (72)

13 New Car Sales [] 5] 85,038 GSF ],787 78 27 ]05 52 8] 133

]4 Condominium [J 6] 26 DU ]52 2 9 I] 9 5 14

]5 Condominium [J 6] 23 DU 135 2 8 10 8 4 ]2

]6 Private School [7] 300 Students 744 165 78 243 (38) (34) (72)

17 Condominium [] 6] 247 DU ],447 J8 88 106 84 42 126

TOTAL 22.211 998 739 1737 916 707 1623

[1] Source: lIE "Trip Generation", 7th Edition, 2003.
[2] Trips are one-way traffic movements, entering or leaving.
[3] Source:" Traffic Impact Analysis, Chase Knolls Project," prepared by Linscott, Law & Greenspan, Engineers, 2005.
[4] LADOT trip generation forecast. The AM peak hour traffic volumes represent ten percent of the daily trip generation forecast.
[5] lIE Land Use Code 7]0 (General Office Building) trip generation average rates.
[6] lIE Land Use Code 881 (PharmacylDrugstore without Drive-Through Window) trip generation average rates.
[7] LADOTtrip generation forecast. Daily trip generation rate for Private School (K-12) obtained from lIE "Trip Generation,"

7th Edition, 2003.
[8] LADOT trip generation forecast. Daily trip generation rate for shopping center obtained from lIE "Trip Generation," 7th Edition, 2003.
[9] ITE Land Use Code 220 (Apartroent) trip generation average rates.

[10] LADOT trip g~neration forecast. The PM peak hour traffic volumes represent ten percent of the daily trip generation forecast.
[I]] LADOTtrip generation forecast. Daily trip generation rate and directional distribution for Junior/Community College obtained

from lIE "Trip Generation," 7th Edition, 2003.
[12] LADOT trip generation forecast. The PM peak hour traffic volumes represent ten percent ofthe daily trip generation forecast.
[13] LADOT trip generation forecast. The PM peak hour traffic volumes represent ten percent of the daily trip generation forecast.
[14] LADOT trip generation forecast. Directional distribution for Health Club obtained from lIE "Trip Generation," 7th Edition, 2003.

Existing Health Club at ]4,624 square feet will be demolished as part of the project.
[15] LADOT trip generation forecast. Directional distribution for New Car Sales obtained from lIE "Trip Generation," 7th Edition, 2003.
[J6] lIE Land Use Code 230 (Residential CondominiumITownhome) trip generation average rates.

liNSCOTT, LAw &GREENSPAN, engineers
-46-

LLG Ref. 1-053606- I
Westfield Fashion Square Expansion Project

)







8.2 Ambient Growth Factor
In order to account for unknown related projects not included in this analysis, the existing traffic
volumes were increased at an annual rate of two percent (2.0%) from year 2007 to the year 2012
(i.e., the anticipated year of project build-out). Application of this ambient growth factor allows
for a conservative forecast of future traffic volumes in the proj ect study area. The ambient
growth factor was based on general traffic growth factors provided in the 2004 Congestion
Management Program for Los Angeles County (the "CMP manual") and determined in
consultation with LADOT staff. The CMP's traffic growth rate is intended to anticipate future
traffic generated by development projects in the project vicinity. It is also noted that based on
review of empirical data and the general traffic growth factors provided in the CMP manual for
the San Fernando Valley area, it is anticipated that the existing traffic volumes are actually
expected to increase at an annual rate of less than 1.0% per year between the years 2005 and
2012. Thus, the inclusion in this traffic analysis of both a forecast of traffic generated by known
related projects plus the use of an ambient growth traffic factor based on CMP traffic model data
likely overstates future pre-project conditions and future traffic volumes at the study
intersections.

)
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9.0 TRAFFIC IMPACT ANALYSIS METHODOLOGY

The 18 study intersections were evaluated using the Critical Movement Analysis (CMA) method
of analysis which determines Volume-to-Capacity (vic) ratios on a critical lane basis. The
overall intersection vic ratio is subsequently assigned a Level of Service (LOS) value to describe
intersection operations. Level of Service varies from LOS A (free flow) to LOS F (jammed
condition). A description of the CMA method and corresponding Level of Service is provided in
Appendix D.

9.1 Impact Criteria and Thresholds
The relative impact of the added project traffic volumes to be generated by the proposed project
during the AM and PM peak hours was evaluated based on analysis of future operating
conditions at the 18 study intersections, without and with the proposed project. The previously
discussed capacity analysis procedures were utilized to evaluate the future vic relationships and
service level characteristics at each study intersection.

The significance of the potential impacts of project generated traffic at each study intersection
was identified using criteria set forth in the LADOT's Traffic Study Policies and Procedures.
According to the City's Sliding Scale Method for calculating the level of impact due to traffic
generated by the proposed project, a significant transportation impact is determined based on the
sliding scale criteria presented in Table 9-1.

Table 9-1
CITY OF LOS ANGELES

INTERSECTION IMPACT THRESHOLD CRITERIA

Final vic Level of Service Project Related Increase in vic

> 0.700 - 0.800 C equal to or greater than 0.040

> 0.800 - 0.900 D equal to or greater than 0.020

>0.900 E orF equal to or greater than 0.010

The City's Sliding Scale Method requires mitigation of project traffic impacts whenever traffic
generated by the proposed development causes an increase of the analyzed intersection vic ratio
by an amount equal to or greater than the values shown above.

As previously mentioned, an annual two percent (2.0%) ambient growth rate was assumed so as
to account for un}mown related projects in the vicinity of the proposed project. Additionally, it
was assumed that the proposed project will be completed and occupied in the year 2012.
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9.2 LADOT AlSAC/AlCS
The City of Los Angeles has announced it will receive $150 million in State of California
transportation bond funds for upgrading traffic signals in the City. In November 2006,
California voters approved Proposition IB, which committed $20 billion to statewide and
regional transportation projects. Designed to enhance mobility, expand public transit, reduce air
pollution, improve port security and repair local roads, this bond measure included $250 million
for traffic signal improvements across the state. The City has stated it will use its share of the
funds to synchronize every traffic signal in Los Angeles.

Subsequent to the City's mIDouncement, LADOT has stated effective November 20, 2007,
Automated Traffic Surveillance and Control (ATSAC)/Adaptive Traffic Control System (ATCS)
is no longer available as a mitigation option due to the full funding of the ATSAC/ATCS
prograIll for the entire City. Additionally, all future traffic studies should assume the
ATSAC/ATCS credit in the future baseline analysis conditions (e.g., future pre-project, future
with project, etc.).

ATSAC provides computer control of traffic signals allowing automatic adjustment of signal
timing plans to reflect changing traffic conditions, identification of unusual traffic conditions
caused by accidents, the ability to centrally implement special purpose short-term traffic timing
changes in response to incidents, and the ability to quickly identify signal equipment
malfunctions. ATCS provides real time control of traffic signals and includes additional loop
detectors, closed-circuit television, an upgrade in the communications links, and a new
generation of traffic control software. LADOT estimates that the ATSAC system reduces critical
vic ratios by seven percent (0.07). The ATCS upgrade further reduces the critical vic ratios by
three percent (0.03). Therefore, a reduction of 0.10 was assumed in the calculation of the vic
ratios for the signalized study intersections in the existing and future baseline analysis
conditions.

It should be noted that prior to the City's aIIDouncement of full funding of the ATSAC/ATCS
program for the entire City and implementation of the City's policy, the project applicant had
provided funding for the installation of LADOT's Adaptive Traffic Control System (ATCS) at
the following seven signalized study intersections:

Int. No.1: Van Nuys Boulevard/Riverside Drive

Int. No.4: Tyrone Avenue/Moorpark Street

Int. No.7: Hazeltine Avenue/Riverside Drive

Int. No.8: Hazeltine Avenue/Fashion Square Lane

Int. No. 12: Woodman Avenue/Riverside Dlive

Int. No. 13: Woodman Avenue/U.S. 101 Westbound Ramps

)
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Int. No. 15: Woodman Avenue/Moorpark Street

As such, a reduction of 0.07 was assumed in the calculation of the vic ratios for these seven
signalized study intersections in the existing and future baseline analysis conditions based on the
current ATSAC operation (not ATCS). Further, the project may utilize ATCS for purposes of
mitigating potential traffic impacts associated with the project.

9.3 Traffic Impact Analysis Scenarios
Traffic impacts at the study intersections were analyzed for the following conditions:

(a) Existing conditions.

(b) Condition (a) plus two percent (2.0%) ambient traffic growth through year 2012.

(c) Condition (b) with completion and occupancy of the related projects.

(d) Condition (c) with completion and occupancy of the proposed project.

(e) Condition (d) with implementation of proj ect mitigation measures where
necessary.

The traffic volumes for each new condition were added to the volumes in the prior condition to
determine the change in capacity utilization at the 18 study intersections.

Summaries of the vic ratios and LOS values for the study intersections during the AM and PM
peak hours are shown in Table 9-2. The CMA data worksheets for the analyzed intersections are
contained in Appendix D.
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10.0 TRAFFIC ANALYSIS

10.1 Existing Conditions
As indicated in column [1] of Table 9-2, 16 of the 18 study intersections are presently operating
at LOS D or better during the AM and PM peak hours under existing conditions. The following
two study intersections are currently operating at LOS E during the peak hours shown below:

Int. No.3: Van Nuys Boulevard/U.S. 101 EB Ramps

Int. No. 12: Woodman Avenue/Riverside Drive

PM Peak Hour: vlc=0.955, LOS E

AM Peak Hour: vlc=0.959, LOS E

As previously mentioned, the existing traffic volumes at the study intersections during the AM
and PM peak hours are displayed in Figures 6-1 and 6-2, respectively.

10.2 Existing With Ambient Growth Conditions
Growth in traffic due to the combined effects of continuing development, intensification of
existing developments and other factors was assumed to be two percent (2.0%) per year through
year 2012. TIns ambient growth incrementally increases the vic ratios at all of the study
intersections. As shown in column [2] of Table 9-2, 13 ofthe 18 study intersections are expected
to continue to operate at LOS D or better during the AM and PM peak hours with the addition of
ambient growth traffic through the year 2012. The following five study intersections are
expected to operate at LOS E or F during the peak hours shown below with the addition of
ambient growth traffic:

Int. No.3: Van Nuys Boulevard/U.S. 101 EB Ramps

Int. No.4: Tyrone Avenue/Moorpark Street

Int. No. 11: Woodman Avenue/Magnolia Boulevard

Int. No. 12: Woodman Avenue/Riverside Drive

Int. No. 15: Woodman Avenue/Moorpark Street

PM Peak Hour: vlc=1.027, LOS F

PM Peak Hour: vlc=0.955, LOS E

AM Peak Hour: v/c=0.919, LOS E

AM Peale Hour: vlc=1.061 , LOS F
PM Peak Hour: vlc=0.975, LOS E

AM Peak Hour: v/c=0.942, LOS E
PM Peak Hour: vlc=0.960, LOS E

The existing with ambient growth traffic volumes at the study intersections during the AM and
PM peak hours are shown in Figures 10-1 and 10-2, respectively.

)
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10.3 Future Pre-Project Conditions

The vic ratios at all 18 study intersections are incrementally increased with the addition of traffic
generated by the related projects listed in Table 8-1. As presented in column [3] of Table 9-2, 12
of the 18 study intersections are expected to continue operating at LOS D or better during the
AM and PM peak hours with the addition of growth in ambient traffic and the traffic due to the
related projects. The following six study intersections are expected to operate at LOS E or F
during the peak hours shown below with the addition of ambient traffic and the traffic due to the
related projects:

lut. No.3: Van Nuys BoulevardlU.S. 101 EB Ramps

lut. No.4: Tyrone Avenue/Moorpark Street

lut. No. 10: Hazeltine Avenue/Ventura Boulevard

lut. No. 11: Woodman Avenue/Magno1ia Boulevard

lut. No. 12: Woodman Avenue/Riverside Drive

lut. No. 15: Woodman Avenue/Moorpark Street

PM Peak Hour: vlc=1.063, LOS F

PM Peak Hour: vlc=0.983, LOS E

AM Peak Hour: vlc=0.907, LOS E

AM Peak Hour: vlc=0.927, LOS E

AM Peak Hour: vlc=1.107, LOS F
PM Peak Hour: vlc=1.003, LOS F

AM Peak Hour: vlc=0.991 , LOS E
PM Peak Hour: vlc=1.005, LOS F

The future pre-project (existing, ambient growth and related projects) traffic volumes at the study
intersections during the AM and PM peak hours are presented in Figures 10-3 and 10-4,
respectively.

10.4 Future With Project Conditions

As shown in column [4] of Table 9-2, application of the City's threshold criteria to the "With
Proposed Project" scenario indicates that the proposed project is expected to create significant
impacts at six of the 18 study intersections. The proposed project is expected to create
significant impacts at the following locations according to the City's impact criteria during the
peak hour shown below with the addition of ambient growth, related projects traffic, and project
related traffic:

Int. No.1: Van Nuys BoulevardlRiverside Drive
PM peak hour vic ratio increase of 0.027 [to 0.920 (LOS E) from 0.893 (LOS D)]

Int. No.4: Tyrone Avenue/Moorpark Street
PM peak hour vic ratio increase of 0.011 [to 0.994 (LOS E) from 0.983 (LOS E)]

Int. No.7: Hazeltine Avenue/Riverside Drive
PM peak hour vic ratio increase of 0.030 [to 0.849 (LOS D) from 0.819 (LOS D)]
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Int. No. 12: Woodman Avenue/Riverside Drive
AM peak hour vic ratio increase of 0.010 [to 1.117 (LOS F) from 1.107 (LOS F)]
PM peale hour vic ratio increase of 0.035 [to 1.038 (LOS F) from 1.003 (LOS F)]

hlt. No. 13: Woodman AvenuelU.S. 101 Westbound Ramps
PM peak hour vic ratio increase of 0.034 [to 0.853 (LOS D) from 0.819 (LOS D)]

Int. No. 15: Woodman Avenue/Moorpark Street
PM peak hour vic ratio increase of 0.012 [to 1.017 (LOS F) from 1.005 (LOS F)]

Incremental but not significant impacts are noted at the remaining 12 study intersections as
presented in Table 9-2. The future with project (existing, ambient growth, related projects and
project) traffic volumes at the study intersections during the AM and PM peak hours are
illustrated in Figures 10-5 and 10-6, respectively.
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11.0 TRANSPORTATION MITIGATION MEASURES

The following sections provide an overview of transportation improvement measures that are
anticipated to address project impacts to the local roadway network associated with the proposed
Fashion Square project to less than significant levels. In addition, it is recommended that traffic
signals be installed at the Matilija Drive-New Project DrivewaylRiverside Drive intersection to
improve safety and operations at the intersection.

11.1 Summary of Project Mitigation
As summarized in the Future With Project Conditions section (see Subsection lOA) of this study,
application of the City's threshold criteria to the "With Proposed Project" scenario indicates that
the proposed project is anticipated to create significant impacts at the following eight study
intersections:

Int. No.1: Van Nuys Boulevard/Riverside Drive

Int. No.4: Tyrone Avenue/Moorpark Street

Int. No.7: Hazeltine Avenue/Riverside Drive

Int. No. 12: Woodman AvenuelRiverside Drive

Int. No. 13: Woodman Avenue/U.S. 101 Westbound Ramps

Int. No. 15: Woodman Avenue/Moorpark Street

The following paragraphs summarize the recommended transportation mitigation measures for
the study intersections.

Int. No.1: Van Nuys BoulevardJRiverside Drive
The recommended mitigation consists of funding provided by the project for the installation of
LADOT's Adaptive Traffic Control System (ATCS) at this intersection. This intersection is
already included as part of the Victory ATSAC system. ATSAC provides computer control of
traffic signals allowing automatic adjustment of signal timing plans to reflect changing traffic
conditions, identification of unusual traffic conditions caused by accidents, the ability to
centrally implement special purpose short-term traffic timing changes in response to incidents,
and the ability to quickly identify signal equipment malfunctions. ATCS provides real time
control of traffic signals and the funding provided by the project includes additional loop
detectors, closed-circuit television, an upgrade in the communications links, and a new
generation of traffic control software. LADOT estimates that the ATSAC system reduces critical
vic ratios by seven percent (0.07) which has already been accounted for in the analysis of
intersection operations. The ATCS upgrade further reduces the critical vic ratios by three
percent (0.03). Therefore, an additional reduction of 0.03 was assumed in the calculation of the
vic ratios for this intersection.

)
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As shown in Table 9-2, the proposed mitigation is expected to improve the vic ratio to 0.890
(LOS D) from 0.920 (LOS E) during the PM peak hour. Thus, the significant impact at this
intersection during the PM peak hour would be reduced to less than significant levels.

Int. No.4: Tyrone Avenue/Moorpark Street
The recommended mitigation consists of funding provided by the project for the installation of
LADOT's ATCS at this intersection. This intersection is already included as part of the Victory
ATSAC system. LADOT estimates that the ATSAC system reduces critical vic ratios by seven
percent (0.07) which has already been accounted for in the analysis of intersection operations.
The ATCS upgrade further reduces the critical vic ratios by three percent (0.03). Therefore, an
additional reduction of 0.03 was assumed in the calculation of the vic ratios for this intersection.

As shown in Table 9-2, the proposed mitigation is expected to improve the vic ratio to 0.964
(LOS E) from 0.994 (LOS E) during the PM peak hour. Thus, the significant impact at this
intersection during the PM peak hours would be reduced to less than significant levels.

Int. No.7: Hazeltine Avenue/Riverside Drive
The recommended mitigation consists of funding provided by the project for the installation of
LADOT's ATCS at this intersection. This intersection is already included as part of the Victory
ATSAC system. LADOT estimates that the ATSAC system reduces critical vic ratios by seven
percent (0.07) which has already been accounted for in the analysis of intersection operations.
The ATCS upgrade further reduces the critical vic ratios by three percent (0.03). Therefore, an
additional reduction of 0.03 was assumed in the calculation ofthe vic ratios for this intersection.

As shown in Table 9-2, the proposed mitigation is expected to improve the vic ratio to 0.819
(LOS D) from 0.849 (LOS D) during the PM peak hour. Thus, the significant impact at this
intersection during the PM peak hour would be reduced to less than significant levels.

Int. No. 12: Woodman AvenuelRiverside Drive
The recommended mitigation consists of funding provided by the project for the installation of
LADOT's ATCS at this intersection. This intersection is already included as part of the Victory
ATSAC system. LADOT estimates that the ATSAC system reduces critical vic ratios by seven
percent (0.07) which has already been accounted for in the analysis of intersection operations.
The ATCS upgrade further reduces the critical vic ratios by three percent (0.03). Therefore, an
additional reduction of 0.03 was assumed in the calculation of the vic ratios for this intersection.
In addition, redesignate the curb lane on the southbound approach on Woodman Avenue to an
optional through/right-tum lane. The resultant lane configurations at the southbound approach
will be one left-tum lane, two through lanes and one optional through/right-tum lane. If required
by LADOT, the existing four-foot wide median island on the south leg of the intersection could
be replaced by striping and/or lane delineators (e.g., two feet wide or less) so that additional
width could be provided to the existing three southbound Woodman Avenue through lanes on the
departure side of the intersection. The schematic plan of the proposed improvement at the
Woodmcm AvenuelRiverside Drive intersection is contained in Appendix A.
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In addition, LADOT recommends that left-tums from northbound Woodman Avenue to La
Maida Street be restricted during the weekday PM peak period. After the mitigation is
implemented, LADOT will review the Woodman Avenue/La Maida Street intersection and
determine if additional tum restriction measures are required.

As shown in Table 9-2, the proposed mitigation is expected to improve the vic ratio to 1.016
(LOS F) from 1.117 (LOS F) during the AM peak hour and to 0.986 (LOS E) from 1.038 (LOS
F) during the PM peak hour. The improvement in the calculated vic ratio is due to both the
installation of ATCS, as well as the redesignation of the southbound Woodman Avenue right
tum lane to an optional through/right-tum lane. Thus, the significant impact at this intersection
during the AM and PM peak hours would be reduced to less than significant levels.

Int. No. 13: Woodman Avenue/U.S. 101 Westbound Ramps
The recommended mitigation consists of funding provided by the project for the installation of
LADOT's ATCS at this intersection. This intersection is already included as part of the Victory
ATSAC system. LADOT estimates that the ATSAC system reduces critical vic ratios by seven
percent (0.07) which has already been accounted for in the analysis of intersection operations.
The ATCS upgrade further reduces the critical vic ratios by three percent (0.03). Therefore, an
additional reduction of 0.03 was assumed in the calculation of the vic ratios for this intersection.

As shown in Table 9-2, the proposed mitigation is expected to improve the vic ratio to 0.823
(LOS D) from 0.853 (LOS D) during the PM peak hour. Thus, the significant impact at this
intersection during the PM peak hour would be reduced to less than significant levels.

Int. No. 15: Woodman Avenue/Moorpark Street
The recommended mitigation consists of funding provided by the project for the installation of
LADOT's ATCS at tIus intersection. This intersection is already included as part of the Victory
ATSAC system. LADOT estimates that the ATSAC system reduces critical vic ratios by seven
percent (0.07) wmch has already been accounted for in the analysis of intersection operations.
The ATCS upgrade further reduces the critical vic ratios by three percent (0.03). Therefore, an
additional reduction of 0.03 was assumed in the calculation of the vic ratios for this intersection.

As shown in Table 9-2, the proposed mitigation is expected to improve the vic ratio to 0.987
(LOS E) from 1.017 (LOS F) during the PM peak hour. Thus, the significant impact at this
intersection during the PM peak hour would be reduced to less than significant levels.

11.2 Traffic Signal Warrant Analysis
While not specifically required for traffic mitigation purposes, it is recommended that, as part of
the proposed project, traffic signals be installed at the new Fashion Square driveways on
Riverside Dlive. Based on discussions with LADOT staff, traffic signal warrant analyses have
been prepared for the Matilija Avenue-New Fashion Square Easterly DrivewaylRiverside Drive
intersection and the New Fashion Square Westerly DrivewaylRiverside Drive intersection
(Tmmel Access), associated with the proposed project. The traffic signal warrants were prepared
for the Existing With Project Conditions.
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The determination of whether the installation of a traffic signal is warranted was based on
criteria set forth in Section 353, Traffic Signal Warrants, of the Manual of Policies and
Procedures (MPp)9. This is also consistent with criteria set forth in Chapter 4C of the Manual on
Uniform Traffic Control Devices (MUTCD)10. Traffic signal warrants were prepared for the
Matilija Avenue-New Fashion Square DrivewaylRiverside Drive intersection. Specifically,
Warrant No.1 (Eight Hour Vehicular Volume), Warrant No.2 (Four Hour Vehicular Volume),
Warrant No.3 (Peak Hour Volume) and Warrant No.6 (Coordinated Signal System) traffic
signal warrants were prepared. The traffic signal warrant analysis was prepared based on
existing with project traffic volume data. The traffic signal warrant worksheets are provided in
Appendix E.

In reviewing the traffic signal warrant analysis, it is important to note the following:

iii In the signal warrant analysis for both intersections, Riverside Drive was assumed to be
the major street which provides two or more approach lanes to the intersection.

iii The eastbound approach on Riverside Drive at both project driveways are assumed to be
two through lanes and one right-tum only lane.

iii The westbound approach on Riverside Drive at the proposed westerly project driveway is
assumed to be one left-tum lane and two through lanes. The westbound approach on
Riverside Drive at the proposed easterly project driveway is assumed to be two left-tum
lanes, one through lane and one combination through/right-tum lane.

iii The New Fashion Square Easterly Driveway was assumed to be the minor street which
provides three approach lanes to the intersection (i.e., one left-tum lane and two right-tum
lanes).

iii The New Fashion Square Westerly Driveway was assumed to be the minor street which
provides two approach lanes to the intersection (i.e., one left-tum lane and one right-tum
lane).

iii Based on the California MUTCD document, for intersections with a high left-tum volume
from the major street, the stated numerical values used to determine whether traffic signal
warrants are met are based on the major street volume, which is the sum of both
approaches on the major street (e.g., eastbound and westbound Riverside Drive
approaches) minus the higher of the major street left tum volume (e.g., westbound
Riverside Drive left-tum volume), and the minor street volume, which is the higher
volume of the major street left-tum volume (e.g., westbound Riverside Drive left-tum
volume) plus the higher volume minor street approach to the intersection (e.g., the New
Fashion Square Dliveways).

iii In addition, based on the LADOT MPP, for signal warrant analysis purposes, right-tum
traffic volume that is delayed less than 45 seconds under Stop control should be subtracted
from the minor street approach volumes in Warrant Nos. 1, 2, and 3. The Highway

9 Manual ofPolicies and Procedures, Section 353, Traffic Signal WalTants, LADOT, October 2005.
10 Manual on Uniform Traffic Control Devices (MUTCD), 2003 Califomia Supplement, May 20, 2004. )
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Capacity Manual (HCM) methodology for stop-controlled intersections was utilized to
determine the delay of the minor street approaches to the intersection (e.g., the New
Fashion Square Driveways) for the Matilija Avenue-New Fashion Square Easterly
Driveway/Riverside Drive and New Fashion Square Westerly Driveway/Riverside Drive
intersections. It has been determined that four out of the eight hours analyzed for the
Matilija Avenue-New Fashion Square Easterly Driveway/Riverside Drive intersection, the
northbound right-tum movement had a delay of 45 seconds or more. As such, the traffic
signal warrants were prepared both with and without the consideration of the northbound
right-tum volumes on the New Fashion Square Easterly Driveway (i.e., minor street
approach) for the Matilija Avenue-New Fashion Square Easterly DrivewaylRiverside
Drive intersection.

The following paragraphs provide detailed discussions of the traffic signal warrants prepared for
the Matilija Avenue-New Fashion Square Easterly Driveway/Riverside Drive and New Fashion
Square Westerly Driveway/Riverside Drive intersections.

Warrant I: Eight-Hour Vehicular Volume
The Eight Hour Vehicular Volume warrant consists of three conditions: Condition A - The
Minimum Vehicular Volume, Condition B - The Interruption of Continuous Traffic, and the
Combination of Conditions A and B.

The Minimum Vehicular Volume warrant (Condition A) is intended for application where a
large volume of intersecting traffic is the principal reason for consideration of a signal
installation. The warrant is satisfied when for each of any 8 hours of an average day the traffic
volumes provided in the LADOT table for Warrant 1 under Condition A exist on the major street
and on the higher-volume minor street approach to the intersection.

The Interruption of Continuous Traffic warrant applies to operating conditions where Condition
A is not satisfied and where the traffic volume on a major street is so heavy that traffic on a
minor intersecting street suffers excessive delay or hazard in entering or crossing the major
street. The warrant is satisfied when, for each of any 8 hours of an average day, the traffic
volumes given in the table exist on the major street and on the higher-volume minor street
approach to the intersection, and the signal installation will not seriously disrupt progressive
traffic flow.

The Combination of Conditions A and B wan"ant applies at locations where Conditions A and B
are not satisfied but where Conditions A and B are satisfied to the extent of 80 percent or more
of the stated numerical values.

As shown in the worksheets provided in Appendix E, with or without consideration of the right
tum volume on the minor street, Conditions A and B associated with Warrant No. I-Eight Hour
Vehicular are met for the existing with project conditions for the Matilija Avenue-New Fashion
Square Easterly Driveway/Riverside Drive intersection. Therefore, Warrant No.1 is satisfied for
the Matilija Avenue-New Fashion Square Easterly Driveway/Riverside Drive intersection.
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As shown in the worksheets provided in Appendix E, without consideration of the right-tum
volume on the minor street, Conditions A and B associated with Warrant No. I-Eight Hour
Vehicular are met for the existing with project conditions for the New Fashion Square Westerly
DrivewaylRiverside Drive intersection. Therefore, Warrant No. 1 is satisfied for the New
Fashion Square Westerly DrivewaylRiverside Drive intersection.

Warrant 2: Four-Hour Vehicular Volume Warrant
The Four Hour Vehicular Volume Warrant is satisfied, when for each of any four hours of an
average day, the plotted points representing the vehicles per hour on the major street (total of
both approaches) and the corresponding vehicles per hour on the higher volume minor street
approach (one direction only) all fall above the curve in Figure A for the combination of
approach lanes.

As indicated in Figure A provided in Appendix E, with or without consideration of the right-tum
volume on the minor street, all of the plotted points for the four highest hours of the day during
existing with project conditions fall well above the applicable curve for the Matilija Avenue
New Fashion Square Easterly DrivewaylRiverside Drive intersection. Thus, Warrant No.2 is
satisfied for the Matilija Avenue-New Fashion Square Easterly DrivewaylRiverside Drive
intersection.

As indicated in Figure A provided in Appendix E, without consideration of the right-tum volume
on the minor street, all of the plotted points for the four highest hours of the day during existing
with project conditions fall well above the applicable curve for the New Fashion Square
Westerly DrivewaylRiverside Drive intersection. Thus, Warrant No.2 is satisfied for the New
Fashion Square Westerly Driveway/Riverside Drive intersection.

Warrant 3: Peak Hour Volume Warrant
The Peak Hour Volume Warrant is intended for application where traffic conditions are such that
for one hour of the day minor street traffic suffers undue delay in entering or crossing the major
street. Warrant No.3 is satisfied when the plotted point, representing the vehicles per hour on
the major street (total of both approaches) and the corresponding vehicles per on the higher
volume minor street approach (one direction only) for one hour of an average day, falls above
the curve in Figure C for the applicable number of approach lanes. The lower threshold for a
minor street approach with one lane is 100 vehicles per hour and with two or more lanes is 150
vehicles per hour. As shown in the worksheet, the signal warrant is met when the plotted point
falls above the appropriate curve.

As shown on the attached Figure C provided in Appendix E, with or without consideration of the
light-turn volume on the minor street, the plotted points for the peak hours fall above the
applicable curve for the existing with project conditions for the Matilija Avenue-New Fashion
Square Easterly Driveway/Riverside Drive intersection. Therefore, Warrant No.3 is satisfied for
the Matilija Avenue-New Fashion Square Easterly DrivewaylRiverside Drive intersection.

As shown on the attached Figure C provided in Appendix E, without consideration of the right
tum volume 011 the minor street, the plotted points for the peak hours fall above the applicable

)

lINscon, LAw &GREENSPAN, engineers

-69-
LLG Ref. 1-053606-1

Westfield Fashion Square Expansion Project



curve for the eXIstmg with project conditions for the New Fashion Square Westerly
Driveway/Riverside Drive intersection. Therefore, Warrant No. 3 is satisfied for the New
Fashion Square Westerly Driveway/Riverside Drive intersection.

Warrant 6: Coordinated Signal System
The Coordinated Signal System warrant applies when the following criteria is satisfied:

III

III

III

The distance to the nearest traffic signal is greater than 1,000 feet, and

On an isolated one-way street or street with one way traffic significance adjacent signals are
so far apart that necessary that necessary platooning and speed control would be lost; or

On a two-way street, where the adjacent signals do not provide the necessary degree of
platooning and speed control, proposed signals could constitute a progressive signal system.

Warrant 6 is satisfied if the distance to the nearest traffic signal is greater than 1,000 feet; if the
adjacent signals did not provide the necessary degree of platooning and the proposed and
adjacent signals could constitute a progressive signal system.

For the Matilija Avenue-New Fashion Square Easterly Driveway/Riverside Drive intersection,
the distance to the nearest traffic signal to the west (i.e., at Hazeltine Avenue) on Riverside Drive
is 2,000 feet. Although the traffic signals on Riverside Drive are coordinated, the traffic signals
do not provide the necessary degree of platooning and speed control due to the significant
distance between Woodman Avenue and Hazeltine Avenue. Thus, Warrant 6 is satisfied for the
Matilija Avenue-New Fashion Square Easterly DrivewaylRiverside Drive intersection.

For the New Fashion Square Westerly Driveway/Riverside Drive intersection, the distance to the
nearest traffic signal to the east (i.e., at Woodman Avenue) on Riverside is 2,140 feet. Although
the traffic signals on Riverside Drive are coordinated, the traffic signals do not provide the
necessary degree of platooning and speed control due to the significant distance between
Woodman Avenue and Hazeltine Avenue. Thus, Warrant 6 is satisfied for the New Fashion
Square Westerly DrivewaylRiverside Drive intersection.

hl summary, based on the traffic signal warrants analysis prepared for the Matilija Avenue-New
Fashion Square Easterly Driveway/Riverside Drive and New Fashion Square Westerly
DrivewaylRiverside Drive intersections, the following conclusions are reached:

III The existing with project traffic volumes at the Matilija Avenue-New Fashion Square
Easterly Driveway/Riverside Drive and New Fashion Square Westerly
DrivewaylRiverside DIlve intersections satisfy the minimum thresholds shown for
Conditions A and B associated with Warrant No.1 (Eight Hour Vehicular Volmne).

III The existing with project traffic volumes at the Matilija Avenue-New Fashion Square
Easterly Driveway/Riverside Drive and New Fashion Square Westerly
Driveway/Riverside DIlve intersections satisfy the minimum thresholds shown for
Warrant No.2 (Four-Hour Vehicular Volume).
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• The existing with project traffic volumes at the Matilija Avenue-New Fashion Square
Easterly DrivewaylRiverside Drive and New Fashion Square Westerly
DrivewaylRiverside Drive intersections satisfy the minimum thresholds shown for
Warrant No.3 (Peak Hour) during the AM and PM peak hours.

• The Matilija Avenue-New Fashion Square Easterly Driveway/Riverside Drive and New
Fashion Square Westerly Driveway/Riverside Drive intersections satisfy the minimum
criteria for Warrant No.6 (Coordinated Signal System).

Based on the existing and future land uses in the project study area, future traffic volumes, and
observed travel speeds on Riverside Drive, it is recommended that traffic signals be considered
for installation at the Matilija Avenue-New Fashion Square Easterly Driveway/Riverside Drive
and New Fashion Square Westerly DrivewaylRiverside Drive intersections to improve overall
safety and/or operation of the intersections. In addition, the traffic signal installation at these
intersections would accommodate turning movements (particularly left-tum egress turning
movements) in a safe and efficient manner. The accommodation of a left-tum ingress and egress
movements at the two proposed Fashion Square Driveways on Riverside Drive is anticipated to
alleviate the existing vehicular queuing at the existing Fashion Square driveways, to discourage
vehicles from traveling through the adjacent residential areas, and to eliminate the potential
safety concerns associated with the existing illegal left-tum maneuvers onto westbound
Riverside Drive.

As stated in the LADOT MPP document, the decision to install a traffic signal is not based solely
upon these warrants. Delay, congestion, approach conditions, driver confusion, future land use
or other evidence of the need for right-of-way assignment beyond that which could be provided
by stop sign control may be demonstrated.

It is noted that the owners of the Riverside Shopping Center may not pennit an internal roadway
connection between the Fashion Square and its center. In this scenario, the Riverside Shopping
Center will continue to have vehicular access from its existing driveways along Riverside Drive
and Woodman Avenue, with restricted left-tum ingress from Riverside Dlive. Traffic signal
warrants prepared for the Matilija Avenue-New Fashion Square Easterly Driveway/Riverside
Drive intersection without traffic from the Riverside Shopping Center have been previously
submitted to LADOT. The traffic signal warrants conclude that the traffic signal for the Matilija
Avenue-New Fashion Square Easterly DrivewaylRiverside Drive intersection is warranted
without traffic from the Riverside Shopping Center.

)
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12.0 NEIGHBORHOOD STREET SEGMENT ANALYSIS

In order to address the issue of non-residential traffic using local streets in neighborhoods
adjacent to the proposed project site, two local residential street segments located near the
project site have been analyzed for potential significant impacts. These street segments were
selected for analysis as they would have the highest potential to incur project-related trips. The
street segments listed below were selected for analysis by LADOT:

1. Ranchito Avenue north of Riverside Drive

2. Matilija Avenue north of Riverside Drive

The significance of the potential impacts of project generated traffic at the study street segment
was identified using criteria set forth in the LADOT's Traffic Study Policies and Procedures.
According to the City's published traffic study guidelines, a transportation impact on a local
residential street shall be deemed significant based on an increase in the project Average Daily
Traffic (ADT) volumes as shown in Table 12-1.

Table 12-1
LOCAL RESIDENTIAL STREET SEGMENT IMPACT THRESHOLD CRITERIA

Projected Average Daily Project-Related
Traffic With Project (Final ADT) Increase in ADT

oto 999 16 percent or more of final ADT

1,000 or more 12 percent or more of final ADT

2,000 or more 10 percent or more of final ADT

3,000 or more 8 percent or more of final ADT

The 24-hour machine traffic counts were conducted during a typical mid-week day (Tuesday,
Wednesday, or Thursday) for the analyzed street segments. The traffic count data were
increased at a rate of 2.0 percent (2.0%) per year to reflect year 2007 conditions. Copies of the
24-hour machine counts are contained in Appendix F.

The forecast traffic conditions at the analyzed street segment for existing, future pre-project and
future with project scenarios are smmnarized in Table 12-2. The actual 24-hour count data was
utilized to evaluate the existing conditions. As shown in Column [2] of Table J2-2, for purposes
of estimating future pre-project traffic volume, a two percent (2.0%) annual growth rate through
the year 2012 was conservatively added to the existing ADT volume to account for traffic
generated by the related projects, as well as increases in general ambient traffic.

As presented in Column [5] of Table J2-2, the proposed project daily trips will incrementally
affect traffic volumes on the analyzed street segments. As shown in Table J2-2, application of
LADOT's threshold criteria for local residential street segment analysis indicates that the
proposed project is not anticipated to significantly impact the analyzed street segment.
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Project-Related
1ncrease in ADT

16% or more of final ADT
12% or more of final ADT
10% or more of final ADT
8% or more of final ADT

Table 12-2
NEIGHBORHOOD STREET SEGMENT ANALYSIS SUMMARY

[1] 12] 13] [4] [5] 16] (7]
YEAR 2012 PERCENT

YEAR 2007 YEAR 2012 PROPOSED DAll.Y FUTURE ADT
EXISTING FUTURE PROJECT PROJECT WITH INCREASE
24-BOUR PRE-PROJECT DlST% BUll.n-OUT PROJECT WITH SEGMENT

NO. STREET SEGMENT VOLUME VOLUME IN OUT TRIP ENDS 1(2)+(4)1 PROJECT IMPACT

I Ranchito Avenue
north ofRiverside Drive 1,568 1,725 2.0% 2.0% 99 1,824 5.4% NO

2 Matilija Avenue
north ofRiverside Drive 802 882 0.0% 0.0% 0 882 0.0% NO

[I] The existing average daily traffic (ADT) volume was determined based on a count cori"ducted by City Traffic Counters.
An ambient growth rate of two percent (2.0%) per year was assumed to derive the year 2007 existing conditions.
A copy of the ADT summary data worksheet is provided in Appendix C.

[2]An ambient growth rate of two percent (2.0%) per year was assumed to derive the year 2012 future pre-project volume.
[3] Distribution of inbound and outbound daily project traffic at the analyzed street segment.
[4] Project build-out daily trip ends include inbound and outbound trips based on a net increase of 4,964 daily trips.
[5] Total of columns [2] and [4].
[6]The ADT percentage increase due to project traffic was calculated by dividing [4] by [5].
[7] According to LADOT's "Traffic Study Policies & Procedures," March, 2002, page 10: "A local residential street shall be

deemed significantly impacted based on an increase in the projected average daily traffic (ADT) volumes."
Projected Average
Daily Traffic with

Project (final ADT)
oto 999

1,000 or more
2,000 or more
3,000 or more
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13.0 WEEKEND PROJECT IMPACT ANALYSIS

While not specifically required by LADOT staff, additional analysis was prepared to evaluate the
potential traffic impacts of the proposed Westfield Fashion Square Expansion project to the local
street system during the Saturday mid-day peak hour. Specifically, the focus ofthis analysis is to
determine the potential traffic impacts at the following seven study intersections located
immediately adjacent to the project site:

Int. No.7: Hazeltine AvenuelRiverside Drive

Int. No.8: Hazeltine Avenue/Fashion Square Lane

Int. No. 12: Woodman Avenue/Riverside Drive

Int. No. 13: Woodman Avenue/U.S. 101 Westbound Ramps

Int. No. 14: Woodman Avenue/U.S. 101 Eastbound Ramps

Int. No. 17: Matilija Avenue-New Project Driveway/Riverside Drive

Int. No. 18: New Westerly Project Driveway/Riverside Drive

These intersections were selected for analysis during the Saturday mid-day peak hour conditions
as they are immediately adjacent or in close proximity to the site, and therefore have the highest
potential to incur potential impacts due to the project during this time period.

13.1 Existing Traffic Counts
Manual counts of vehicular turning movements were conducted at the seven adjacent study
intersections during the Saturday mid-day period to determine the peak hour traffic volumes.
The manual counts were conducted in March 2007 at the seven study intersections from 1:00 PM
to 3:00 PM on Saturday to detennine the Saturday mid-day peak hour. The Saturday mid-day
peak period manual counts of vehicle movements at the seven adj acent study intersections are
summarized in Table 13-1. The existing traffic volumes at the study intersections during the
Saturday mid-day peak hour are shown in Figure 13-1. Summary data worksheets of the
Saturday manual traffic counts at the seven adjacent study intersections are contained in
Appendix B.

13.2 Traffic Forecasting Methodology

13.2.1 Weekend Project Trip Generation

Traffic volumes expected to be generated by the proposed project during the Saturday mid-day
peak hour, as well as on a daily basis, were estimated using rates published in the Institute of
Transportation Engineers' (ITE) Trip Generation manual. Traffic volumes expected to be
generated by the proposed shopping center project were based upon per thousand square feet of
gross leasable area. ITE Land Use Code 820 (Shopping Center) trip generation equation rates

lINscon, LAW &GREENSPAN, engineers
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Table 13·1
WEEKEND EXISTING TRAFFIC VOLUMES [1]

SATURDAY MIDDAY
NO. INTERSECTION DATE Dffi BEGAN VOLUME

7 Hazeltine Avenue/ 03/17/07 NB ] :45 ],070
Riverside Drive SB 960

EB 728
WB 692

8 Hazeltine Avenue/ 03/] 7/07 NB ] :45 868
Fashion Square Lane SB ],066

EB ]]

WB 234

]2 Woodman Avenue/ 03/17/07 NB ] :45 ],367
Riverside Drive SB 1,] 4]

EB ] ,339
WB 959

13 Woodman Avenue/ 03/17/07 NB ] :00 ],407
U.S. ]01 Freeway SB 1,555
Westbound Ramps EB 0

WB 596

14 Woodman Avenue/ 03/17/07 NB 1:00 ],047
U.S. 101 Freeway SB 1,360
Eastbound Ramps EB 758

WB 0

17 Matilija Avenue- 03/17/07 NB 2:00 0
New Project Driveway/ SB 20
Riverside Drive EB ],] ] 6

WB ],023

18 New Project Driveway/ 03/17/07 NB 2:00 0
Riverside Drive SB 0

EB 1,1] 6
WB ],030

[]] Counts conducted by City Traffic Counters.
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for the Saturday peak hour were used to forecast the traffic volumes expected to be generated by
the proposed project as well as the existing shopping center.

The Saturday trip generation forecast for the proposed project is summarized in Table 13-2. As
presented in Table 13-2, the proposed project is expected to generate a net increase of 632
vehicle trips (329 inbound trips and 303 outbound trips) during the Saturday mid-day peak hour.
Over a 24-hour period, the proposed project is forecast to generate a net increase of 6,252 daily
trip ends during a typical Saturday (3,126 inbound trips and 3,126 outbound trips).

It is noted that the trip generation forecast provided herein likely overstates the actual amount of
vehicular traffic that would be generated by the proposed expansion. By example, traffic counts
were conducted at the existing Fashion Square driveways during the Saturday mid-day peak
period. As shown in Appendix C, the Fashion Square currently generates 2,854 Saturday mid
day peak hour trips (1,627 inbound trips and 1,227 outbound trips). The actual peak hour traffic
count data is approximately 25% less than the estimates based on the ITE trip rates for shopping
centers of similar size. This trip generation characteristic is likely due to the Fashion Square
providing "high end" tenants which require relatively fewer patrons to achieve revenue goals.
However, to provide a conservative, "worst-case" traffic analysis, the trip generation forecast
based on the ITE trip rates have been utilized in the review of potential impacts associated with
the project.

13.2.2 Project Trip Distribution

Similar to the weekday analysis, the project generated traffic was assigned to the local roadway
system based on a trip distribution pattern developed in consultation with City staff. The
forecast project traffic volumes at the study intersections for the Saturday mid-day peak hour are
displayed in Figure 13-2.

13.3 Cumulative Development Projects

13.3.1 Related Projects

Traffic volumes expected to be generated by the related projects presented in Table 8-1 were
calculated using rates provided in the ITE Trip Generation manual. The related projects'
respective traffic generation for the Saturday mid-day peak hour, as well as on a daily basis for a
typical Saturday, is summarized in Table 13-3. The anticipated distribution of the related
projects traffic volumes to the study intersections during the Saturday mid-day peak hour is
displayed in Figure 13-3.

13.3.2 Ambient Growth Factor

Similar to the weekday analysis, the existing Saturday traffic volumes were increased at an
allliual rate of two percent (2.0%) to the year 2012 (i.e., the anticipated year ofproject build-out).

13.4 Traffic Analysis
Summaries of the vic ratios and LOS values for the seven adj acent study intersections during the
Saturday mid-day peak hour are shown in Table 13-4. The CMA data worksheets for the
analyzed intersections are contained in Appendix D.
LiNscon, LAw &GREENSPAN, engineers
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Table 13-2
WEEKEND PROJECT TRIP GENERATION [1]

DAILY MID-DAY PEAK HOUR
TRIP ENDS [2] VOLUMES [2]

LAND USE SIZE VOLUMES IN OUT TOTAL

Proposed
Shopping Center 1,147,000 GLSF 42,972 2,]98 2,029 4,227
Less] 0% Pass-bv r41 (4297) (220) (203) (423)

Subtotal 38675 ] 978 ] 826 3804

Existing
Shopping Center 867,000 GLSF 36,026 ],832 ],692 3,524
Less ] 0% Pass-bv r41 (3 603) (] 83) (]69) (352)

Subtotal 32423 ],649 ] 523 3 172

NET CHANGE 280000 GLSF 6,252 329 303 632

[1] Source: lTE "Trip Generation", 7th Edition, 2003.
[2] Trips are one-way traffic movements, entering or leaving.
[3] lTE Land Use Code 820 (Shopping Center) trip generation equation rates.
[4] Pass-by trips include traffic passing the site on an adjacent street with direct access to the land use.

Pass-by reductions were based on the City of Los Angeles Department of Transportation policy
on pass-by trips.
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Table 13·3
WEEKEND RELATED PROJECTS TRIP GENERATION [1]

DAll.Y SATPEAKBOUR

TRll' ENDS 12J VOLUMES 12J

LAND USE SIZE VOLUMES IN OUT TOTAL

I Apnnmenl [J] 142 DU 859 15 62 77

2 Camino Real Mixed-Use Development
Condominium [4] 88 DU 516 31 15 46

Relail [5] 6,000 GSF 300 16 14 30

Quality Restauranl [6] 7,000 GSF 661 45 31 76

Fast-Food Restaurant with Drive-nuQugh 17] 3,500 GSF 2,527 106 101 207

3 Office [8) 29,475 GSF 82 8 6 14

4 Drugslore [9] ll,244 GSF 880 44 44 88

5 PnvBle School [10] SO Students Nom. Nom. Nom. NaIlL

6 Relail [5) 60,000 GSF 2,998 155 143 298

7 ApBTImenl [3] 98 DU 513 12 47 59

8 Gas Slarion [I I] 392 SF 380 19 19 38

9 Communiry College [12] 2,300 Students 966 66 49 115

10 Condominium [4] 52 DU 305 18 9 27

RetailJ5] 7,460 GSF 373 19 18 37

11 D Villaggio Toscano Project

Apnnment [J] 500 DU 3,669 45 179 224

Retail [5] 10,000 GSF 500 26 24 50

Supermarket 113] 45,000 GSF 7,992 247 237 484

Existing Apartments f) 4] 24 DU (153) (6) (6) (12)

Existing Single Family Detached Housing 115J II DU (Ill) (5) (5) (10)

Existing Office [8] 52,452 GSF (131) (l2) (IO) (22)

12 Self- Storage (16] 60,250 GSF 74 4 3 7

Existing HealthlFilness Club [17] 14,624 GSF 305 19 19 38

13 New Car Sales [18) 85,038 GSF 1,788 129 124 253

14 Condominium (4] 26 DU 152 9 5 14

15 Condominium (4) 23 DU 135 8 4 12

16 PnvBle School [9J )00 Students Nom. Nom. Nom. Nom.

17 Condominium [4] 247 DU 1,447 86 42 128

TOTAL 27027 1104 1174 2,278

[1] Source: ITE "Trip Generation", 7th Edition, 2003.
[2] Trips are one-way traffic movements, enlering or leaving.

[3] ill Land Use Code 220 (Apartment) trip generntion equation rates for Saturday daily.amt-peak hour of generator.

(4] ITE Land Use Code 230 (TownhomelCondominium) trip generation average rales for Saturday daily and

peak hour of generalor.

[5] ITE Land Use Code 820 (Shopping Center) trip generation average rates for Saturday daily and peak hour of generalor.

16] ill Land Use Code 931 (Quality Reslaurant) trip generation average rateS for Saturday daily and peak hour of generalor.

{7] ill Land Use Code 933 (Fast-Food Res1auranl withoUI Drive-Through) trip generation average rales for Saturday

daily and peak hour of generator.

(8] ITE Land Use Code 710 (General Office Building) trip generation equation rates for Saturday daily and peak

hour of generator.

[9] ITE Land Use Code 881 (pharmacylDrugstore withoul Drive-Through Window) trip generation average rates for Saturday

penk hour of generator. The peak hour traffic volumes represent ten percent of t!Je daily trip generation forecast

{10] Please note that the weekend daily and peak hour traffic volumes for Private School are assumed to be nominal.

(II] As the JTE Trip Generation Manual does nol provide weekend trip generation rates for this land use, ITE Land Use

Code 945 (Gasoline Station with Convenience Market) weekday trip generation average rates were utilized

[12] JTE Land Use Code 540 (Junior/Community College) trip generation average rates for Saturday daily and peak
hour of generator.

{l3] ITE Land Use Code 850 (Supermnrkel) trip generation average rates for Saturday daily nnd peak hour of generator.

114] ITE Land Use Code 220 (Apartment) trip generation average rales for Saturday daily and peak hour of generator.

[15] ill Land Use Code 2]0 (Single Family Housing) trip generation average rates for Saturday daily and peak hour of
generator.

[16] ITE Land Use Code 841 (New Car Sales) trip generation average rates for Saturday daily and peak hour of generalor.

[17] ITE Land Use Code 492 (HenithlFitne5s Club) trip generation average rnles for Saturday daily and peak hour of generator.

[18] ill Lnnd Use Code 841 (New Car Sales) trip generation average rates for Saturday daily and pealdlOUl of genefalor.
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13.4.1 Existing Conditions
As indicated in column [1] of Table 13-4, all of the seven adjacent study intersections are
presently operating at LOS D or better during the Saturday mid-day peak hour under existing
conditions. As previously mentioned, the existing traffic volumes at the study intersections
during Saturday mid-day peak hour are displayed in Figure 13-1.

13.4.2 Existing With Ambient Growth Conditions

As shown in column [2] of Table 13-4, six of the seven adjacent study intersections are presently
operating at LOS D or better during the Saturday mid-day peak hour with the addition of ambient
growth traffic through the year 2012. The following study intersection is expected to operate at
LOS E during the during Saturday mid-day peak hour with the addition of ambient growth
traffic:

Tnt. No. 12: Woodman AvenuelRiverside Drive Mid-day Peak Hour: v/c=0.968, LOS E

The existing with ambient growth traffic volumes at the study intersections during all of the
seven adjacent study intersections are presently operating at LOS D or better during the Saturday
mid-day peak hour are shown in Figure 13-4.

13.4.3 Future Pre-Project Conditions
As presented in column [3] of Table 13-4, five of the seven adjacent study intersections are
expected to continue operating at LOS D or better during the Saturday mid-day peak hour with
the addition of growth in ambient traffic and the traffic due to the related projects. The following
study intersection is expected to operate at LOS E during the Saturday mid-day peak hour with
the addition of ambient traffic and the traffic due to the related projects:

Int. No. 12: Woodman AvenuelRiverside Drive Mid-day Peak Hour: vlc=1.024, LOS F

The future pre-project (existing, ambient growth and related projects) traffic volumes at the study
intersections during the Saturday mid-day peak hour are presented in Figure 13-5.

13.4.4 Future With Project Conditions
As shown in column [4] of Table 13-4, application of the City's threshold criteria to the "With
Proposed Project" scenario indicates that the proposed project is expected to create significant
impacts at four of the seven adjacent study intersections. The proposed project is expected to
create significant impacts at the following locations according to the City's impact criteria during
the Saturday mid-day peak hour with the addition of ambient growth, related projects traffic, and
project-related traffic:

Int. No.7: Hazeltine AvenuelRiverside Drive
Mid-Day peak hour vic ratio increase of 0.047 [to 0.842 (LOS D) from 0.795 (LOS C)]

Tnt. No.8: Hazeltine Avenue/Fashion Square Lane
Mid-Day peak hour vic ratio increase of 0.045 [to 0.764 (LOS C) from 0.719 (LOS C)]

)
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The ATCS upgrade further reduces the critical vic ratios by three percent (0.03). Therefore, an
additional reduction of 0.03 was assumed in the calculation of the vic ratios for this intersection.
In addition, redesignate the curb lane on the southbound approach on Woodman Avenue to an
optional through/right-tum lane. The resultant lane configurations at the southbound approach
will be one left-tum lane, two through lanes and one optional through/right-tum lane. If required
by LADOT, the existing four-foot wide median island on the south leg of the intersection could
be replaced by striping and/or lane delineators (e.g., two feet wide or less) so that additional
width could be provided to the existing three southbound Woodman Avenue through lanes on the
departure side of the intersection. The schematic plan of the proposed improvement at the
Woodman AvenuelRiverside Drive intersection is contained in Appendix A.

In addition, LADOT recommends that left-turns from northbound Woodman Avenue to La
Maida Street be restricted during the weekday PM peak period. After the mitigation is
implemented, LADOT will review the Woodman Avenue/La Maida Street intersection and
determine if additional tum restriction measures are required.

As shown in Table 13-4, the proposed mitigation is expected to improve the vic ratio to 0.997
(LOS E) from 1.086 (LOS F) during the Saturday mid-day peak hour. The improvement in the
calculated vic ratio is due to both the installation of ATCS, as well as the redesignation of the
southbound Woodman Avenue right-tum lane to an optional through/right-tum lane. Thus, the
significant impact at this intersection during the Saturday mid-day peak hour would be reduced
to less than significant levels.

hlt. No. 13: Woodman AvenuefU.S. 101 WestbOlmd Ramps
The recommended mitigation consists of flmding provided by the project for the installation of
LADOT's ATCS at this intersection. This intersection is already included as part of the Victory
ATSAC system. LADOT estimates that the ATSAC system reduces critical vic ratios by seven
percent (0.07) which has already been accounted for in the analysis of intersection operations.
The ATCS upgrade further reduces the critical vic ratios by three percent (0.03). Therefore, an
additional reduction of 0.03 was assumed in the calculation of the vic ratios for this intersection.

As shown in Table 13-4, the proposed mitigation is expected to improve the vic ratio to 0.870
(LOS D) from 0.900 (LOS D) during the Saturday mid-day peak hour. Thus, the significant
impact at this intersection during the Saturday mid-day peak hour would be reduced to less than
significant levels.

13.5 Neighborhood Street Segment Analysis
As described in the Neighborhood Street Segment Analysis section (see Subsection 12.0) of this
study, the potential impacts to the local residential streets north of the project site are deemed to
be less than significant. As shown in Table 12-2, the incremental increase due to the proposed
project is 5 percent (5%), which is half of the thTeshold of significance (10%) based on the
LADOT approved methodology. Therefore, traffic impacts to the local residential streets nOlih of
the project site it is not anticipated to occur during the weekend conditions, even with a higher
level of project-generated traffic on weekends.

)
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14.0 CONGESTION MANAGEMENT PROGRAM TRAFFIC IMPACT ASSESSMENT

The Congestion Management Program (CMP) is a state-mandated program that was enacted by
the State Legislature with the passage of Proposition 111 in 1990. The program is intended to
address the impact of local growth on the regional transportation system.

As required by the 2004 Congestion Management Program for Los Angeles County, a Traffic
Impact Assessment (TIA) has been prepared to determine the potential impacts on designated
monitoring locations on the CMP highway system. The analysis has been prepared in
accordance with procedures outlined in the 2004 Congestion Management Program for Los
Angeles County, County of Los Angeles Metropolitan Transportation Authority, July, 2004.

According to Section B.9.1 (Appendix B, page B-6) of the 2004 CMP manual, the criteria for
determining a significant impact is as follows:

"A significant transportation impact occurs when the proposed project increases traffic
demand by 2% of capacity (VIC::: 0.02), causing or worsening LOS F (VIC::: 1.00)."

The CMP impact criteria apply for analysis of both intersection and freeway monitoring
locations.

14.1 Intersections
The following CMP intersection monitoring locations in the project vicinity have been identified:

II CMP Station
Int. No. 74
Int. No. 76
Int. No. 78

Intersection
Ventura Boulevard/Laurel Canyon Boulevard
Ventura Boulevard/Sepulveda Boulevard
Ventura Boulevard/Woodman Avenue (Study Int. No. 16)

The CMP TIA guidelines require that intersection monitoring locations must be examined if the
proposed project will add 50 or more trips during either the AM or PM weekday peak hours.
The proposed project will not add 50 or more trips duriilg the AM or PM peak hours at any ofthe
CMP monitoring intersections which is the threshold for preparing a traffic impact assessment,
as stated in the CMP manual. Therefore, no further review of potential impacts to intersection
monitoring locations that are part ofthe CMP highway system is required.

It should be noted that the Woodman AvenueNentura Boulevard intersection was analyzed as
part of the traffic study. The Woodman Avenue N entura Boulevard intersection was evaluated
using the CMA method of analysis which determines Volume-to-Capacity (vic) ratios on a
critical lane basis. The overall intersection vic ratio is subsequently assigned a Level of Service
(LOS) value to desclibe intersection operations. A description of the CMA method and
cOlTesponding Level of Service is provided in AppendiX D. A summary of the vic ratios and
LOS values for this intersection during the AM and PM peak hours is shown in Table 9-2. The
CMA data worksheets for this intersection are contained in Appendix D.
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As shown in Table 9-2, the proposed project is not expected to create a significant impact at the
Woodman Avenue IVentura Boulevard intersection based on the CMP significant impact criteria.
Therefore, no further review of potential impacts to intersection monitoring locations that are
part of the eMP highway system is required.

14.2 Freeways
The following CMP freeway monitoring location in the project vicinity has been identified:

• CMP Station
Seg. No. 1038

Segment
U.S. 101 Freeway at Coldwater Canyon Avenue

The CMP TIA guidelines require that freeway monitoring locations must be examined if the
proposed project will add 150 or more trips (in either direction) during either the AM or PM
weekday peak periods. The proposed project will not add 150 or more trips (in either direction)
during either the AM or PM weekday peak hours to the CMP freeway monitoring location which
is the threshold for preparing a traffic impact assessment, as stated in the CMP manual.
Specifically, based on the data provided in Figures 7-2 and 7-3, the project is forecast to add
four (4) eastbound trips and seven (7) westbound trips to the freeway monitoring location during
the AM peak hour. Similarly, during the PM peak hour, an additional 30 eastbound trips and 27
westbound trips are forecast at the monitoring location due to the project. These forecast
additional trips are substantially less than the CMP threshold for additional analysis. Therefore,
no further review of potential impacts to freeway monitoring locations that are part of the CMP
highway system is required.

14.3 Transit
As required by the 2004 Congestion Management Program for Los Angeles County, a review has
been made of the CMP transit service. As previously discussed, existing transit service is
provided in the vicinity of the proposed project.

The project trip generation, as shown in Table 7-1, was adjusted by values set forth in the CMP
(i.e., person trips equal 1.4 times vehicle trips, and transit trips equal 3.5 percent of the total
person trips) to estimate transit trip generation. Pursuant to the CMP guidelines, the proposed
project is forecast to generate demand for 5 net new transit trips (3 inbound trips and 2 outbound
trips) during the weekday AM peak hour. During the PM peak hour, the proposed project is
forecast to generate demand for 23 net new transit trips (11 inbound trips and 12 outbound trips).
Over a 24-hour period, the proposed project is forecast to generate a demand for 243 daily transit
trips. The calculations are as follows:

• AM Peak Hour Trips = 95 x 1.4 x 0.035 = 5 Transit Trips

• PM Peak Hour Trips = 476 x 1.4 x 0.035 = 23 Transit Trips

• Daily Trips = 4,964 x 1.4 x 0.035 = 243 Transit Trips

)
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It is anticipated that the existing transit service in the project area will adequately accommodate
the project generated transit trips. Thus, given the relatively low number of generated transit
trips, no project impacts on existing or future transit services in the project area are expected to
occur as a result of the proposed project.

lINscon, LAW &GREENSPAN, engineers

-90-
LLG Ref. 1-053606-1

Westfield Fashion Square Expansion Project

)



15.0 VOLUNTARY TRANSPORTATION IMPROVEMENTS

As described in the prior section, based on an analysis of potential traffic impacts during
weekday and weekend peak hours, the proposed project is forecast to cause impacts that may be
potentially significant at ten study intersections. Transportation improvement measures have
been identified herein to mitigate the impacts to levels of significance. Further, based on the
LADOT approved methodology, the potential impacts to the local residential streets north of the
project site are deemed to be less than significant. Therefore, with the exception of the
previously identified traffic mitigation measures, no additional measures are required.

The project applicant, in consultation with LADOT, has volunteered to implement two additional
transportation improvements so as to improve local traffic operations:

• Fund the development and implementation of a Neighborhood Traffic Management
Plan (NTMP) to address potential existing and future regional "cut-through" traffic
on residential streets north ofFashion Square.

• Design and install protectedlpennissive left-tum traffic signal phasing for Hazeltine
Avenue and Riverside Drive at the Hazeltine Avenue/Riverside Drive intersection
(i.e., all approaches to the intersection). Based on recent discussions with LADOT
staff, the southbound left-tum phasing on Hazeltine Avenue is currently under
construction by LADOT. Therefore, the Fashion Square will volunteer to implement
the installation of the protectedlpennissive left-tum phasing at the remaining
approaches to the intersection (i.e., northbound approach on Hazeltine Avenue and
eastbound and westbound approaches on Riverside Drive).

• Design and install upgraded traffic delineators along Hazeltine Avenue between
Riverside Drive and Fashion Square Lane using "quik-kurb" or similar installation
approved by LADOT.
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16.0 CONCLUSIONS

This traffic analysis has been conducted to identify and evaluate the potential impacts of traffic
generated by the proposed Westfield Fashion Square Expansion project. The proposed project is
located on the south side of Riverside Drive between Hazeltine Avenue and Woodman Avenue.
The proposed project consists ofthe expansion ofthe existing shopping center by 280,000 square
feet of gross leasable floor area to provide a total of approximately 1,147,000 square feet of gross
leasable floor area.

This traffic analysis evaluates potential project-related impacts at 18 intersections and two street
segments. Application of the City's threshold criteria to the "With Proposed Project" scenario
indicates that six of the 18 study intersections are anticipated to be significantly impacted by the
proposed project during the weekday conditions. Incremental but not significant impacts are
noted at the remaining 12 study intersections, as well as at the two local residential street
segments evaluated in the analysis. It is recommended that the significant transportation impacts
be mitigated through a contribution by the project to the City of Los Angeles' Adaptive Traffic
Control System installation. This recommended mitigation measure is anticipated to reduce the
forecast project-related significant impacts to less than significant levels.

While not specifically required for traffic mitigation purposes, it is recommended that, as part of
the proposed project, traffic signals be installed at the Matilija Avenue-New Easterly Fashion
Square Driveway/Riverside Drive intersection and the New Fashion Square Westerly
DrivewaylRiverside Drive intersection (Tunnel Access)

A focused analysis was also prepared to evaluate the potential traffic impacts of the proposed
Westfield Fashion Square Expansion project during the Saturday mid-day peak hour at seven
study intersections located immediately adjacent to the project site. Application of the City's
threshold criteria to the "With Proposed Project" scenario indicates that four of the seven study
intersections are anticipated to be significantly impacted by the proposed project during the
weekend conditions. Incremental but not significant impacts are noted at the remaining three
study intersections. The aforementioned contribution by the project to the City of Los Angeles'
Adaptive Traffic Control System installation at the four impacted study intersections is
recommended to mitigate potential impacts. In addition, at the Woodman AvenuelRiverside
Drive intersection, it is recommended that the southbound Woodman Avenue approach to the
Riverside Drive intersection be reconfigured to provide one left-tum lane, two through lanes and
one optional through/right-tum lane to reduce the forecast project-related significant impacts to
less than significant levels.

Parking utilization observations conducted at the site during the 2005 and 2006 holiday shopping
periods revealed that the demand for parking peaked at a ratio equivalent to 4.03 parking spaces
per 1,000 GLSF (observed at 4:00 PM on December 26). Therefore, parking provided at the site
in conjunction with the proposed expansion at a rate of 4.25 parking spaces per 1,000 GLSF is
expected to be adequate to accommodate peak parking demands during the December holiday
season, as well as throughout the year.
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HR&A ADVISORS, INC. 
Economic Development, Real Estate Advisory & Public Policy Consultants 

 
2800 28TH STREET, SUITE 325, SANTA MONICA, CALIFORNIA  90405  $  TEL: 310.581.0900   $   FAX: 310.581.0910 

  
Los Angeles                                                                                     New York 

Privileged & Confidential 
Attorney-Client Work Product 

and/or Communication 
 

March 3, 2008 
 
Mr. Dwight Steinert 
Planning Associates, Inc. 
Suite 108 
4040 Vineland Ave. 
Studio City, CA  91604 
 
  Re: Direct Employment Estimate for the Fashion Square Expansion Project
 
Dear Dwight: 
 
 At your request, HR&A Advisors has estimated the on-site employment associated with 
the proposed expansion of the Fashion Square regional shopping center in Sherman Oaks 
(“Project”).  We are familiar with the project from analysis we prepared on the Project’s 
potential to cause “urban decay.” 
 
 Although there are rules of thumb that are often used to estimate employment of a 
development project, and a variety of studies of employee densities per land use, we believe that 
the most accurate estimate is one that is based on the statistical relationship between the specific 
financial characteristics of a project and the host economy in which it is situated.  Accordingly, 
to estimate the Project’s employment we ran the projected annual sales for the Project through 
the IMPLAN input-output model of the Los Angeles County economy and determined that the 
direct employment impact is 788 jobs.  It should be noted that these include full-time and part-
time jobs (not full-time equivalent jobs), which are characteristic of shopping center 
employment. 
 
 Input-output analysis is an economic impact modeling method for understanding the 
interactions among the industries in a local economy that result from investment in a new 
development project or planning initiative.  In form, it resembles a giant matrix, or spreadsheet, 
in which the “inflows” of goods and services needed by an industry (i.e., the purchasing sectors) 
are the columns and the rows consist of the outputs, or selling sectors.  This enables analysis of 
the specific sectors of an area’s economy that are affected, and by how much, when a dollar’s 
worth of investment, new employment or other measure of  “final demand” is added to a 
particular sector or sectors.  These inter-industry relationships can be expressed in terms of dollar 
impacts or employment impacts. 
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IMPLAN1 is a widely accepted model that HR&A and many other economics consultants 
and public agencies use to estimate the economic consequences of new investment in, or other 
changes to, a local or regional economy.2  It explicitly accounts for impact Aleakage,@ or the fact 
that not all economic impacts are necessarily experienced inside the geographic area under study.  
The IMPLAN model can be used to generate estimates of direct, indirect and induced 
employment, compensation (i.e., wages and benefits) and total economic output (i.e., a summary 
measure of all spending and economic activity), for both the construction phase of a project, and 
annually, once it has been completed and occupied.  The indirect and induced impacts are often 
referred to collectively as the “multiplier effect” of direct impacts.  The economy of a county is 
typically used in this analysis, because that scale of geography that is usually sufficient to 
capture all of the transactional flows between and among sectors of a local economy. 
 
 In this case, we entered the $96 million in estimated annual retail sales and $22 million in 
estimate annual restaurant sales from the Project as “final demand” into the IMLPAN model, and 
the model generated the direct and “multiplier effect” employment associated with that scale of 
retail and restaurant spending in the Los Angeles County economy.  These annual sales values 
are based on analysis included in our report on the Project’s potential “urban decay” impacts.  
The resulting direct employment is the number of jobs that would be expected at the Project site.  
Attachment A provides the sector-by sector details of the IMPLAN-generated direct employment 
estimate, which sums to 788 full-time and part-time jobs at the Project site. 
 
 Please contact me if you have any questions about this Project employment estimate. 
 

Sincerely, 
 
 

PAUL J. SILVERN, 
Partner 

 
 1  IMPLAN (IMpact Analysis for PLANning), a social accounting and impact analysis software program, 
was originally developed in 1979 by the U.S. Forest Service in cooperation with the Federal Emergency 
Management Agency and the U.S. Bureau of Land Management to assist the Forest Service in land and resource 
planning and management.  The IMPLAN accounts closely follow the accounting conventions established for the 
U.S. economy and the rectangular format recommended by the United Nations.  The model is now maintained and 
updated annually by the Minnesota IMPLAN Group, Inc. 
 
 2   HR&A has previously used IMPLAN to analyze the economic impacts of a wide range of projects 
throughout southern California and elsewhere in the U.S., including large residential developments, high-rise office 
buildings, industrial projects, shopping centers, university buildings, and film and television studio campus  
expansions.   



 

ATTACHMENT A 
Employment Estimate for the Fashion Square Expansion Project 

 
 Direct Indirect Induced Total Percentage Cum. %

410 General merchandise stores 411.7 0.8 4.3 416.8 39.8% 39.8%
481 Food services and drinking places 376.3 4.6 15.5 396.4 37.9% 77.6%
431 Real estate 0.0 11.8 4.4 16.2 1.5% 79.2%
390 Wholesale trade 0.0 7.9 6.7 14.6 1.4% 80.6%
454 Employment services 0.0 8.7 3.1 11.8 1.1% 81.7%
465 Offices of physicians- dentists- and other health 0.0 0.0 8.6 8.6 0.8% 82.5%
451 Management of companies and enterprises 0.0 6.3 1.1 7.3 0.7% 83.2%
467 Hospitals 0.0 0.0 6.9 6.9 0.7% 83.9%
405 Food and beverage stores 0.0 0.8 4.3 5.1 0.5% 84.4%
470 Social assistance- except child day care services 0.0 0.0 5.0 5.0 0.5% 84.9%
494 Private households 0.0 0.0 4.9 4.9 0.5% 85.3%
438 Accounting and bookkeeping services 0.0 3.5 1.1 4.6 0.4% 85.8%
458 Services to buildings and dwellings 0.0 3.1 1.5 4.5 0.4% 86.2%
447 Advertising and related services 0.0 4.0 0.6 4.5 0.4% 86.6%
468 Nursing and residential care facilities 0.0 0.0 4.1 4.1 0.4% 87.0%
401 Motor vehicle and parts dealers 0.0 0.6 3.3 3.9 0.4% 87.4%
462 Colleges- universities- and junior colleges 0.0 0.3 3.5 3.8 0.4% 87.8%
425 Nondepository credit intermediation and  related a 0.0 2.8 0.9 3.7 0.4% 88.1%
444 Management consulting services 0.0 2.7 0.7 3.5 0.3% 88.4%
437 Legal services 0.0 1.6 1.7 3.3 0.3% 88.8%
479 Hotels and motels- including casino hotels 0.0 1.7 1.5 3.2 0.3% 89.1%
399 Couriers and messengers 0.0 2.6 0.5 3.2 0.3% 89.4%
394 Truck transportation 0.0 1.9 1.2 3.1 0.3% 89.7%
430 Monetary authorities and depository credit interme 0.0 1.2 1.7 2.8 0.3% 89.9%
398 Postal service 0.0 2.0 0.8 2.8 0.3% 90.2%
412 Nonstore retailers 0.0 0.5 2.3 2.8 0.3% 90.5%
408 Clothing and clothing accessories stores 0.0 0.4 2.3 2.7 0.3% 90.7%
411 Miscellaneous store retailers 0.0 0.4 2.3 2.7 0.3% 91.0%
472 Spectator sports 0.0 1.7 0.9 2.6 0.2% 91.2%
426 Securities- commodity contracts- investments 0.0 0.9 1.6 2.5 0.2% 91.5%
471 Performing arts companies 0.0 2.1 0.4 2.5 0.2% 91.7%
493 Civic- social- professional and similar organizati 0.0 0.7 1.8 2.5 0.2% 92.0%
457 Investigation and security services 0.0 1.9 0.6 2.5 0.2% 92.2%
469 Child day care services 0.0 0.0 2.4 2.4 0.2% 92.4%
483 Automotive repair and maintenance- except car wash 0.0 0.5 1.8 2.3 0.2% 92.6%
455 Business support services 0.0 1.7 0.6 2.3 0.2% 92.9%
427 Insurance carriers 0.0 0.4 1.8 2.2 0.2% 93.1%
406 Health and personal care stores 0.0 0.4 1.8 2.2 0.2% 93.3%
400 Warehousing and storage 0.0 1.8 0.3 2.1 0.2% 93.5%
404 Building material and garden supply stores 0.0 0.4 1.7 2.1 0.2% 93.7%
73 Bread and bakery product- except frozen- manufactu 0.0 1.7 0.3 2.0 0.2% 93.9%

466 Other ambulatory health care services 0.0 0.0 2.0 2.0 0.2% 94.1%
478 Other amusement- gambling- and recreation industri 0.0 0.1 1.7 1.8 0.2% 94.2%
107 Cut and sew apparel manufacturing 0.0 0.0 1.8 1.8 0.2% 94.4%
499 Other State and local government enterprises 0.0 0.8 0.9 1.7 0.2% 94.6%
43 Maintenance and repair of nonresidential buildings 0.0 1.4 0.3 1.7 0.2% 94.7%

461 Elementary and secondary schools 0.0 0.0 1.7 1.7 0.2% 94.9%
422 Telecommunications 0.0 0.9 0.7 1.6 0.2% 95.1%
489 Drycleaning and laundry services 0.0 0.8 0.8 1.6 0.2% 95.2%
487 Personal care services 0.0 0.0 1.5 1.5 0.1% 95.4%
439 Architectural and engineering services 0.0 1.0 0.5 1.5 0.1% 95.5%
464 Home health care services 0.0 0.0 1.5 1.5 0.1% 95.6%
463 Other educational services 0.0 0.1 1.3 1.4 0.1% 95.8%
409 Sporting goods- hobby- book and music stores 0.0 0.2 1.1 1.3 0.1% 95.9%
402 Furniture and home furnishings stores 0.0 0.2 1.1 1.3 0.1% 96.0%
476 Fitness and recreational sports centers 0.0 0.3 0.9 1.2 0.1% 96.1%
418 Motion picture and video industries 0.0 0.8 0.3 1.2 0.1% 96.3%
498 State and local government electric utilities 0.0 0.7 0.4 1.1 0.1% 96.4%
452 Office administrative services 0.0 0.8 0.3 1.1 0.1% 96.5%
459 Other support services 0.0 0.8 0.3 1.1 0.1% 96.6%
442 Computer systems design services 0.0 0.8 0.3 1.0 0.1% 96.7%
492 Grantmaking and giving and social advocacy organiz 0.0 0.0 1.0 1.0 0.1% 96.8%
68 Meat processed from carcasses 0.0 0.9 0.2 1.0 0.1% 96.9%

139 Commercial printing 0.0 0.8 0.2 1.0 0.1% 97.0%
420 Radio and television broadcasting 0.0 0.8 0.1 1.0 0.1% 97.1%
395 Transit and ground passenger transportation 0.0 0.3 0.6 0.9 0.1% 97.1%
403 Electronics and appliance stores 0.0 0.2 0.7 0.9 0.1% 97.2%
428 Insurance agencies- brokerages- and related 0.0 0.2 0.7 0.9 0.1% 97.3%
407 Gasoline stations 0.0 0.2 0.7 0.9 0.1% 97.4%
397 Scenic and sightseeing transportation and support 0.0 0.5 0.3 0.8 0.1% 97.5%

All Other Sectors 0.3 14.0 12.2 26.5 2.5% 100.0%
Totals 788.3 111.9 147.0 1,047.3 100.0%

Source: IMPLAN Pro ver. 2.0.1025; HR&A, Inc.

IMPLAN Industry Sector
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MEMORANDUM 

O:\JOB_FILE\3606\2007 comp\m-3606-steinert.doc 

To: Dwight Steinert 
Planning Associates, Inc. 

Date: August 14, 2008 

From: David S. Shender, P.E. 
Francesca S. Bravo 
Linscott, Law & Greenspan, Engineers 

LLG Ref: 1-053606-1 

Subject: Westfield Fashion Square Expansion Project – Traffic Count Comparison 

 
This memorandum outlines our review of the traffic count data utilized in the traffic 
study and provides a summary of the results of the traffic count comparison 
conducted for the proposed Westfield Fashion Square Expansion Project.   

Summary of Traffic Study Count Data 
LLG Engineers prepared a revised traffic impact study (dated August 5, 2008) 
associated with the proposed Westfield Fashion Square Expansion Project.  Manual 
traffic counts were conducted at the 17 study intersections during the weekday 
morning and afternoon commuter periods (7:00 to 10:00 AM and 3:00 to 6:00 PM) in 
November 2005 while local schools are in session.  The traffic count data were then 
increased at a rate of 2.0 percent (2.0%) per year to reflect year 2007 existing 
conditions.   

Summary of 2007 Count Data  
Subsequent traffic counts at the 17 study intersections were conducted in November 
2007 to determine if the original traffic counts used in the revised traffic impact study 
are reasonably consistent with the 2007 data and therefore remain appropriate for use 
in the traffic study.  As shown in Table A, the 2007 traffic counts (as aggregated over 
the 17 study intersections) were 6.6 percent lower during the AM peak hour and 0.5 
percent lower during the PM peak hour as compared to the adjusted 2005 traffic 
counts used in the traffic study.  These differences are within the normal variations of 
peak hour traffic that can typically be expected on a day-to-day basis (i.e., variation 
of 10% or more can typically be anticipated).  No substantial changes in the traffic 
volumes were observed and thus no new traffic counts or adjustments to the original 
counts were necessary.   

In conclusion, the 2005 adjusted traffic counts are reasonably consistent with the 
2007 counts, and fall within a reasonable range of variability.  As such, the adjusted 
2005 traffic counts used for the traffic study provided a reasonable representation of 
traffic volumes in the study area. 

Please feel free to contact us with any questions or comments. 
 
Attachment 
 
cc: Jonathan Krausche, Westfield Corporation 

Ed Casey, Weston Benshoof Rochefort Rubalcava & MacCuish, LLP 

 



Table A
COMPARISON OF 2005 TRAFFIC STUDY AND 2007 TRAFFIC COUNTS

Westfield Fashion Square Expansion Project

[1] [2] [2] - [1]
PEAK 2007 TRAFFIC 2007 TRAFFIC VOLUME PERCENT
HOUR VOLUMES COUNTS DIFFERENCE DIFFERENCE

AM 59,846 55,905 (3,941) -6.6%

PM 64,192 63,856 (336) -0.5%

[1] Traffic counts taken at the 17 study intersections in November 2005 
and increased by 2% per year to reflect year 2007 conditions.

[2] Traffic counts taken at the 17 study intersections in November 2007.
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ORDINANCE NO. 1 7 0 1 5 1  

An o r d i n a n c e  
Code by amendlng the zoning map. 

r ," 

THE PEOPLE OF T~E CITY OF LOS ANGELES DO ORDAIN AS FOLLOWS: 
. .. . . . 

Section i. Section 12.04 of the Los Angeles Municipal Code is 
hereby amended by changing the zones and zone boundaries shown upon a 
portion of .the zone map a~tached thereto and made a part of Article 2, 
ChapCer i, of the Los Angeles Municipal Code, so that such pQrtlon of 
the zoning map shall be as follows: 

amending Secclon ~2.04 of the Los Angeles Municipal 
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Sec. 2 Pursuant  to Section 12.32-J of the Los Angeles Municipal 

Code, the following limitations are hereby imposed upon the use of that 

property  showl~ in Section 1 hereof which is subject to the "Q" Qualif ied 

classification. 
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(Q) QUALIFIED CONDITIONS'OF APPROVAL 

Sec. 2. Pursuant to Section 12.32-J of the Los Angeles Municipal Code the 
following limitations are hereby imposed upon the use of that property shown 
in Section i hereof which is subject to the "Q" Qualified classification. 

i .  Administration. 

a. Covenant. Prior to the issuance of any permits relative to this 
matter, an agreement concerning all the information contained in 
these conditions shall be recorded in the County Recorder's 
Office�9 The agreement shall run with the land and shall be binding 
on any subsequent property owners, heirs or assigns. The agreement 
must be submitted to the Planning Department for approval before 
being recorded. After recordation, a copy bearing the Recorder's 
number and date shall be provided to the Planning Department. 

b. Approval verification and submittals. Copies of any approvals, 
guarantees or verification of consultations, review or approval, 
plans, etc., as may be required by the subject conditions,, shall be 
provided to the Planning Department for placement in the subject 
file. 

c. Enforcement. Compliance with these conditions and the intent of 
these conditions shall be to the satisfaction of the .Planning 
Department and any other designated agency, or the agency's 
successor, and in accordance with any stated laws or regulations, 
or any amendments thereto. 

2. Environmental. The following conditions are required by proposed 
Mitigated Negative Declaration, MND 94-0240 ZC, for this project. 

a.  Seismic Safety 

I. Recommendations set forth in the geotechnical engineering 
report shall be incorporated into the structural engineering 
design of the project. 

2. The project shah conform to the City's adopted Seismic Safety 
P l a n .  

3. Structures shnll be designed in accordance with Division 23 of 
the Bui].d:i.ng Code and the recommended lateral force 
requirements and commeet@ry of the Structural Engineers 
Association of California. 

b. Air quality. The project shall be provided with an air filtration 
system to improve the air quality for the project's 
tenants/residents. However, this requirement shall not preclude 
the installation of operable windows which permit passive heating 
and cooling. 
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C. Air quality (dust). A dust control plan, including but not limited 
to sprinkler systems, to reduce dust impacts of the subject use on 
the surrounding neighborhood, shall be submitted and implemented. 

d. Air Quality. 

e. 

f. 

g. 

1. Materials such as oil-based architectural coatings, paints and 
asphalt used in construction shall be controlled according to 
SCAQMD regulations. 

2. Streets adjacent to the site must be swept: as needed to remove 
silt which may have accumulated from construction activities. 

3. Equipment. Engines must be maintained in good condition 
according to manufacturer's specification. Construction 
activities shall be scheduled to even out emission peaks. 

4. The site shall be fenced to reduce wlnd-blown dust. 
Construction materials not stored behind temporary fences 
shall be covered. All debris shall be cleaned up daily and 
put into a dumpster, which shall have a lid and the lid shall 
be secured at the end of the day. 

Drainage. Construction of drainage facilities to the satisfaction 
of the City Engineer. 

Noise (Parking Structure - Ramps) Concrete, not metal, shall be 
used for construction of parking ramps. 

Noise (interior - office). Evidence shall be submitted, along with 
the application for the building permit, by a qualified acoustical 
engineer specifying the CNEL contour within which the office 
building will be located and, based on the CNEL contours, the 
construction necessary to achieve an interior noise (Ldn) of 60, in 
the interior office areas of the building. 

h. Lighting. Preparation of an outdoor lighting plan according to 
Department of Bui]ding and Safety standards to insure that the 
light does not adversely affect neighboring residences. 

i. Traffic. Traffic impact mitigation (DOT). The traffic impact 
mitigation measures set forth in the Transportation Department 
communication of August 8, ].994, which is attached as Exhibit No. 
E-5 of the subject report.shall be implemented to the satisfaction 
of the Transportation Department. 
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j. 

k. 

i. 

A parking plan shall be prepared for approval by the Planning 
Department which will provide for new or additional off-street 
parking. 

Parking/driveway plan and loading dock/trash collection plan. A 
parking area and driveway plan, and loading dock/trash collection 
plan shall be prepared for approval by the appropriate District 
Offices of the Bureau of Engineering and the Department of 
Transportation. 

Access. Truck access to the loading dock area (for deliveries) and 
trash collection enclosures for the new department store 
(commercial use) shall not be taken from Riverside Drive. 

m. 

n. 

O. 

p. 

q. 

Fire Department plan approval. Recommendations of the Fire 
Department relative to fire safety, which may include but are not 
limited to access and interior heat sensitive sprinkler systems, 
shall be incorporated into the building plans for the subject 
project, to the satisfaction of the Fire Department. 

Police Department plan approval. Recommendations of the Police 
Department relative to mitigating of" impacts on police services 
shall be approved and implemented to the satisfaction of Police 
Department. Police recommendations may include but are not limited 
to secured parking, security fencing, security lighting, bonded 
security guards, information signs, elevator illumination and 
design, building design and landscaping to reduce potential hiding 
places. 

Energy conservation. The Department of Water and Power and the 
Southern California Gas Company shall be consulted regarding 
feasible energy conservation features which shall be incorporated 
into the design of the project. If the demand on the utilities 
exceeds the available resources, said agencies may postpone new 
connections for the subject project until the power and/or gas 
supply is deemed adequate. 

Water conservation. The Department of Water and Power shall be 
consulted regarding feasible water conservation features which can 
be incorporated into the deslgn of the project. If the demand on 
the water system exceeds the available resources, said agency may 
postpone new connections for the subject project until the water 
capacity is deemed adequate. 

Public facilities/utilities (project postponement authority). 
Impacts of the subject project on sewers, storm drain capacity, 
solid waste disposal and other utilities and facilities may 
contribute to a demand on the system(s) which exceeds the available 
resources. In such event, the agency responsible for the impacted 
facility/utility may cause project to be postponed until the 
system(s) capacity is deemed adequate. 
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3. 

r. Landscaping. All open areas not used for buildings, driveways, 
parking areas, recreational facilities or walks shall be 
attractively landscaped, including an automatic irrigation system, 
and maintained in accordance with a landscape plan prepared by a 
licensed landscape architect or licensed architect. 

S. Archaeological. Prior to issuance of grading or building permits 
for the subject project, a qualified archaeologist shall be 
retained to monitor any subsurface operations, including but not 
limited to grading, excavation, trenching or removal of existing 
features of the subject property. The archaeologist shall be 
authorized to and must halt the project and order reasonable 
protective measures if any significant archaeological resources are 
uncovered. Such authorization shall be in writing, shall be 
recorded by covenant and agreement with the county recorder and 
shall be provided to the Planning Department for placement in the 
subject file prior to issuance of grading or building permits for 
subject project. 

i. A "qualified archaeologist" means securing the services �9 of the 
Center for Public Archaeology of California State University 
at Northridge, the Archaeological Survey of the University of 
California at Los Angeles or a member of the Society of 
Professional Archaeologists. 

ii. In addition to a qualified archaeologist, a representative of 
the local Native Americans shall be retained to assist the 
archaeologist in monitoring all subsurface operations. 
Evidence shall be provided for placement in the subject file, 
prior to issuance of grading or building permits, that the 
representative has been retained. 

iii. Copies of any archaeological survey, study, report of findings 
shall be provided to the Environmental Review Section of the 
Department of City Planning (Room 655, City Hall, Los Angeles, 
California 90012) for incorporation into the City 
archaeological site identification program. 

iv. The archaeologist may not halt a project for more than 90 days 
without the approval of the Planning Department. Such approval 
must be requested by letter from the archaeologist. Said 
letter must be submitted not more than 30 days after the 
project is halted. The letter must be accompanied by 
documentation to support the request and must contain proposed 
measures to protect the site and to allow all or part of the 
project to proceed. 

The total 
Municipal 
mall 

floor area (as defined Jn Section 12.21.1A of the Los Angeles 
Code) of all the main buildings on the applicant's C-zoned 

area ownership as described in 
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4. 

5. 

6. 

.7. 

8. 

9. 

Exhibit "E-6" for the City Plan Case No. 94-0287 ZC on file in the City 
Planning Department shall not exceed 1.5 times the buildable area of 
such ownership. No more than 148,933 square feet of gross leasable area 
shall be added to such ownership. The floor area of all structures on 
the total ownership, exclusive parking, shall not exceed a total gross 
leasable area of 975,000 square feet. No additional development shall 
be permitted on the total ownership. 

At least 60,000 square feet of the gross square footage of the Mall area 
shall be utilized as non-leasable public area. 

Except for the four-level parking structure, the pedestrian bridges to 
the parking structure, the three-story space formerly occupied by I. 
Magnin and the enclosure of the mall, a two-level height limitation 
shall be maintained in the C2, PB, and P Zones within the applicant's 
mall area ownership; In no event shall, any structure exceed 62 feet in 
height within the mall area. 

With the exception of the expanded department store to replace I. 
Magnin, no single tenancy of the applicant's mall area ownership shall 
exceed 20,000 square feet. 

Parking: The applicant shall provide a parking ratio of 4.5 parking 
spaces per 1,000 square feet of gross leasable area for the subject 
property, and that the total nnmber of parking spaces shall not be less 
than 4,388 parking spaces for the total ownership. 

The applicant shall provide direct vehicle ramp access to the third 
level of the parking structure. 

Parking shall be st no cost to customers and employees provided, 
however, that a validation system may be utilized. A parking management 
plan for employee parking, including an identification system for 
employees' vehicles by decal or similar means should be submitted to the 
Planning Department prior to the issuance of the Certificate of 
Occupancy. 

10. Employee Parking. 

1]. 

i. Shall be provided on-site. 

ii. Employees shall not park on adjacent residential streets during the 
hours they are working st the subject facility. 

Parking signage interior to the subject property shall be increased. 
Parking signage fronting the exterior of the property along Woodman and 
Hazeltine Avenues and Riverside Drive shall also be increased. A 
parking signage plan shall be ,prepared to the satisfaction of the 
Department of Transportation and the Planning Department. 
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12. 

13. 

14. 

15. 

]6 .  

17. 

18. 

19. 

20. 

No more than three full, sit-down table service restaurants shall be 
located within the mall area. Only these three full-service restaurants 
shall be permitted to apply for an alcoholic beverage license. No 
separate bar shall be permitted in the restaurants. One full-service 
restaurant is currently existing. The size of each additional permitted 
full-service restaurant shall not exceed 5,000 square feet. 
Entertainment within the restaurants shall be of a low-key character, 
including strolling, violin, mariachis, piano, guitar, harp, combo (the 
foregoing being illustrative and not exhaustive). This condition shall 
not be interpreted as prohibiting other entertainment in any central 
interior court as part of a special event, festive or holiday show. 

In addition to the restaurants permitted by condition No. ii above, a 
food court area shall be permitted within the mall area. The food court 
shall not exceed 5,000 square feet for the food service area and an 
additional maximum of 5,000 square feet for the dining area for such 
food service area (not including public amenity areas such as water 
fountains, pools, or walkways). No liquor, beer or wine shall be served 
within such food area. 

No separate cocktail bars shall be permitted. 

All mall shops shall close no later than ]0:00 p.m., except for special 
sales events. The closing hour of the food court shall be identical to 
the closing hour of the shops. 

Security officers shall be kept on the premises until all restaurants 
and/or the food service area are closed. 

No movie theater shall be permitted. 

No amusement arcade, dance club or disco shall be permitted. 

All lights emanating from second- and third-story windows and the 
parking structure shall he shielded from the view of residential 
properties. Noise from air conditioning units shall be buffered from 
residential properties to the north. 

A community room of approximately 900 square feet, including a 
kitchenette, shall be provided for use by community groups. Provision 
for partition of the room into two separate meeting areas shall be 
made. Notice of the availability of this room shall he posted at the 
ma]l management offices, and annually sent to all recognized community 
groups in the Sherman Oaks area. 

2]. Neighborhood Protection Plan. 

Prior to the issuance of any building permit the property owner shall 
guarantee the necessary funding of a Neighborhood Protection Plan 
through cash or irrevocable letter of credit, payable to the Department 
of Transportation (DOT). The property owner shall covenant and agree to 
submit a preliminary Neighborhood Protection Plan to DOT prior to the 
issuance of any building permit. 
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The Plan shall be prepared to investigate and implement options to 
address concerns in reference to the intrusion of "cut-through" traffic 

�9 into the local residential neighborhoods and the protection of 
pedestrians in the project vicinity. 

No later than the issuance of the first Certificate of Occupancy an 
Implementation Plan for neighborhood protection shall be determined by 
DOT in consultation with the Council office, the applicant and 
representatives of the neighborhood in the project vicinity bounded by 
Magnolia Boulevard on the north, Moorpark Street on the south, Woodman 
Avenue on the east, and Hazeltine Avenue on the west. Measures may be 
implemented prior to the issuance of any certificate of occupancy. 
Other implementation measures shall be based on monitoring of traffic 
conditions after occupancy of the project. The Plan may include, but 
shall not he limited to, traffic control such as turn prohibitions, 
installation of traffic diverters and other measures designed to 
discourage "cut-through" traffic in residential neighborhoods and to 
provide pedestrian related improvements. 

The maximum amount required of the property owner to fund possible 
transportation improvements described in the proposed Neighborhood 
Protection Plan and any additional improvements deemed necessary by 
LADOT is $175,000. Up to $75,000 of such funds may be used by the City 
for the street �9 improvements of Valley Heart Drive. In the event the 
Plan is guaranteed by cash, LADOT shall deposit the monies in an 
interest-bearing account and shall provide the property owner with an 
annual statement reflecting interest earned and payments made. Upon the 
expiration of 5 years after the issuance of the final Certificate of 
Occupancy, the property owner may request a refund from LADOT for any 
unused portion of these funds. However, the refund shall only be 
granted if LADOT and the Fifth District Council Office determine that 
all of the provisions of the Plan have been fully complied with and no 
additional future improvements are necessary. 

22. The applicant shall assist the Department of Transportation to increase 
utilization and/or expand service of the Sherman Oaks "DASH" or other 
para-transit services, evidence of efforts shall be provided to the 
Department of City Planning within one year of project approval. 

23. Landscape plans by a licensed landscape architect depicting existing and 
proposed landscaping along all frontages of the site should be submitted 
to the District Council Office for review and shall he submitted to the 
Planning Department for approval. 

24. 

25. 

Prior to the issuance of any building permit the applicant shall provide 
evidence to the Planning Department that all mitigation measures 
identified in MND 94-0240-ZC have been appropriately incorporated into 
project designs , or included construction contracts. 

Deliveries. All deliveries and loading/unloading and trash collection 
shall be limited to the hours 8 a.m. to 8 p.m., Monday through Friday, 
and i0 a.m. to 4 p.m., Saturday and Sunday. 
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26. 

27. 

28. 

Signage. No illuminated flashing, or animated signs shall be visible 
from adjacent residential neighborhoods. No off-site commercial signs 
shall be permitted at the subject shopping mall. 

The haul route(s) utilized for the exporting of all materials shall be 
approved by the Department of Transportation. 

Roof Structures. All structures, such as air conditioning and heating 
units, elevator and stairwell shafts shall be fully screened from 
residential areas. The equipment and screening shall include noise 
attenuation features and shall be located away from residential 
neighborhoods, as feasible. 

29. Fire Department. 

a. Applicant shall submit plot plans for Fire Department review and 
approval prior to issuance of any building permit. 

b. Adequate off-site public and on-site private fire hydrants shall be 
required. Their number and location to be determined after the 
Fire Department's review of the plot plan. 

C. Daring demolition the Fire Department access will remain clear and 
unobstructed. 

d. Fire lane width shall not be less than 20 feet. When a fire lane 
must accommodate the operation of Fire Department aerial ladder 
apparatus or where fire hydrants are installed, those portions 
shall not be less than 28 feet in width. 

e. Private roadways for general access use shall have a minimum width 
of 20 feet. 

f. No building or portion of a building shall be constructed more than 
150 feet from the edge of a roadway of an improved street, access 
road or designated fire lane. 

30. Maintenance, trash and storage. 

a. The subject property, including the Riverside Drive frontage, and 
any associated parking facilities, shall be maintained in an 
attractive condition and sha]] be kept free of trash and debris. 

b. Open areas devoted to trash storage or other storage shall not be 
located adjacent to a residential use or shall be buffered so as 
not to result in noise, odor or debris impacts on any adjacent 
residential uses. 

C. All outside trash containers on the subject property shall be 
enclosed and shall be located so as not to result in noise or smell 
impacts on any adjacent residential use. 
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31. 

32. 

33. 

34. 

d. Trash shall not be taken outside for deposit in trash bins or 
storage between the hours of 8:00 p.m. and 8:00 a.m. Further, the 
bins shall be locked during those hours. 

e. Trash pick up shall take place only between 8:00 a.m. and 8:00 p.m. 
Monday through Friday, and 10:00 a.m. to 4:00 p.m. Saturday and 
Sunday. 

f. Screening walls shall conceal trash bins; wrought iron gates shall 
be used to gate enclosures. 

Plans. The property shall be developed substantially in accordance with 
the plot plan and plans identified as Exhibit E-6, attached to City Plan 
Case No. 94-0287 on file in the City Planning Department, except as the 
City Council may subsequently approve a modification of the plan(s), or 
as development of the subject property may require modification to meet 
other requirements or provisions of the Municipal Code. 

Plans. Prior to the issuance of building permits, a detailed set of 
complete plot plans showing existing as well as proposed structures, 
including elevations, landscaping plans, plans for the loading and trash 
areas, and driveway plans shall be submitted for approval by the City 
Planning Department. 

Graffiti removal and deterrence. The property owners and all successors 
shall acknowledge the applicability of the graffiti removal and 
deterrence requirements pursuant to Municipal Code Sections 91.8101-F, 
91.8904.1 and 91.1707-E relative to the subject project, particularly 
with regard to the following: 

The first nine feet of exterior walls and doors, measured from 
grade, and all of any walls enclosing the property shall be built 
and maintained with a graffiti resistant finish consisting of 
either a hard, smooth, impermeable surface such as ceramic tile, 
baked enamel or a renewable coating of an approved, anti-graffiti 
material or a combination of both pursuant to Section 91.1707-E; and 

the period for compliance with a graffiti removal order issued by 
the Building and Safety Department is 15 days following which 
period with failure to perform, the City or its contractor is 
empowered to enter the property to remove such graffiti with costs 
accruing to the property owner (9].8904.1); and 

the period for compliance with a subsequent order for a subsequent 
occurrence is three days (91.8904.1.). 

In addition to a, b and e above, exterior walls of new commercial 
and residential buildings of other than glass may be covered with 
clinging vines, screened by oleander trees or similar vegetation 
capable of covering or screening entire walls up to the height of 
at least 9 feet, excluding windows and signs. 

Parking-Building-Phasing. Code-requlred parking shall be provided for 
existing mall retail commercial uses during the construction of the mall 
expansion (new department store). 
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35. 

36. 

37. 

38. 

No commercial activities shall be permitted on the pedestrian bridge(s). 

Noise. 

Structural construction work shall be limited to the hours of 7 
a.m. to 6 p.m., Monday - Friday and 8 a.m to 6 p.m. Saturday. 

Construction contracts shall require project contractors to use 
power construction equipment with noise shielding and muffing 
devices. 

During construction, the project shall comply with applicable 
Section 112.03 of the City Noise Ordinance No. 144,331 and its 
subsequent ordinances. 

Noise barriers such as temporary wooden barrier walls, mufflers and 
noise entrenching devices shall be employed to reduce the intrusive 
construction noise to the fullest extent possible. 

The placement, screening and maintenance of all external mechanical 
equipment shall be designed to ensure that noise levels do not 
exceed standards outlined in Article 2 of the City's Noise 
Ordinance 144,331, ]61,574 and their subsequent ordinances at 
adjacent uses. 

Riverside Drive Frontage. The applicant shall improve the Riverside 
Drive frontage of the mall in conformance with the 
landscaping/renovation plan on the file, Exhibit E-6. The plan shall 
include, hut not be limited to: the planting of 37 new trees and 125 
shrubs along the south side of Riverside Drive; screen walls shall be 
raised so that trash bins are concealed; chain link fences and gates 
shall be replaced with wrought iron fencing and gates to screen loading 
docks and trash areas; transformer and other equipment will he screened 
by wrought iron fencing and landscaped; and damaged stucco will be 
repaired and the frontage will be repainted. 

Prior to the issuance of any building permits, the applicant shall 
submit detailed plans in substantial conformance with Exhibit E-6 
attached to the file, for the loading dock and trash collection areas 
for the new department store, with truck access to the loading dock area 
and trash collection enclosures for the new department store not be 
taken from Riverside Drive, and plans for the inclusion and 
implementation of the applicant's landscaping/renovation on Riverside 
Drive, including a landscape plan with a timetable for achieving 
screening of the Riverside Drive frontage with mature plants in 
conformance with Exhibit E-6, attached to the file, to the Planning 
Department for review and approval consistent with Section 2.5 a-d of 
the Planning Commission's adopted Site Plan Review Guidelines, 
addressing on-site circulation and access including driveway location, 
loading docks, trash collection areas, and sanitation and delivery 
vehicles. 

The applicant shall also record a mitigation monitoring agreement on the 
appropriate form and in a manner satisfactory to the Planning Department 
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39. 

providing for an annual review for a period of three years to verify 
compliance with the required landscaping, screening and maintenance of 
landscape on the Riverside Drive frontage. 

The Department of Transportation may identify and require future 
trafflc-related improvements in the area generally bounded by Magnolia 
Boulevard, Woodman Avenue, Moorpark Street and Hazeltine Avenue. A 
bond, or other instrument, shall be posted in the amount of $50,000 
prior to the issuance of a certificate of occupancy. (A B permit or 
other permit may be required by the Bureau of Engineering and/or the 
Department of Transportation). The Department of Transportation may 
impose such conditions during and up to a period of not to exceed three 
years. 
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Sec .................................. The City Clerk shall certify to the-passage of this 
ordinance and cause the same to be published in some daily newspaper printcd and 
published in the City of Los Angeles. 

I hereby certify that the foregoing ordinance was passed by the Council of the 

City of LOS Angeles, at its meeting of ...... N 0.V..2_.9._1.9.9 4 .............. 

Approved DEC 0(~ I - ~  Deputy. 

Approved as to Form and Legality 

j;~~it:i:i;~i:ii~:6~yXtto;;;~; ........ 

B y  . . . . . . . . . . . . . . . . . . . .  
Deputy. 

File N o....~'.....~..,~.a~..O.../..~... ..... 

eNs t~2c/e2-1 12/~f 

City Clerk Form23 

Pursuant to Sec. 97.8 of the City Charter, 
approval of this ordinance recommended 
for the City Ptanning C o m m i s s i o ~  

NOY 2 3 1994 



 
 
 
 
 
 
 
 



 
FASHION SQUARE EXPANSION PROJECT  
ENV 2007-9914-EIR   

 
APPENDIX M 

 
 

MITIGATION MONITORING PROGRAM 
 



 
 
 
 
 
 
 
 



 
FASHION SQUARE EXPANSION PROJECT MITIGATION MEASURING PROGRAM 
ENV 2007-9914-EIR  
 

 
 

- 1 - 

 
MITIGATION MONITORING PROGRAM 

 
 
AESTHETICS AND VISUAL RESOURCES 
 
MM AES-1:  As required by LAMC Section 12.40, the site will be required to prepare a 

Landscape Plan which will address replacement of removed trees. 
 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:   Department of Building and Safety 
 Enforcement Agency:   Department of City Planning 
 
MM AES-2:  The owners shall maintain the subject property clean and free of debris and 

rubbish and to promptly remove any graffiti from the walls, pursuant to 
LAMC Sections 91.8101-F, 91.8904-1, and 91.1707-E. 

 
 Monitoring Phase:    Occupancy 
  Monitoring Agency:   Department of Building and Safety 
 Enforcement Agency:   Department of City Planning 
 
MM AES-3:  A minimum of one 24-inch box tree (minimum diameter of two inches and a 

height of eight feet at the time of planting) shall be planted for every four new 
surface parking spaces. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
 Enforcement Agency:   Department of City Planning 
 
MM AES-4:  The Final Expansion Project Landscape Plan, which will be reviewed and 

approved by the City of Los Angeles, shall incorporate clinging vines and 
bamboo screening, which provide a variety of textures and colors, along 
exterior walls visible along the Riverside Drive and Hazeltine Avenue 
frontages.  

 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:   Department of Building and Safety 
 Enforcement Agency:   Department of City Planning 
 
MM AES-5:  The Final Expansion Project Landscape Plan shall include the installation of 

healthy mature trees for all replacement trees and new landscaping along 
Riverside Drive. 

 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:   Department of Building and Safety 
 Enforcement Agency:   Department of City Planning 
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MM AES-6:  New project landscaping along Riverside Drive would provide an opportunity 

to visually activate this frontage and minimize building massing.  A 
combination of landscape, hardscape, and building finish elements would 
create a vibrant urban atmosphere that offers more pedestrian-friendly linear 
banding and gives a fresh, updated look to the shopping center.  The 
landscape plan would incorporate specimen accent plantings, including 
distinctive palms, large canopy trees, evergreens, seasonal color trees and bold 
median plantings. The landscape concept also incorporates various hardscape 
features, including the integration of street furnishings along the Riverside 
Drive frontage.  Street furnishings, including treated wood benches and cast-
in-place concrete seating with integral lighting and water features, would add 
to the visual interest and appeal of this frontage. 

 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:   Department of Building and Safety 
 Enforcement Agency:   Department of City Planning 
 
MM AES-7:  Directional and security lighting will be required for safety purposes.  

Through a new plan, lighting can enhance safety along the Riverside Drive 
and Hazeltine Avenue frontages and add to the perceived security of the 
neighborhood in general.  Lighting would be incorporated into the streetscape 
environment at several levels, including the use of bollards, wall reveals, 
seating areas, and crosswalks.  The use of plaza strip lighting will afford 
additional security lighting but with a park-like feel and without significant 
light intrusion to the surrounding neighborhood.  As consistent with safety 
concerns, the Proposed Project will incorporate low-level lighting that is 
directed downward and shielded to prevent spillover of light toward sensitive 
uses.   

 
 Monitoring Phase:    Occupancy 
  Monitoring Agency:   Department of Building and Safety 
 Enforcement Agency:   Department of City Planning 
 
MM AES-8:  The Riverside Drive building surfaces would be refreshed with a new graphic 

design treatment that would consist of small visual mosaics of color and 
pattern that effectively serve to visually minimize the massing of the long 
linear wall along the frontage. It is intended that a combination of 
landscaping, hardscaping and building finish elements would create a vibrant 
urban atmosphere that offers more pedestrian-friendly linear banding and 
gives a fresh, updated look to the shopping center. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
 Enforcement Agency:   Department of City Planning 
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MM AES-9:  All open areas not used for buildings, driveways, parking areas, recreational 
facilities or walks shall be attractively landscaped and maintained in 
accordance with a landscape plan, including an automatic irrigation plan, 
prepared by a licensed landscape architect to the satisfaction of the Planning 
Department. 

 
 Monitoring Phase:    Occupancy 
  Monitoring Agency:   Department of Building and Safety 
 Enforcement Agency:   Department of City Planning 
 
MM AES-10:  The trees shall be dispersed within the parking area so as to shade the surface 

parking area and shall be protected by a minimum 6-inch high curb and 
landscaping.  

 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
 Enforcement Agency:   Department of City Planning 
 
MM AES-11:  Outdoor lighting shall be designed and installed with shielding, so that the 

light sources for the Proposed Project are shielded from spillover to adjacent 
residential properties. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
 Enforcement Agency:   Department of City Planning 
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MITIGATION MONITORING PROGRAM 

 
 
AIR QUALITY 
 
MM AQ-1: The Proposed Project will comply with applicable CARB regulations and 

standards.  CARB is responsible for setting emission standards for vehicles sold 
in California and for other emission sources, such as consumer products and 
certain off-road equipment. CARB oversees the functions of local air pollution 
control districts and air quality management districts, which in turn administer air 
quality activities at the regional and county levels. 

 
  Monitoring Phase:    Pre-construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-2: The Proposed Project will comply with applicable SCAQMD regulations and 

standards.  The SCAQMD is responsible for monitoring air quality, as well as 
planning, implementing, and enforcing programs designed to attain and maintain 
State and federal ambient air quality standards in the district.  Programs that were 
developed include air quality rules and regulations that regulate stationary 
sources, area sources, point sources, and certain mobile source emissions.  
SCAQMD is also responsible for establishing stationary source permitting 
requirements and for ensuring that new, modified, or relocated stationary sources 
do not create net emission increases.  

 
 Monitoring Phase:    Pre-construction, Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-3: The Proposed Project will be designed to reduce exposure of sensitive receptors to 

excessive levels of air quality.  The Proposed Project is designed and will be built 
and operated in a manner consistent with the requirements to achieve Leadership 
in Energy and Environmental Design (LEED) certification from the United States 
Green Building Council.1  LEED is a green building rating system that was 
designed to guide and distinguish high-performance commercial projects.  LEED 
promotes a whole-building approach to sustainability by recognizing performance 
in five key areas of human and environmental health: sustainable site 
development, water savings, energy efficiency, materials selection, and indoor 
environmental quality.  The Proposed Project will implement a variety of design 
and operational features to achieve LEED certification.  As a result, the Proposed 
Project would be proactive in reducing GHG emissions.  Examples of design 

                                                 
1 U.S. Green Building Council (USGBC). 2008. LEED for New Construction v2.2 Registered Project Checklist. 19 May 2008 
<http://www.usgbc.org/DisplayPage.aspx?CMSPageID= 220#v2.2>. 
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features to be implemented for the Proposed Project in order to achieve LEED 
certification include, but are not limited to, the following or their equivalent: 

 
• A construction activity pollution prevention program. 

• Encouraging the use of mass transit. 

• Providing transportation amenities, such as alternative fueling stations, 
carpool/vanpool programs, bicycle racks, and showering/changing facilities. 

• Implementing a stormwater management plan that reduces impervious cover, 
promotes infiltration, and captures and treats the stormwater runoff from 90 
percent of the average annual rainfall using acceptable best management 
practices. 

• Adopting site lighting criteria to maintain safe light levels while avoiding off-
site lighting and night sky pollution, minimizing site lighting where possible, 
and reducing light pollution. 

• Providing tenants with a description of the sustainable design and construction 
features incorporated in the core and shell project. 

• Using high-efficiency irrigation technology or reducing potable water 
consumption for irrigation by 50 percent by using a combination of plant 
species factor, irrigation efficiency, use of captured rainwater, use of recycled 
wastewater, and use of water treated and conveyed by public agency 
specifically for non-potable uses. 

• Employing strategies that, in aggregate, use 20 percent less water than the 
water use baseline calculated for the building (not including irrigation) after 
meeting the Energy Policy Act of 1992 fixture performance requirements. 

• Designing the building envelope and building system to maximize energy 
performance. 

• Selecting refrigerants that reduce ozone depletion while minimizing direct 
contributions to global warming. 

• Implementing a construction waste management plan that identifies the 
materials to be diverted from disposal and whether the materials will be sorted 
on-site or commingled. The waste management plan would include recycling 
and/or salvaging at least 50 percent of non-hazardous construction and 
demolition debris. 

• Using materials with recycled content such that the sum of post-consumer 
recycled content plus one-half of the pre-consumer content constitutes at least 
ten percent of the total value of the materials in the project. 

• Using a minimum of ten percent of the total materials value on building 
materials or products extracted, harvested, or recovered and manufactured 
within 500 miles of the project site. 
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• Adopting an indoor air quality management plan to protect the HVAC system 
during construction, control pollutant sources, and interrupt contamination 
pathways. 

• Specifying low-volatile organic compounds paints and coatings in 
construction documents. 

• Designing the building with the capability for occupant controls for airflow, 
temperature and ventilation. Strategies will include underfloor HVAC systems 
with individual diffusers, displacement ventilation systems with control 
devices, and ventilation walls and mullions. 

  Monitoring Phase:    Pre-construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-4:  The Proposed Project would install carbon monoxide and airflow measurement 

equipment that would transfer the information to the HVAC system and/or 
Building Automation System to trigger corrective action, if applicable, and/or use 
the measurement equipment to trigger alarms that inform building operators or 
occupants of a possible deficiency in outdoor air delivery.  Installation of such a 
system in areas where carbon monoxide concentrations may escalate (such as in 
the vicinity of loading docks or valet parking drop-offs) would improve both 
indoor and localized “hotspot” air quality. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-5:  The Proposed Project would provide bicycle racks at a ratio of 2% of the total 

number of parking spaces on-site, as well as lockers, changing rooms and showers 
inside the shopping center.  A minimum of 20 additional bicycle spaces (in racks) 
would be provided at multiple locations through out the site.  Four showers (two 
per each gender) would be provided in a dedicated shower facility area.  Lockers 
would be provided in conjunction with the shower facilities. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-6: The Proposed Project would provide a shuttle service connecting the site to a 

nearby Orange Line station (e.g., Van Nuys Boulevard).  This service could be 
provided by either the provision of a private shuttle or the funding of extended 
hours for the existing Los Angeles Department of Transportation (LADOT) 
DASH line.  The Orange Line shuttle would complement existing transit services 
(i.e., the LADOT DASH service) such that the shuttle would operate during hours 
when other public transit services connecting the site to the Orange Line are not 
available (e.g., during weekdays evenings and general weekend hours).  The 



 
FASHION SQUARE EXPANSION PROJECT MITIGATION MEASURING PROGRAM 
ENV 2007-9914-EIR  
 

 
 

- 7 - 

shuttle would operate during regular shopping center hours corresponding with 
periods of peak parking demand at the site and peak holiday season demand (i.e., 
everyday during the holiday shopping period between November 15 and January 
1, and every Saturday/Sunday throughout the year). 

 
 Monitoring Phase:    Occupancy 
  Monitoring Agency:   LADOT 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-7:  During construction activity, water or a stabilizing agent shall be applied to 

exposed surfaces in sufficient quantity to prevent generation of dust plumes.  
 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-8:  During construction activity, track-out shall not extend 25 feet or more from any 

active construction operations, and track-out shall be removed at the conclusion of 
each workday. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-9:  During construction activity, a wheel washing system shall be installed and used 

to remove bulk material from tires and vehicle undercarriages before vehicles exit 
the project site.   

 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-10:  All haul trucks hauling soil, sand, and other loose materials shall maintain at least 

six inches of freeboard in accordance with California Vehicle Code Section 
23114, and such trucks shall be covered (e.g., with tarps or other enclosures that 
would reduce fugitive dust emissions). 

 
  Monitoring Phase:    Construction 
  Monitoring Agency:  Department of Building and Safety, Department of   
              Public Works-Bureau of Street Services 
  Enforcement Agency:   Department of Building and Safety, Department of  
        Public Works-Bureau of Street Services. 
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MM AQ-11:  During construction activity, traffic speeds on unpaved roads shall be limited to 
15 miles per hour. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District. 
 
MM AQ-12:  During construction activity, operations on unpaved surfaces shall be suspended 

when winds exceed 25 miles per hour. 
 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-13:  Heavy equipment operations shall be suspended during first and second stage 

smog alerts. 
 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-14:  On-site stock piles of debris, dirt, or rusty materials shall be covered or watered at 

least twice per day. 
 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
MM AQ-15 Heavy-duty equipment shall be equipped with a diesel oxidation catalyst capable 

of reducing NOX emissions by 40 percent. 
 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-16 Contractors shall maintain equipment and vehicle engines in good condition and 

in proper tune per manufacturers’ specifications. 
 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
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MM AQ-17 Contractors shall utilize electricity from power poles rather than temporary diesel 
or gasoline generators, as feasible. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-18 Heavy-duty construction shall be prohibited from idling in excess of five minutes, 

both on- and off-site, to be consistent with State law. 
 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-19 Construction parking shall be configured to minimize traffic interference. 
 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
 
MM AQ-20 Construction activity that affects traffic flow on the arterial system shall be 

limited to off-peak hours, as feasible. 
 
 Monitoring Phase:    Construction 
  Monitoring Agency:   Department of Building and Safety 
  Enforcement Agency:   South Coast Air Quality Management District 
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MITIGATION MONITORING PROGRAM 

 
 
GEOLOGY AND SOILS 
 
MM GEO-1: Design and construction of the project shall conform to the Uniform Building 

Code seismic standards as approved by the Department of Building and 
Safety. 

 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-2:  All grading and earthwork shall be performed in accordance with the Grading 

Ordinances of the City of Los Angeles and the applicable portions of the 
General Earthwork Specifications in an approved Geotechnical Report. 

 
  Monitoring Phase:    Pre-construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-3: All earthwork and construction shall be completed in accordance with 

mitigation as defined in Public Resources Code Section 2693(c) to ensure that 
issues of potential liquefaction are addressed. 

 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-4:  To address potential soil settlement, all new building construction shall be 

supported on deep foundations. Design values for drilled piles shall be 
consistent with the recommendations of the approved Geotechnical Report. 

 
 Monitoring Phase:              Pre-construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-5:  To address potential stability concerns due to buried structures, such as 

footings, septic systems, backfilled excavations, and utility lines. Any buried 
structures should be properly removed and the resulting excavations 
backfilled with engineered fill.  Any other buried structures encountered 
during construction should be removed and backfilled in accordance with the 
recommendations of the Soils Engineer. The site should be inspected for 
possible buried fill material, using heavy excavating equipment. If loose fill 
material is encountered, excavations should extend to native ground. The 
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exposed native subgrade should be scarified to a minimum of 6 inches, 
moisture-conditioned as necessary, and recompacted to a minimum of 90 
percent of maximum density based on ASTM Test Method D1557. Limits of 
recompaction should extend 5 feet beyond structural elements. Prior to fill 
placement, a qualified geotechnical engineer shall inspect the bottom of the 
excavation to verify no additional excavation will be required. 

 
Any buried structures or loosely backfilled excavations encountered during 
construction should be properly removed and the resulting excavations 
backfilled with engineered fill. Excavations, depressions, or soft and pliant 
areas extending below planned finished subgrade levels should be cleaned to 
firm, undisturbed soil and backfilled with engineered fill. In general, any 
septic tanks, debris pits, cesspools, or similar structures should be entirely 
removed. Concrete footings should be removed to an equivalent depth of at 
least 3 feet below proposed footing elevations or as recommended by the Soils 
Engineer. Any other buried structures should be removed in accordance with 
the recommendations of the Soils Engineer. The resulting excavations should 
be backfilled with engineered fill. 

 
 Monitoring Phase:               Pre-construction, Construction 
  Monitoring Agency:     Department of Building and Safety 
  Enforcement Agency:    Department of Building and Safety 
 
MM GEO-6:  Any fill material encountered within proposed pavement areas shall be 

removed and/or recompacted. The fill material shall be moisture-conditioned 
to near optimum moisture and compacted to a minimum of 90 percent of 
maximum density based on ASTM Test Method D1557.  At a minimum it is 
recommended that the upper 12 inches of subgrade soil be moisture-
conditioned to at or above optimum moisture and recompacted to a minimum 
of 90 percent of maximum density based on ASTM Test Method D1557. 

 
 Monitoring Phase:    Pre-construction, Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-7:  To minimize the potential soil movement, the upper 24 inches of soil within 

the building slab and exterior flatwork areas shall be replaced with "non-
expansive" soils (with El<20). 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
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MM GEO-8:  To minimize seismic-induced settlements, foundations shallower than 30 feet 
shall be designed to tolerate seismic settlements of one-half inch total and 
one-quarter inch differential over a distance of 50 feet. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-9:  To address cohesionless sandy soil conditions, shoring or sloping back trench 

sidewalls shall be required within these loose cohesionless soils. 
 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
  
MM GEO-10:  If groundwater is encountered during the course of earthwork at the project 

site and subgrade soils appear to become saturated, "pump," or not respond to 
densification techniques, remedial measures as prescribed by a qualified 
geotechnical engineer shall be employed.  Groundwater remedial measures 
include: discing and aerating the soil during dry weather; mixing the soil with 
dryer materials; removing and replacing the soil with an approved fill 
material; or mixing the soil with an approved lime or cement product.  

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-11:  General site clearing shall include removal of vegetation and existing utilities; 

structures; including foundations basement walls and floors; existing 
stockpiled soil; trees and associated root systems; rubble; rubbish; and any 
loose and/or saturated materials.  Site stripping shall extend to a minimum 
depth of 2 to 4 inches, or until all organics in excess of 3 percent by volume 
are removed.  Deeper stripping may be required in localized areas.  These 
materials will not be suitable for reuse as engineered fill, however, stripped 
topsoil may be stockpiled and reused in landscape or non-structural areas. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-12:  The upper 24 inches of soil within proposed building and exterior flatwork 

areas shall consist of non-expansive engineered fill. The intent is to support 
the proposed slab-on-grade and exterior flatwork areas with 24 inches of non-
expansive fill. The non-expansive fill material should be a well-graded silty 
sand or sandy silt soil.  A clean sand or very sandy soil is not acceptable for 
this purpose.  A sandy soil will allow the surface water to drain into the 
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expansive clayey soils below, which may result in soil swelling. Imported fill 
should be approved by the Soils Engineer prior to placement.  The fill shall be 
placed as specified as engineered fill. 

 
The organic-free, on-site, upper soils are predominately silty sand and sandy 
silt with various amount of clay. Some of these soils may be suitable for reuse 
as non-expansive engineered fill, provided they are cleansed of excessive 
organics and debris. The soils with Expansion Index greater than 20 shall not 
be used within the upper 24 inches of the building pad and exterior flatwork 
areas. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-13:  Within the proposed pavement areas, the upper 12 inches of subgrade soil 

shall be moisture-conditioned to near optimum moisture and recompacted to a 
minimum of 90 percent of maximum density based on ASTM D1557 Test 
Method. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-14:  The upper soils, during wet winter months, may become very moist due to the 

absorptive characteristics of the soil. Earthwork operations performed during 
winter months may encounter very moist unstable soils, which may require 
removal to grade a stable building foundation. Project site winterization 
consisting of placement of aggregate base and protecting exposed soils during 
the construction phase shall be performed. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-15:  A qualified geotechnical engineer shall be present during all site clearing and 

grading operations to test and observe earthwork construction, as acceptance 
of earthwork construction is dependent upon compaction and stability of the 
material. The Soils Engineer shall reject any material that does not meet 
compaction and stability requirements.  

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
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MM GEO-16:  The preferred materials specified for engineered fill are suitable for most 
applications with the exception of exposure to erosion. Project site 
winterization and protection of exposed soils during the construction phase 
shall be the sole responsibility of the contractor, since he has complete control 
of the project site at that time. Imported non-expansive fill shall consist of a 
well-graded, slightly cohesive, fine silty sand or sandy silt soil, with relatively 
impervious characteristics when compacted. This material shall be approved 
by the Soils Engineer prior to use and shall typically possess the following 
characteristics: 

 
Fill soils shall be placed in lifts approximately 6 inches thick, moisture-
conditioned as necessary, and compacted to achieve at least 90 percent of 
maximum density as determined by ASTM D1577 Test Method. Additional 
lifts shall not be placed if the previous lift did not meet the required dry 
density or if soil conditions are not stable. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-17: All excavations shall comply with the current OSHA requirements. All cuts 

greater than 3 feet in depth should be sloped or shored. Temporary 
excavations should be sloped at 1:1 (horizontal to vertical) or flatter, up to a 
maximum depth of 10 feet. Heavy construction equipment, building materials, 
excavated soil, and vehicular traffic should not be allowed within five feet of 
the top (edge) of the excavation. 

 
Where sloped excavations are not feasible due to site constraints, excavations 
shall require shoring.  The design of the temporary shoring shall take into 
account lateral pressures exerted by the adjacent soil, and, where anticipated, 
surcharge loads due to adjacent buildings and any construction equipment or 
traffic expected to operate alongside the excavation. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-18:  To maintain the desired support for existing or new foundations, new utility 

trenches shall be located such that the base of the trench excavation is located 
above an imaginary plane having an inclination of 1.0 horizontal to 1.0 
vertical, extending downward from the bottom edge of the adjacent footing.  
Utility trenches shall be excavated according to accepted engineering 
practices following OSHA standards by a contractor experienced in such 
work. The responsibility for the safety of open trenches should be borne by 
the contractor. Traffic and vibration adjacent to trench walls should be kept to 
a minimum; cyclic wetting and drying of excavation side slopes should be 
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avoided. Depending upon the location and depth of some utility trenches, 
groundwater flow into open excavations could be experienced, especially 
during or shortly following periods of precipitation. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-19:  With the exception of specific requirements of the local utility companies or 

building department, pipe bedding and shading shall consist of clean medium-
grained sand. The sand shall be placed in a damp state and should be 
compacted by mechanical means prior to the placement of backfill soils. 
Above the pipe zone, underground utility trenches shall be backfilled with 
either free-draining sand, on-site soil or approved imported soil. The trench 
backfill shall be compacted to at least 90 percent relative compaction. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-20: Concrete slab-on-grade floors shall be underlain by a water vapor retarder. 

The water vapor retarder shall be installed in accordance with ASTM 
Specification E 1643-98.  In addition, utility trenches within the structure shall 
be compacted to minimize the transmission of moisture through the utility 
trench backfill.  

 
 Monitoring Phase:         Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-21:  Positive drainage shall be established away from the structure and shall be 

maintained throughout the life of the structure.  Ponding of water shall not be 
allowed adjacent to the structure. Over-irrigation within landscaped areas 
adjacent to the structure shall not be performed. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
 
MM GEO-22:  Retaining walls shall be constructed according to the recommendations of the 

approved Geotechnical Report.   
 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Building and Safety 
  Enforcement Agency:   Department of Building and Safety 
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MITIGATION MONITORING PROGRAM 

 
 
HAZARDOUS MATERIALS AND MAN-MADE HAZARDS 
 
Mitigation Measures identified in Section IV: Environmental Impact Analysis: E-Water 
Resources, will serve to reduce or eliminate potential environmental concerns related to 
hazardous materials and man-made hazards.  In addition, the following Mitigation Measures are 
recommended: 
 
MM HAZ-1:  The Proposed Project shall comply with SCAQMD Rule 1403 regulating the 

removal of ACMs from on-site buildings. 
 
      Monitoring Phase:    Construction 
      Monitoring Agency:    Department of Building and Safety 
      Enforcement Agency:   Department of Building and Safety 
 
MM HAZ-2:  The Proposed Project shall comply with Construction Safety Orders 1532.1 

(pertaining to lead) from Title 8 of the California Code of Regulations as well 
as other applicable federal, state and local rules and regulations. 

 
     Monitoring Phase:    Pre-construction 
      Monitoring Agency:    Department of Building and Safety 
      Enforcement Agency:   Department of Building and Safety 
 
MM HAZ-3:  Prior to the issuance of the demolition permit, the applicant shall provide a 

letter to the Department of Building and Safety from a qualified asbestos 
abatement consultant that no ACMs are present in the portion of the building 
to be demolished. If ACMs are found to be present, the applicant shall abate 
such ACMs in compliance with the South Coast Air Quality Management 
District’s Rule 1403 as well as other applicable federal, state and local rules 
and regulations. 

 
     Monitoring Phase:    Pre-construction 
      Monitoring Agency:    Department of Building and Safety 
      Enforcement Agency:   Department of Building and safety 
 
MM HAZ-4:  Prior to the issuance of the demolition permit, the applicant shall provide a 

letter to the Department of Building and Safety from a qualified lead-paint 
abatement consultant that no lead-based paint is present in the portion of the 
building to be demolished.  If lead-based paint is found to be present, it shall 
be abated in compliance with Construction Safety Orders 1532.1(pertaining to 
lead) from Title 8 of the California Code of Regulations as well as other 
applicable federal, state and local rules and regulations. 
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     Monitoring Phase:    Pre-construction 
      Monitoring Agency:    Department of Building and Safety 
      Enforcement Agency:  Department of Building and Safety 
 
MM HAZ-5:  Prior to issuance of the Certificate of Occupancy the applicant shall provide a 

letter from the Fire Department stating that the LAFD has permitted the 
facility’s use, storage and creation of hazardous wastes. 

 
     Monitoring Phase:    Pre-construction 
      Monitoring Agency:    Department of Building and Safety 
      Enforcement Agency:   Department of Building and Safety 
 
MM HAZ-6:  All 55-gallon drums on site shall be stored in secondary containment to 

prevent any accidental spills or leaks. 
 
     Monitoring Phase:    Construction, Occupancy 
      Monitoring Agency:    Department of Building and Safety 
      Enforcement Agency:   Department of Building and Safety 
 
MM HAZ-7:  Hazardous materials generated, as a result of routine maintenance of 

equipment shall be disposed of in accordance with legal disposal procedures. 
 
     Monitoring Phase:    Construction, Occupancy 
      Monitoring Agency:    Department of Building and Safety 
      Enforcement Agency:   Department of building and Safety 
 



 
FASHION SQUARE EXPANSION PROJECT MITIGATION MEASURING PROGRAM 
ENV 2007-9914-EIR  
 

 
 

- 18 - 

 
MITIGATION MONITORING PROGRAM 

 
 
WATER RESOURCES: HYDROLOGY/WATER QUALITY 
 
MM WR-1:  The Proposed Project will comply with provisions of the City of Los Angeles 

Development Best Management Practices Handbook, Part A Construction 
Activities (3rd Edition), adopted by the Los Angeles Board of Public Works on 
September 29, 2004, and associated ordinances, which have specific minimum 
BMP requirements for all construction activities and require that construction 
projects with one acre or greater of disturbed soil prepare a SWPPP and file a 
NOI to comply with the State NPDES General Construction Permit with the 
SWRCB. 

 
     Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of Public Works 
     Enforcement Agency:   Department of Public Works 
 
MM WR-2:  The Proposed Project will comply with City of Los Angeles Ordinance No. 

172,176 and Ordinance No. 173,494, which specify Stormwater and Urban 
Runoff Pollution Control requiring the application of Best Management Practices 
(BMPs), and the LAMC, Chapter IX, Division 70, which addresses grading, 
excavations, and fills. The Proposed Project will meet the applicable requirements 
of the Standard Urban Stormwater Mitigation Plan (SUSMP) approved by Los 
Angeles Regional Water Quality Control Board (LARWQCB), including the 
sections related to commercial development and the restaurant industry. The 
following LARWQCB list of stormwater pollution control measures for 
commercial and restaurant development is required: 

 
For Commercial development (Lot size 100,000 square feet) 

 
●  Project applicants are required to implement stormwater BMPs to retain or treat the 

runoff from a storm event producing 3/4 inch of rainfall in a 24 hour period. The 
design of structural BMPs shall be in accordance with the Development Best 
Management Practices Handbook Part B Planning Activities. A signed certificate 
from a California licensed civil engineer or licensed architect that the proposed BMPs 
meet this numerical threshold standard is required. 

●  Post development peak stormwater runoff discharge rates shall not exceed the 
estimated pre-development rates for developments where the increased peak 
stormwater discharge rate will result in increased potential for downstream erosion. 

●  Concentrate or cluster development on portions of a site while leaving the remaining 
land in a natural undisturbed condition.  

●  Limit clearing and grading of native vegetation at the project site to the minimum 
needed to build lots, allow access, and provide fire protection. 
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●  Maximize trees and other vegetation at each site by planting additional vegetation, 
clustering tree areas, and promoting the use of native and/or drought tolerant plants. 

●  Reduce impervious surface area by using permeable pavement materials where 
appropriate, including: pervious concrete/asphalt; unit pavers, i.e. turf block; and 
granular materials, i.e. crushed aggregates, cobbles. 

   ●  Promote natural vegetation by using parking lot islands and other landscaped areas. 
   ●  Preserve riparian areas and wetlands. 

●  Cover loading dock areas or design drainage to minimize run-on and run-off of 
stormwater. 

●  Direct connections to storm drains from depressed loading docks (truck wells) are 
prohibited. 

●  Repair/maintenance bays must be indoors or designed in such a way that doesn't 
allow stormwater run-on or contact with storm water run-off. 

●  Vehicle/equipment wash areas must be self-contained and/or covered, equipped with 
a clarifier, or other pretreatment facility, and properly connected to the sanitary 
sewer. 

●  Any connection to the sanitary sewer must have authorization from the Bureau of 
Sanitation. 

●  The following activities are to be conducted under proper cover with drain routed to 
the sanitary sewer: 

    ○  Storage of industrial wastes 
    ○  Handling or storage of hazardous wastes 
    ○  Metal fabrication or pre-cast concrete fabrication 
    ○  Welding, cutting or assembly 
    ○  Painting, coating or finishing 

●  Reduce impervious surface area by using permeable pavement materials where 
appropriate including pervious concrete, unit pavers, and granular materials. 

●  Store above ground liquid storage tanks (drums and dumpsters) in areas with 
impervious surfaces in order to contain leaks and spills. Install a secondary 
containment system such as berms, dikes, liners, vaults, and double-wall tanks. 
Where used oil or dangerous waste is stored, a dead-end sump should be installed in 
the drain. 

●  Toxic wastes must be discarded at a licensed regulated disposal site. Store trash 
dumpsters either under cover and with drains routed to the sanitary sewer or use non-
leaking and water-tight dumpsters with lids. Use drip pans or absorbent materials 
whenever grease containers are emptied. Wash containers in an area with properly 
connected sanitary sewer. 

   ●  Reduce and recycle wastes, including paper, glass, aluminum, oil and grease. 
●  Reduce the use of hazardous materials and waste by using detergent-based or water-

based cleaning systems, and avoid chlorinated compounds, petroleum distillates, 
phenols, and formaldehyde. 

   ●  Convey runoff safely from the tops of slopes and stabilize disturbed slopes. 
   ●  Utilize natural drainage systems to the maximum extent practicable. 

●  Control or reduce or eliminate flow to natural drainage systems to the maximum 
extent practicable. 

   ●  Stabilize permanent channel crossings. 
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●  Protect slopes and channels and reduce run-off velocities by complying with Chapter 
IX, Division 70 of the Los Angeles Municipal Code and utilizing vegetation (grass, 
shrubs, vines, ground covers, and trees) to provide long-term stabilization of soil. 

●  Cleaning of vehicles and equipment to be performed within designated covered or 
bermed wash area paved with Portland concrete, sloped for wash water collection, 
and with a pretreatment facility for wash water before discharging to properly connect 
sanitary sewer with a CPI type oil/water separator. The separator unit must be 
designed to handle the quantity of flows, removed for cleaning on a regular basis (at 
least twice a year) to remove any solids, and the oil absorbent pads must be replaced 
regularly, once in fall just before the wet season, and in accordance with 
manufacturer specifications. 

●  All storm drain inlets and catch basins within the project area must be stenciled with 
prohibitive language (such as "NO DUMPING - DRAINS TO THE OCEAN") and/or 
graphical icons to discourage illegal dumping. 

●  Signs and prohibitive language and/or graphical icons, which prohibit illegal 
dumping, must be posted at public access points along channels and creeks within the 
project area. 

   ●  Legibility of stencils and signs must be maintained. 
   ●  Materials with the potential to contaminate stormwater must be:  

○  Placed in an enclosure such as, but not limited to, a cabinet, shed or similar 
stormwater conveyance system; or 

    ○  Protected by secondary containment structures such as berms, dikes or curbs. 
●  The storage area must be paved and sufficiently impervious to contain leaks and 

spills. 
●  The storage area must have a roof or awning to minimize collection of stormwater 

within the secondary containment area. 
●  The owner(s) of the property will prepare and execute a covenant and agreement 

(Planning Department General Form CP-6770) satisfactory to the Planning 
Department binding the owners to post construction maintenance on the structural 
BMPs in accordance with the Standard Urban Stormwater Mitigation Plan and or per 
manufacturers instructions. 

●  Cut and fill slopes in designated hillside areas shall be planted and irrigated to prevent 
erosion, reduce run-off velocities and to provide long-term stabilization of soil. Plant 
materials include grass, shrubs, vines, ground covers and trees. 

●  Incorporate appropriate erosion control and drainage devices such as interceptor 
terraces, berms, vee-channels, and inlet and outlet structures, as specified by LAMC 
Section 91.7013. Protect outlets of culverts, conduits or channels from erosion by 
discharge velocities by installing rock outlet protection. Rock outlet protection is a 
physical device composed of rock, grouted riprap, or concrete rubble placed at the 
outlet of a pipe. Install sediment traps below the pipe outlet. Inspect, repair, and 
maintain the outlet protection after each significant rain. 

●  Trash container areas must have drainage from adjoining roofs and pavement diverted 
around the area(s). 

   ●  Trash container areas must be screened or walled to prevent off-site transport of trash. 
   ●  Reduce impervious land coverage of parking lot areas. 
   ●  Infiltrate runoff before it reaches the storm drain system. 
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●  Runoff must be treated prior to release into the storm drain. Three types of treatments 
are available: (1) dynamic flow separator; (2) filtration; or (3) infiltration. Dynamic 
flow separators uses hydrodynamic force to remove debris, and oil and grease, and 
are located underground. Filtration involves catch basins with filter inserts. Filter 
inserts must be inspected every six months and after major storms, cleaned at least 
twice a year. Infiltration methods are typically constructed on-site and are determined 
by various factors such as soil types and groundwater table. 

●  Prescriptive methods detailing BMPs specific to this project category are available. 
Applicants are encouraged to incorporate the prescriptive methods into the design 
plans. These prescriptive methods can be obtained at the Public Counter or 
downloaded from the City’s website at: http://www.lastormwater.org. 

 
For Food Service Industry (Restaurants, Bakeries, Food Processors) 

 
●  Project applicants are required to implement stormwater BMPs to retain or treat the 

runoff from a storm event producing 3/4 inch of rainfall in a 24 hour period. The 
design of structural BMPs shall be in accordance with the Development Best 
Management Practices Handbook Part B Planning Activities. A signed certificate 
from a California licensed civil engineer or licensed architect that the proposed BMPs 
meet this numerical threshold standard is required. 

●  Post development peak stormwater runoff discharge rates shall not exceed the 
estimated pre-development rates for developments where the increased peak 
stormwater discharge rate will result in increased potential for downstream erosion. 

●  Concentrate or cluster development on portions of a site while leaving the remaining 
land in a natural undisturbed condition.  

●  Limit clearing and grading of native vegetation at the project site to the minimum 
needed to build lots, allow access, and provide fire protection. 

●  Maximize trees and other vegetation at each site by planting additional vegetation, 
clustering tree areas, and promoting the use of native and/or drought tolerant plants. 

   ●  Promote natural vegetation by using parking lot islands and other landscaped areas. 
   ●  Preserve riparian areas and wetlands. 

●  Incorporate appropriate erosion control and drainage devices such as interceptor 
terraces, berms, vee-channels, and inlet and outlet structures, as specified by LAMC 
Section 91.7013. Protect outlets of culverts, conduits or channels from erosion by 
discharge velocities by installing rock outlet protection. Rock outlet protection is a 
physical device composed of rock, grouted riprap, or concrete rubble placed at the 
outlet of a pipe. Install sediment traps below the pipe outlet. Inspect, repair, and 
maintain the outlet protection after each significant rain. 

●  Any connection to the sanitary sewer must have authorization from the Bureau of 
Sanitation. 

●  Cleaning of oily vents and equipment to be performed within designated covered 
area, sloped for wash water collection, and with a pretreatment facility for wash water 
before discharging to properly connected sanitary sewer with a CPI type oil/water 
separator. The separator unit must be: designed to handle the quantity of flows; 
removed for cleaning on a regular basis to remove any solids; and the oil absorbent 
pads must be replaced regularly according to manufacturer’s specifications. 
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●  Store trash dumpsters either under cover and with drains routed to the sanitary sewer 
or use non-leaking and water tight dumpsters with lids. Wash containers in an area 
with properly connected sanitary sewer.  

   ●  Reduce and recycle wastes, including paper, glass, aluminum, oil and grease. 
●  Store liquid storage tanks (drums and dumpsters) in designated paved areas with 

impervious surfaces in order to contain leaks and spills. Install a secondary 
containment system such as berms, curbs, or dikes. Use drip pans or absorbent 
materials whenever grease containers are emptied. 

●  All storm drain inlets and catch basins within the project area must be stenciled with 
prohibitive language (such as "NO DUMPING - DRAINS TO THE OCEAN") and/or 
graphical icons to discourage illegal dumping. 

●  Signs and prohibitive language and/or graphical icons, which prohibit illegal 
dumping, must be posted at public access points along channels and creeks within the 
project area. 

   ●  Legibility of stencils and signs must be maintained. 
   ●  Materials with the potential to contaminate stormwater must be:  

○  Placed in an enclosure such as, but not limited to, a cabinet, shed or similar 
stormwater conveyance system; or 

    ○  Protected by secondary containment structures such as berms, dikes or curbs. 
●  The storage area must be paved and sufficiently impervious to contain leaks and 

spills. 
●  The storage area must have a roof or awning to minimize collection of stormwater 

within the secondary containment area. 
●  The owner(s) of the property will prepare and execute a covenant and agreement 

(Planning Department General Form CP-6770) satisfactory to the Planning 
Department binding the owners to post construction maintenance on the structural 
BMPs in accordance with the Standard Urban Stormwater Mitigation Plan and or per 
manufacturers instructions. 

●  Prescriptive methods detailing BMPs specific to this project category are available. 
Applicants are encouraged to incorporate the prescriptive methods into the design 
plans. These prescriptive methods can be obtained at the Public Counter or 
downloaded from the City’s website at: www.lastormwater.org. 

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of Public Works 
     Enforcement Agency:   Department of Public Works 
 
MM WR-3:  The Proposed Project will adopt an erosion and sediment control plan for the 

project site during the construction phase that would employ strategies such as 
temporary and permanent seeding, mulching, earth dikes, silt fencing, sediment 
traps and sediment basins.  The erosion and sediment control plan will be 
reviewed and approved by Department of Building & Safety to insure it complies 
with U.S. Environmental Protection Agency (EPA) Document No. EPA 832/R-
92-005 (September 1992), Storm Water Management for Construction Activities, 
Chapter 3 (or the local agency equivalent erosion and sedimentation control 
standards and codes) and would address soil loss, stormwater runoff, wind 
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erosion, sedimentation, and fugitive dust at a minimum.  The erosion and 
sediment control plan would contribute to minimizing water quality impacts and 
may indirectly minimize aesthetic effects during the construction phase. 

 
    Monitoring Phase:    Pre-construction  
     Monitoring Agency:    Department of Public Works 
     Enforcement Agency:   Department of Public Works 
 
MM WR-4:  In accordance with the SUSMP requirements, the Proposed Project shall meet (or 

exceed) all minimum site design and source control BMPs. 
 
     Monitoring Phase:    Pre-Construction 
     Monitoring Agency:    Department of Public Works 
     Enforcement Agency:   Department of Public Works 
 
MM WR-5:  The Proposed Project shall incorporate treatment control BMPs that will minimize 

urban runoff and associated impacts to receiving water quality and specifically 
address the identified pollutants of concern.   Acceptable BMP alternatives that 
may be implemented with the Proposed Project include:  (1) vegetated treatment 
BMPs, (2) onsite storage and reuse, (3) permeable paving, (4) roof top BMPs, and 
(5) media filters. 

 
    Monitoring Phase:    Pre-construction  
     Monitoring Agency:    Department of Public Works 
     Enforcement Agency:   Department of Public Works 
 
MM WR-6:  The Proposed Project shall incorporate vegetated treatment BMPs, including 

swales, filter strips, bioretention and planter boxes and appropriate and approved 
by the City.   

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of Public Works 
     Enforcement Agency:   Department of Public Works 
 
MM WR-7:  The Proposed Project shall incorporate permeable (porous) pavement material in 

pavement areas (such as roadways, driveways, parking areas, and walkways), 
such that the pavement materials will allow water to drain down to the underlying 
soil and reduce the volume of wet weather urban runoff.  The Proposed Project 
shall incorporate a mix of porous concrete, pervious asphalt, pervious pavers, 
grass/gravel pavers, and crushed stone, into the landscape plan and design of 
surface parking areas as functionally appropriate. 

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of Public Works 
     Enforcement Agency:   Department of Public Works 
 



 
FASHION SQUARE EXPANSION PROJECT MITIGATION MEASURING PROGRAM 
ENV 2007-9914-EIR  
 

 
 

- 24 - 

MM WR-8:  The Proposed Project shall employ rooftop BMPs for filtering and/or capturing 
stormwater in order to contribute toward the reduction of small storm events 
peaks and the overall runoff volume via inter-event evaporation and transpiration.  
Acceptable rooftop BMPs incorporated into the project design include planters 
and landscaping on the rooftop portion of the new parking structures, and hanging 
planters along the parking buildings and along the Riverside Drive mall elevation.  

 
    Monitoring Phase:    Pre-construction  
     Monitoring Agency:    Department of Public Works 
     Enforcement Agency:   Department of Public Works 
 
MM WR-9:  The Proposed Project shall employ media filtration to separate and filter fine 

particulates and associated pollutants from captured stormwater to the extent 
feasible and as approved by the City.   

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of Public Works 
     Enforcement Agency:   Department of Public Works 
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MITIGATION MONITORING PROGRAM 

 
 
WATER RESOURCES: WATER SUPPLY 
 
No mitigation measures are required.  Compliance with Title 20 (Public Utilities and Energy) 
and Title 24 (Building Standards Code) of the California Code of Regulations is already a 
required standard condition under applicable regulations and will ensure that the Proposed 
Project incorporates standard water conservation practices. 
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MITIGATION MONITORING PROGRAM 

 
 
LAND USE, PLANNING AND URBAN DECAY 
 
With the incorporation of the assumed Project Design Features and Standard Conditions of 
Approval, the Proposed Project would not result in any significant land use compatibility or land 
use plan consistency impacts.  To ensure the Proposed Project is consistent with these 
assumptions, the follow mitigation measures are recommended: 
 
MM LU-1:  The Proposed Project must obtain the appropriate approvals, including zone 

change, variances and conditional use permits, prior to commencing project 
development.  Attainment of such approvals shall in turn ensure that the Proposed 
Project is in full compliance with local codes, procedures and regulations. 

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-2:  The Proposed Project shall comply with the draft RIO and/or adopted RIO in 

effect at the time of project approval. 
 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-3:  In accordance with the SUSMP requirements, the Proposed Project shall meet (or 

exceed) all minimum site design and source control BMPs. 
 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-4:  The Proposed Project shall adopt an erosion and sediment control plan for the 

project site during the construction phase that would employ strategies such as 
temporary and permanent seeding, mulching, earth dikes, silt fencing, sediment 
traps and sediment basins.  The erosion and sediment control plan shall comply 
with U.S. Environmental Protection Agency (EPA) Document No. EPA 832/R-
92-005 (September 1992), Storm Water Management for Construction Activities, 
Chapter 3 (or the local agency equivalent erosion and sedimentation control 
standards and codes) and shall address soil loss, stormwater runoff, wind erosion, 
sedimentation, and fugitive dust at a minimum.  The erosion and sediment control 
plan shall contribute to minimizing water quality impacts and may indirectly 
minimize aesthetic effects during the construction phase. 
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    Monitoring Phase:    Pre-construction, Construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-5:  Consistent with California laws, the Proposed Project shall prohibit smoking in 

the shopping center buildings, public areas, or exterior areas within 25 feet from 
entries, outdoor air intakes and operable windows, unless such areas are 
specifically designated and properly ventilated as a dedicated “smoking area”. 

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-6:  The Proposed Project shall include the provision of a new community room to be 

made available to the surrounding Sherman Oaks community and to offset a 
potential increase demand on recreational facilities for community meeting space 
needs.  

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-7:  The Proposed Project shall provide new landscaping treatment along the 

Hazeltine Avenue, Riverside Drive and Woodman Avenue frontages that would 
enhance the visual interest along these road way corridors and the shopping center 
perimeter through the addition of a sophisticated landscape treatment that includes 
color, depth, volume and variety.   

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-8:  The Proposed Project shall provide funds for the implementation of a 

Neighborhood Protection Program (NPP) that focuses on the prevention of “cut 
through” traffic in the residential neighborhoods north of the project site (across 
Riverside Drive).  The NPP would seek to maintain the quality of the residential 
area through traffic control and traffic calming measures.   

 
    Monitoring Phase:    Occupancy 
     Monitoring Agency:    Neighborhood Protection Program 
     Enforcement Agency:   Neighborhood Protection Program 
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MM LU-9:  The Proposed Project shall provide an improved pedestrian crossing at the 
proposed Riverside Drive/Matilija Avenue intersection, a landscape-enhanced 
pedestrian corridor along Riverside Drive, and more efficient and safer site 
driveway entrances that will serve to strengthen community linkages to 
surrounding uses and support non-motorized vehicle travel options. 

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-10:  The Proposed Project Landscape Plan shall incorporate wall-hugging vines and 

bamboo screening as CPTED strategies which function as graffiti deterrents, 
minimization of hidden spaces, and creation of more open area for natural 
surveillance. 

 
    Monitoring Phase:    Pre-Construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-11  The Proposed Project shall incorporate building access points that would improve 

public access and circulation throughout the mall and minimize walking distances 
from remote parking areas, thereby improving public safety (through natural 
access control, natural surveillance and territorial reinforcement features) and 
pedestrian activity (through improved convenience and accessibility). 

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-12:  The Proposed Project shall incorporate treatment control BMPs that will minimize 

urban runoff and associated impacts to receiving water quality and specifically 
address the identified pollutants of concern.  Many BMP alternatives can be easily 
integrated into planned landscaping, right-of-ways, and planned infrastructure.  
BMP alternatives that would be implemented with the Proposed Project include:  
(1) vegetated treatment BMPs, (2) onsite storage and reuse, (3) permeable paving, 
(4) roof top BMPs, and (5) media filters. 

 
    Monitoring Phase:    Pre-construction, Construction, Occupancy  
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-13:  The Proposed Project shall incorporate a number of vegetated treatment BMPs, 

including swales, filter strips, bioretention and planter boxes.  When properly 
designed and maintained, vegetated BMPs are among the most effective, cost 
efficient treatment approaches for dry and wet-weather runoff.  Treatment occurs 
through sedimentation, filtration, adsorption to organic matter, and vegetative 
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uptake.   Additionally, vegetated treatment systems would reduce runoff volumes 
through soil soaking, infiltration, and evapotranspiration.  On-site implementation 
of these systems would be integrated into surface conveyances and on-site 
landscaping in innovative ways that provide dual-functional site amenities. 

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-14:  The Proposed Project shall incorporate permeable (porous) pavement material in 

pavement areas (such as roadways, driveways, parking areas, and walkways).  
The permeable (porous) pavement materials would allow water to drain down to 
the underlying soil and reduce the volume of wet weather urban runoff.  The 
Proposed Project would incorporate a mix of porous concrete, pervious asphalt, 
pervious pavers, grass/gravel pavers, and crushed stone, into the landscape plan 
and design of surface parking areas as functionally appropriate. 

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-15:  The Proposed Project shall employ rooftop BMPs for filtering and/or capturing 

stormwater in order to contribute toward the reduction of small storm events 
peaks and the overall runoff volume via inter-event evaporation and transpiration.  
Rooftop BMPs incorporated into the project design include planters and 
landscaping on the rooftop portion of the new parking structures, and hanging 
planters along the parking building tiers and along the Riverside Drive mall 
elevation.  

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-16:  The Proposed Project shall employ media filtration to separate and filter fine 

particulates and associated pollutants from captured stormwater.   
 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
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MM LU-17:  The Proposed Project shall provide bicycle racks at a ratio of 2% of the total 
number of parking spaces on-site, as well as lockers, changing rooms and showers 
inside the shopping center.  A minimum of 20 additional bicycle spaces (in racks) 
would be provided at multiple locations through out the site.  Four showers (two 
per each gender) would be provided in a dedicated shower facility area.  Lockers 
would be provided in conjunction with the shower facilities.  

    
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Building and Safety 
 
MM LU-18:  The Proposed Project shall designate an area for recyclable collection and storage 

that is appropriately sized and located in a convenient area to serve mall tenants.  
As appropriate, the Fashion Square Mall Association shall implement the use of  
cardboard balers, aluminum can crushers, recycling chutes and other waste 
management technologies to further enhance and manage a recycling program at 
the shopping center. 

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
 
MM LU-19:  The Proposed Project shall install carbon monoxide and airflow measurement 

equipment that would transfer the information to the HVAC system and/or 
Building Automation System to trigger corrective action, if applicable, and/or use 
the measurement equipment to trigger alarms that inform building operators or 
occupants of a possible deficiency in outdoor air delivery.  Installation of such a 
system in areas where carbon monoxide concentrations may escalate (such as in 
the vicinity of loading docks or valet parking drop-offs) would improve both 
indoor and localized “hotspot” air quality. 

 
    Monitoring Phase:    Pre-construction 
     Monitoring Agency:    Department of City Planning 
     Enforcement Agency:   Department of Building and Safety 
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MITIGATION MONITORING PROGRAM 

 
 
NOISE 
 
MM N-1:  The City of Los Angeles Noise Ordinance has established policies and 

regulations concerning the generation and control of noise that could adversely 
affect its citizens and noise sensitive land uses.  Regarding construction, the 
LAMC indicates that no construction or repair work shall be performed between 
the hours of 9:00 P.M. and 7:00 A.M. the following day, since such activities 
would generate loud noises and disturb persons occupying sleeping quarters in 
any adjacent dwelling, hotel, apartment or other place of residence.2  No person, 
other than an individual home owner engaged in the repair or construction of 
his/her single-family dwelling, shall perform any construction or repair work of 
any kind or perform such work within 500 feet of land so occupied before 8:00 
A.M. or after 6:00 P.M. on any Saturday or on a federal holiday, or at any time 
on any Sunday. 

 
The LAMC also specifies the maximum noise level of powered equipment or 
powered hand tools.3  Any powered equipment or hand tool that produces a 
maximum noise level exceeding 75 dBA at a distance of 50 feet is prohibited.  
However, this noise limitation does not apply where compliance is technically 
infeasible.  Technically infeasible means the above noise limitation cannot be 
met despite the use of mufflers, shields, sound barriers and/or any other noise 
reduction device or techniques during the operation of equipment. 

 
     Monitoring Phase:   Construction 
     Monitoring Agency:    Department of Building and Safety 
     Enforcement Agency:   Department of Building and Safety 
 
 
 
 
 
 
 
 
 
 
 

                                                 
2 Chapter IV, Article 1, Section 41.40, January 29, 1984 and Chapter XI, Article 2, Section 112.04, August 8, 1996.  Los Angeles, City of. 2007 
(as amended). Official City of Los Angeles Municipal Code, Sixth Edition (LAMC). Cincinnati, OH: American Legal Publishing Corp.   6 June 
2008 <http://www.amlegal.com/nxt/gateway.dll?f=templates&fn=default.htm&vid=amlegal:lamc_ca>. 
3 Chapter XI, Article 2, Section 112.05, August 8, 1996.  Los Angeles, City of. 2007 (as amended). Official City of Los Angeles Municipal Code, 
Sixth Edition (LAMC). Cincinnati, OH: American Legal Publishing Corp.   6 June 2008 
<http://www.amlegal.com/nxt/gateway.dll?f=templates&fn=default.htm&vid=amlegal:lamc_ca>. 
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MM N-2:  The Proposed Project will include certain features to reduce exposure of sensitive 
receptors to operational noise.  For example, mechanical equipment would be 
enclosed or located on roofs, and mechanical equipment noise would not increase 
ambient noise levels by more than 5 dBA at off-site locations. In addition, the 
new loading docks would be located behind mall structures and away from 
sensitive receptors.  As a result, activity associated with the new loading docks 
would not increase ambient noise levels by 5 dBA or more at the nearest sensitive 
receptors (e.g. residences on Riverside Drive). 

 
    Monitoring Phase:    Pre-construction, Construction 
     Monitoring Agency:    Department of Building and Safety 
     Enforcement Agency:   Department of Building and Safety 
 
MM N-3:  All construction equipment shall be equipped with mufflers and other suitable 

noise attenuation devices. 
 
    Monitoring Phase:    Pre-construction, Construction 
     Monitoring Agency:    Department of Building and Safety 
     Enforcement Agency:   Department of Building and Safety 
 
MM N-4:  Grading and construction contractors shall use quieter equipment as opposed to 

noisier equipment (such as rubber-tired equipment rather than track equipment).  
 
    Monitoring Phase:    Pre-construction, Construction 
     Monitoring Agency:    Department of Building and Safety 
     Enforcement Agency:   Department of Building and Safety 
 
MM N-5:  Equipment staging areas shall be located on the southern portion of the project 

site, as far as possible from multi-family residences on. 
 
    Monitoring Phase:    Pre-construction, Construction 
     Monitoring Agency:    Department of Building and Safety 
     Enforcement Agency:   Department of Building and Safety 
 
MM N-6:  During phase 2 parking structure construction and phase 3 demolition and 

excavation of the tunnel area, temporary sound barriers (not to exceed a 
maximum height of ten feet) capable of achieving sound attenuation of at least 10 
dBA (e.g., sound attenuation blanket) shall be constructed, such that the line-of-
sight is blocked from active construction areas to residential land uses on 
Riverside Drive. 

 
    Monitoring Phase:    Pre-construction, Construction  
     Monitoring Agency:    Department of Building and Safety 
     Enforcement Agency:   Department of Building and Safety 
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MM N-7:  Construction workers shall be required to park at designated locations and shall be 
prohibited from parking on nearby residential streets. 

 
    Monitoring Phase:    Construction 
     Monitoring Agency:    Department of Building and Safety 
     Enforcement Agency:   Department of Building and Safety 
 
MM N-8:  Pile drivers shall be shrouded with acoustically absorptive shields capable of 

reducing noise by at least 9 dBA at all times during pile driving operations. 
 
    Monitoring Phase:    Pre-construction, Construction 
     Monitoring Agency:    Department of Building and Safety 
     Enforcement Agency:   Department of Building and Safety 
 
MM N-9:  Pile driving activity shall be scheduled for times that have the least impact on 

adjacent sensitive receptors. 
 
    Monitoring Phase:    Pre-construction, Construction 
     Monitoring Agency:    Department of Building and Safety 
     Enforcement Agency:   Department of Building and Safety 
 
MM N-10:  Consistent with previous Conditions of Approval, all residential units located 

within 2,000 feet of the construction site shall be sent a notice regarding the 
construction schedule of the Proposed Project.  A sign, legible at a minimum 
distance of 50 feet, shall also be posted at the construction site.  All notices and 
signs shall indicate the dates and duration of construction activities, as well as 
provide a telephone number where residents can inquire about the construction 
process and register complaints. 

 
    Monitoring Phase:    Pre-construction, Construction 
     Monitoring Agency:    Department of Building and Safety 
     Enforcement Agency:   Department of Building and Safety 
 
MM N-11:  A “noise disturbance coordinator” shall be established.  The disturbance 

coordinator shall be responsible for responding to any local complaints about 
construction noise.  The disturbance coordinator shall determine the cause of the 
noise complaint (e.g., starting too early, bad muffler, etc.) and shall be required to 
implement reasonable measures such that the complaint is resolved.  All notices 
that are sent to residential units within 500 feet of the construction site and all 
signs, legible at a distance of 50 feet, posted at the construction site shall list the 
telephone number for the disturbance coordinator. 

 
    Monitoring Phase:    Pre-construction, Construction 
     Monitoring Agency:    Department of Building and Safety 
     Enforcement Agency:   Department of Building and Safety 
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MITIGATION MONITORING PROGRAM 

 
 
PUBLIC SERVICES: FIRE 
 
Compliance with the LAMC will be required.  Many of the LAMC requirements serve to reduce 
fire safety concerns to less than significant levels.   
 
MM PSF-1:  The Proposed Project shall comply with all applicable State and local codes 

and ordinances, and the guidelines found in the Fire Protection and Fire 
Prevention Plan, which is an element of the General Plan of the City of Los 
Angeles (CPC 19708). 

 
      Monitoring Phase:    Pre-construction 
      Monitoring Agency:    Department of Building and Safety      
      Enforcement Agency:   LAFD, Department of Public Works-Bureau of  
             Engineering, Department of Building and Safety 
 
MM PSF-2:  In accordance with the City of Los Angeles building permit review process, 

definitive plans and specifications shall be submitted to the Fire Department 
and any requirements for necessary permits shall be satisfied prior to 
commencement and/or occupation of any portion of the Proposed Project.  
Typical site plan and building permit requirements would include, but not be 
limited to, the following: 
● All first story portions of any habitable building shall be within 300 feet of 

an approved fire hydrant.   
● A building smoke alarm system designed to detect any smoke in the 

building’s air-handling systems shall be installed. The system shall cause 
an alarm to be announced at the central fire control station. 

● A fire alarm system shall be installed which uses a dependable method of 
sounding a fire alarm throughout the building.  

● All decorative landscaping surrounding project structures shall use fire-
resistant plants and materials. 

● Brush in the area adjacent to proposed development shall be cleared or 
thinned periodically by the applicant under supervision of the LAFD. 

● New fire hydrants and/or top upgrades to existing fire hydrants shall be 
installed in accordance with the Los Angeles Fire Code. 

● Adequate public and private fire hydrants will be required. The number 
and location of these hydrants will be determined by the Fire Department 
after review of the Plot Plan. 

● Access for Fire Department apparatus and personnel to and into all 
structures shall be required. 

● At least two different ingress/egress roads for each area, that will 
accommodate major fire apparatus and provide for major evacuation 
during emergency situations shall be required. 
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● Fire lanes, where required, and dead-ending streets should terminate in a 
cul-de-sac or other approved turning area. No dead-ending street or fire 
lane should be greater than 700 feet in length or secondary access shall be 
required. 

● Construction of public or private roadways in the proposed development 
shall not exceed 15 percent in grade, unless otherwise approved. 

● No building or portion of a building shall be constructed more than 150 
feet from the edge of a roadway of an improved street, access road, or 
designated fire lane, unless otherwise approved. 

● Fire lane width shall not be less than 20 feet. When a fire lane must 
accommodate the operation of Fire Department aerial ladder apparatus or 
where fire hydrants are installed, those portions shall not be less than 28 
feet in width. 

● Additional vehicular access may be required by the Fire Department 
where buildings exceed 35 feet in height. 

● Private streets and entry gates will be built to City standards to the 
satisfaction of the City Engineer and the Fire Department. 

      ● The Project shall utilize standard cut-corners on all turns, if applicable. 
● Fire Department access shall remain clear and unobstructed during 

demolition. 
● If applicable, fire lanes and dead ending streets shall terminate in a cul-de-

sac or other approved turning area.  No dead ending street or fire lane shall 
be greater than 700 feet in length or secondary access shall be required. 

● If applicable, where access for a given development requires 
accommodation of Fire Department apparatus, minimum outside radius of 
the paved surface shall be 35 feet.  An additional six feet of clear space 
must be maintained beyond the outside radius to a vertical point 13 feet 6 
inches above the paved surface on the roadway.  Where access for a given 
development requires accommodation of Fire Department apparatus, 
overhead clearance shall not be less than 14 feet. 

● Where fire apparatus will be driven onto the road level surface of the 
subterranean parking structure, that structure shall be engineered to 
withstand a bearing pressure of 8,600 pounds per square foot, unless 
otherwise approved. 

 
     Monitoring Phase:    Pre-construction, Construction 
      Monitoring Agency:    Department of Building and Safety 
      Enforcement Agency:   LAFD, Department of Public Works-Bureau of  
             Engineering, Department of Building and Safety 
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MM PSF-3:  Fashion Square Lane will be reconfigured and improved to provide a 
minimum of two unobstructed vehicle travel lanes (one per each direction) for 
its entire length along the south edge of the shopping center from Hazeltine 
Avenue to Riverside Drive.  This fire lane shall be unobstructed except for the 
connection from the existing west parking structure to the new mall.  
However, this limited area shall have a minimum vertical clearance of 17 feet. 

 
     Monitoring Phase:    Pre-construction 
      Monitoring Agency:    Department of Building and Safety 
      Enforcement Agency:   LAFD, Department of Public Works-Bureau of           
             Engineering, Department of Building and Safety 
  
MM PSF-4:  New Proposed Project buildings, including parking structures, shall be fully 

sprinklered. 
 
     Monitoring Phase:   Pre-construction, Construction 
      Monitoring Agency:        Department of Building and Safety 
      Enforcement Agency:  LAFD, Department of Public Works-Bureau of 
            Engineering, Department of Building and Safety 
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MITIGATION MONITORING PROGRAM 

 
 
PUBLIC SERVICES: POLICE 
 
MM PSP-1:  All businesses within the development desiring to sell or allow consumption of 

alcoholic beverages will require licensing through Alcohol and Beverage Control 
and approval by the LAPD. 

 
  Monitoring Phase:    Pre-construction 
  Monitoring Agency:    LAPD 
  Enforcement Agency:   LAPD 
 
MM PSP-2:  The Proposed Project Landscape Plan will incorporate wall-hugging vines and 

bamboo screening as CPTED strategies which function as graffiti deterrents, 
minimization of hidden spaces, and creation of more open area for natural 
surveillance. 

 
 Monitoring Phase:    Pre-construction, Occupancy 
  Monitoring Agency:    LAPD 
  Enforcement Agency:   LAPD 
 
MM PSP-3:  The Proposed Project shall be maintained as a closed mall campus with controlled 

access points and operational hours. 
 
 Monitoring Phase:    Occupancy 
  Monitoring Agency:    LAPD 
  Enforcement Agency:   LAPD 
 
MM PSP-4:  The Proposed Project shall result in the addition of more building access points 

that will improve public access and circulation throughout the mall and minimize 
walking distances from remote parking areas, thereby improving opportunities for 
CPTED principals that employee natural access control, natural surveillance and 
territorial reinforcement features. 

 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:    LAPD 
  Enforcement Agency:   LAPD 
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MM PSP-5:  The Proposed Project shall provide organized roving security patrol, video 
surveillance, and security lighting to ensure the safety and security of patrons, 
tenants and employees. 

 
 Monitoring Phase:    Pre-construction, Occupancy 
  Monitoring Agency:    LAPD 
  Enforcement Agency:   LAPD 
 
MM PSP-6:  The Proposed Project includes reconfiguration of Fashion Square Lane to provide 

a minimum of two unobstructed vehicle travel lanes (one per each direction) 
through its entire length of along the south edge of the project site adjacent to 
proposed structures affording maximum accessibility for emergency service 
personnel and vehicles. 

 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:    LAPD 
  Enforcement Agency:   LAPD 
 
MM PSP-7:  The Proposed Project shall provide sufficient off-street parking for all building 

employees and anticipated patrons and visitors, thereby minimizing the potential 
for parking conflicts on off-site locations and providing parking within a 
controlled environment that can be monitored by on-site patrol and surveillance 
operations. 

 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:    LAPD 
  Enforcement Agency:   LAPD 
 
MM PSP-8:  Directional and security lighting will be required for safety purposes.  Through a 

new plan, lighting can enhance safety along the Riverside Drive and Hazeltine 
Avenue frontages and add to the perceived security of the neighborhood in 
general.  Lighting would be incorporated into the streetscape environment at 
several levels, including the use of bollards, wall reveals, seating areas, and 
crosswalks.  The use of plaza strip lighting will afford additional security lighting 
but with a park-like feel and without significant light intrusion to the surrounding 
neighborhood. 

 
 Monitoring Phase:    Pre-construction,  
  Monitoring Agency:    LAPD 
  Enforcement Agency:   LAPD 
 
MM PSP-9:  Incorporate into the plans the design guidelines relative to security, semi-public 

and private spaces, which may include but not be limited to access control to 
building, secured parking facilities, walls/fences with key systems, well-
illuminated public and semi-public space designed with a minimum of dead space 
to eliminate areas of concealment, location of toilet facilities or building entrances 
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in high-foot traffic areas, and provision of security guard patrol throughout the 
project site if needed.  Please refer to Design Out Crime Guidelines: Crime 
Prevention Through Environmental Design published by the Los Angeles Police 
Department’s Crime Prevention Section (located at Parker Center, 150 N. Los 
Angeles Street, Room 818, Los Angeles, (213) 485-3134.  These measures shall 
be approved by the Police Department prior to the issuance of building permits.  

 
 Monitoring Phase:    Pre-Construction, Occupancy 
  Monitoring Agency:    LAPD 
  Enforcement Agency:   LAPD 
 
MM PSP-10:  Elevators, lobbies, and parking areas shall be well illuminated and designed with 

minimum dead space to eliminate areas of concealment. 
 
 Monitoring Phase:    Pre-construction, Occupancy 
  Monitoring Agency:    LAPD 
  Enforcement Agency:   LAPD 
 
MM PSP-11:  The Project Applicant shall consult with the LAPD Crime Prevention Unit on any 

additional crime prevention features appropriate to the design of the Proposed 
Project, and shall incorporate such measures to the extent feasible and practical.   

 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:    LAPD 
  Enforcement Agency:   LAPD 
 
MM PSP-12:  Upon completion of the Proposed Project, the Fashion Square Mall Association 

shall provide the Van Nuys Division Commanding Officer with a diagram of each 
portion of the property, including access routes and additional information that 
might facilitate police response. 

 
 Monitoring Phase:    Occupancy 
  Monitoring Agency:    LAPD 
  Enforcement Agency:   LAPD 
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MITIGATION MONITORING PROGRAM 

 
 
PUBLIC UTILITIES: SOLID WASTE 
 
MM PU-1:  The Proposed Project shall comply with the Countywide Integrated Waste 

Management Plan and meet targeted waste stream reduction requirements as 
provided in the plan. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    Department of Public Works, Integrated Solid Waste 
         Management Office 
  Enforcement Agency:   Department of Public Works, Integrated Solid Waste 
         Management Office 
 
MM PU-2: The Proposed Project shall develop and implement a construction waste 

management plan (CWMP) that identifies the materials to be diverted from 
disposal and whether the materials will be sorted on-site or commingled. A 
minimum of 50% of the construction and demolition debris (exclusive of 
excavated soils and organic debris) shall be recycled and/or salvaged.  
Excavated/exported soil shall be transferred off-site as clean fill rather than 
landfilled.  Organic landclearing debris (i.e., trees to be removed) shall be 
processed as greenwaste.  The CWMP include measures for the recycling 
cardboard, metal, brick, acoustical tile, concrete, plastic, clean wood, glass, 
gypsum wallboard, carpet and insulation and other similar materials used during 
the construction phase.  The CWMP shall designate a specific area(s) on the 
construction site for segregated or commingled collection of recyclable materials, 
and track recycling efforts throughout the construction process.   The CWMP 
shall identify construction haulers and recyclers to handle the designated 
materials.  Consistent with the intent to minimize waste, the CWMP shall also 
establish a minimum project goal of 10% (post-consumer and ½ pre-consumer) 
for recycled content construction materials and identify material suppliers that can 
achieve this goal. During construction, the developer shall ensure that the 
specified recycled content materials would be installed.  The CWMP shall also 
establish a project goal (10% minimum) for locally sourced construction materials 
and would identify materials and material suppliers that can achieve this goal. 
During construction, the developer shall ensure that the specified local materials 
would be installed and quantify the total percentage of local materials installed. 

 
 Monitoring Phase:    Pre-construction, Construction 
  Monitoring Agency:    Department of Public Works, Integrated Solid Waste  
         Management Office 
  Enforcement Agency:   Department of Public Works, Integrated Solid Waste  
              Management Office 
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MM PU-3: The Proposed Project shall designate an area for recyclable collection and storage 
that is appropriately sized and located in a convenient area to serve mall tenants.  
As feasible, the Fashion Square Mall Association shall employ cardboard balers, 
aluminum can crushers, recycling chutes and other waste management 
technologies to further enhance and manage a recycling program at the shopping 
center. 

 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:    Department of Public Works, Integrated Solid Waste  
         Management Office 
  Enforcement Agency:   Department of Public Works, Integrated Solid Waste 
         Management Office 
 
MM PU-4: The Proposed Project shall be designed, built and operated in a manner consistent 

with the requirements to achieve LEED certification.  The Proposed Project will 
implement a variety of design and operational features, including waste recycling 
and stream reduction programs, to achieve LEED certification.   

 
 Monitoring Phase:    Pre-construction, Construction, Occupancy 
  Monitoring Agency:    Department of Public Works, Integrated Solid Waste  
         Management Office 
  
 Enforcement Agency:   Department of Public Works, Integrated Solid Waste  
         Management Office 
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MITIGATION MONITORING PROGRAM 

 
 
TRAFFIC, CIRCULATION AND ACCESS 
 
Construction 
 
MM TRF-1: In accordance with LAMC Section 91.70067, hauling of construction materials 

shall be restricted to a haul route approved by the City.  The City of Los Angeles 
will approve specific haul routes for the transport of materials to and from the site 
during demolition and construction.  This process includes a public hearing and 
opportunities for the public to comment on the proposed route. 

 
 Monitoring Phase:   Pre-construction, Construction 
  Monitoring Agency:   Department of Building and Safety, Department of  
        Public Works- Bureau of Street Services 
  Enforcement Agency:  Department of Building and Safety, Department of 
        Public Works-Bureau of Street Services 
 
MM TRF-2: Prior to obtaining a demolition and/or grading permit, the Project Applicant shall 

prepare a Construction Traffic Control Plan (Construction TCP) for review and 
approval by the LADOT.  The Construction TCP shall include the designated haul 
route and staging area, traffic control procedures, emergency access provisions, 
and construction crew parking to mitigate the traffic impact during construction.  
The Construction TCP will identify a designated off-site parking lot at which 
construction workers will be required to park. 

 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:    LADOT 
  Enforcement Agency:   LADOT 
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Long-Term Operational 
 
MM TRF-3:  The Proposed Project shall comply with Section 12.26 J of the Los Angeles 

Municipal Code for purposes of implementing a Transportation Demand 
Management (TDM) plan.  The following outlines the minimum measures that the 
project will undertake in compliance with the Code section.  

 
●  Employee Transportation Center and Transportation Coordinator.  The project 

shall designate an area within the building to be the Transportation Center.  
The Employee Transportation Center shall be maintained by the center’s 
Transportation Coordinator, who will be employed by Westfield.  The 
Transportation Coordinator will assist employees in seeking out and arranging 
for commute alternatives.  This includes carpool and vanpool formation, 
assisting employees with planning trips to work via bus, and locating bike or 
walking routes to work.  The Employee Transportation Center shall provide a 
bulletin board, display case, or kiosk displaying transportation information 
where the greatest number of employees are likely to see it.  The 
transportation information displayed should include, but is not limited to, the 
following: 

 
      ○  Current routes and schedules for public transit serving the site; 

○  Telephone numbers for referrals on transportation information including 
numbers for the regional ridesharing agency and local transit operations; 

○  Ridesharing promotion material supplied by commuter-oriented 
organizations; 

      ○  Regional/local bicycle route and facility information;  and 
○  A listing of on-site services or facilities which are available for carpoolers, 

vanpoolers, bicyclists, and transit riders. 
 

●  Preferential Parking Spaces.  The project will provide designated parking 
areas for employee carpools and vanpools as close as practical to the main 
pedestrian entrance(s) of the building(s).  The spaces shall be signed and 
striped sufficient to meet the employee demand for such spaces.  The 
carpool/vanpool parking area shall be identified on the driveway and 
circulation plan upon application for a building permit. 

 
●  Bicycle Parking Spaces.  Bicycle parking shall be provided in conformance 

with Section 12.21 A 16 of the Los Angeles Municipal Code.   The project 
will provide safe and convenient access from the external circulation system 
to bicycle parking facilities on-site. 

 
●  Carpool/Vanpool Loading Area.  The project shall provide a safe and 

convenient area in which carpool/vanpool vehicles may load and unload 
passengers other than in their assigned parking area. 
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●  Pedestrian Access.  The project shall provide sidewalks or other designated 
pathways following direct and safe routes from the external pedestrian 
circulation system to the center.   

 
●  Transit Stop Enhancements.  In coordination with LADOT and the 

Department of City Planning, the project will consult with local bus service 
providers in determining appropriate improvements to transit stops, such as 
installation of benches, shelters, and schedule information. 

 
 Monitoring Phase:   Pre-construction, Construction 
  Monitoring Agency:   LADOT 
  Enforcement Agency:  LADOT 
 
MM TRF-4: The Project Applicant shall seek LADOT approval to install two new traffic 

signals at the two new Riverside Drive driveways to facilitate vehicular 
movements to and from the project site. 

 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:    LADOT 
  Enforcement Agency:   LADOT 
  
MM TRF-5: The Project Applicant shall install a pedestrian crossing at the Riverside 

Drive/Matilija Avenue intersection. 
 
 Monitoring Phase:    Construction 
  Monitoring Agency:    LADOT 
  Enforcement Agency:   LADOT 
 
MM TRF-6: In addition to the TDM measures described above that satisfy the requirements of 

Section 12.26 J, the Proposed Project shall voluntarily implement the following 
demand management services to further reduce vehicle trips and parking demand 
at the site: 

 
●  Orange Line Shuttle.  The project shall provide a shuttle service connecting 

the site to a nearby Orange Line station (e.g., Van Nuys Boulevard).  This 
service could be provided by either the provision of a private shuttle or the 
funding of extended hours for the existing LADOT DASH line. The Orange 
Line shuttle would complement existing transit services (i.e., the LADOT 
DASH service) such that the shuttle would operate during hours when other 
public transit services connecting the site to the Orange Line are not available 
(e.g., evenings during the work week and certain weekend hours).  The shuttle 
would operate during regular shopping center hours corresponding with 
periods of peak parking demand at the site (i.e., everyday during the holiday 
shopping period between November 15 and January 1, and every 
Saturday/Sunday throughout the year). 
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 Monitoring Phase:    Pre-construction 
  Monitoring Agency:    LADOT 
  Enforcement Agency:   LADOT 
 
MM TRF-7: The Proposed Project applicant, in consultation with LADOT, shall fund the 

development and implementation of a Neighborhood Traffic Management Plan 
(NTMP) to address potential existing and future regional “cut-through” traffic on 
residential streets north of the project site, which may encompass the area 
generally bounded by Magnolia Boulevard to the north, Riverside Drive to the 
south, Hazeltine venue to the west and Woodman Avenue to the east.  The 
following is a discussion of the sequential steps typically followed by LADOT in 
implementing the NTMP. 

 
●  Deposit Funds.  Prior to issuance of a Building Permit for the Proposed 

Project, the project applicant will be required to deposit funds in a separate 
account maintained by LADOT designated for use in funding the NTMP.  The 
exact amount will be determined by LADOT and will reasonably cover the 
likely costs of the measures.   

●  Stakeholders Meeting.  Following establishment of the NTMP account, a 
group consisting of representatives from LADOT, the Council Office, and the 
residential community north of the project site will meet to discuss the goals, 
opportunities and constraints of the NTMP.  As needed, follow-up meetings 
may be conducted with other City departments (Public Works, Fire 
Department, Police Department, etc.). 

●  Data Collection and Initial Plan Formulation. Based on the input received at 
the stakeholders meeting, LADOT will commence with conducting 
appropriate studies (traffic observations, traffic counts, vehicle speed surveys, 
accident research, commercial parking intrusion, etc.) to assess existing traffic 
conditions on the residential streets north of the project site.  The studies will 
be based on studies conducted for the EIR as well as other studies deemed 
necessary by LADOT.  Following collection of the data and based on their 
professional experience, LADOT will prepare for the stakeholders an initial 
NTMP for implementation prior to completion of the Proposed Project. 

●  Neighborhood Concurrence.  As some of the measures that may be 
recommended within the initial NTMP (e.g., installation of speed humps, 
implementation of permit parking districts) may, by LADOT policy, require 
majority or super-majority consent of affected property owners (at least two-
thirds), LADOT will work with the stakeholders to survey the appropriate 
residents to determine if there is support to implement the specific measures. 

●  Implementation and Follow-Up Studies.  LADOT will implement the initial 
NTMP (including those measures authorized by the affected residents) prior to 
the completion of the Proposed Project.  Following a reasonable period of 
time after opening of the Proposed Project, LADOT will meet with the 
stakeholders to review traffic experiences since the implementation of the 
NTMP and opening of the Proposed Project.  As needed, additional review 
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and studies may be conducted by LADOT based on the effectiveness of the 
initial NTMP and/or traffic and parking issues related to the shopping center. 

●  Updated NTMP.  Based on the follow-up studies, LADOT will present to the 
stakeholders their recommendations for an updated NTMP.  Following review 
by the stakeholders, and with consent of the affected residents (if required), 
the updated NTMP will be implemented. 

 
 Monitoring Phase:    Pre-construction, Occupancy 
  Monitoring Agency:    LADOT 
  Enforcement Agency:   LADOT 
 
MM TRF-8: To further alleviate potential inconvenience existing in the area which lead to 

non-project related cut-through traffic the Proposed Project shall install 
protected/permissive left-turn traffic signal phasing for Hazeltine Avenue at its 
intersection with Riverside Drive to improve current safety and traffic flow at this 
intersection. 

 
 Monitoring Phase:    Pre-construction 
  Monitoring Agency:    LADOT 
  Enforcement Agency:   LADOT 
  
MM TRF-9: The Project Applicant will prepare and implement an Interim Traffic Control Plan 

(TCP) during construction. The Interim TCP shall address interim traffic staging 
and parking for shopping center patrons that would continue to shop at the 
shopping center during the construction phase.   To maintain the required parking 
and adequate access during the construction stage, the Proposed Project will 
include a plan to implement a number of strategies to temporarily address parking 
on the site and ensure safe and functional access.  These strategies are anticipated 
to include the use of valet parking, stacked parking, shuttles from the eastern most 
parking lot, and if necessary off-site parking for employees.    

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    LADOT 
  Enforcement Agency:   LADOT 
 
MM TRF-10: Prior to issuance of building permit, the Project Applicant shall contribute 

prorated funding for the installation of LADOT’s Victory ATSAC system at the 
following seven intersections:   (1) Van Nuys Boulevard/Riverside Drive; (2) 
Tyrone Avenue/Moorpark Street; (3) Hazeltine Avenue/Riverside Drive; (4) 
Hazeltine Avenue/Fashion Square Lane: (5) Woodman Avenue/Riverside Drive; 
(6) Woodman Avenue/US 101 Westbound Ramps; and (7) Woodman 
Avenue/Moorpark Street. 

 
 Monitoring Phase:   Pre-construction 
  Monitoring Agency:   DOT 
  Enforcement Agency:  DOT 
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MM TRF-11: Prior to project occupancy, the LADOT shall redesignate the curb lane on the 

southbound approach on Woodman Avenue to an optional through/right-turn lane 
so that the resultant lane configurations at the southbound approach will be one 
left-turn lane, two through lanes and one optional through/right-turn lane. If 
required by LADOT, the existing four-foot wide median island on the south leg of 
the intersection would be replaced by striping and/or lane delineators (e.g., two 
feet wide or less) so that additional width could be provided to the existing three 
southbound Woodman Avenue through lanes on the departure side of the 
intersection.  The Project Applicant shall pay all expenses for these 
improvements. 

 
 Monitoring Phase:    Construction 
  Monitoring Agency:    LADOT 
  Enforcement Agency:   LADOT 
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