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Introduction

1.1 Specific Plan Location

The Willowbrook Transit-Oriented District (TOD) Specific Plan (Willowbrook TOD Specific Plan or
Specific Plan) area (Plan Area) is located in the unincorporated community of Willowbrook within the
County of Los Angeles (County). It is located along the I-105 freeway and at the junction of the Metro
A (formerly Blue) and C (formerly Green) Lines. The plan area is approximately ten miles south of
downtown Los Angeles and is bordered by the incorporated cities of Los Angeles to the north, and
Lynwood and Compton to the east.

The Willowbrook TOD Specific Plan is focused around the Willowbrook/Rosa Parks Station, a transfer
station for the Metro A Line and C Line (see Figure 1-1). The Plan Area is approximately 312 acres.
Some of the key facilities located within the Plan Area are Martin Luther King, Jr. (MLK) Medical
Center, Charles R. Drew University of Medicine and Science (CDU), Kenneth Hahn Plaza, Willowbrook
Library, and MLK Center for Public Health.

What is a Specific Plan?*

A specific plan is a tool to systematically implement the General Plan within an identified project
area. Specific plans are used to ensure that multiple property owners and developers adhere to a
common plan or coordinate multiple phases of a long-term development. Specific plans must further
the goals and policies of the General Plan. Specific plans must be consistent with the General Plan.
No local public works project may be approved; no tentative map or parcel map for which a tentative
map was not required may be approved, and no zoning ordinance may be adopted or amended
within an area covered by a specific plan unless it is consistent with the adopted specific plan. The
authority for preparation and adoption of specific plans is set forth in the California Government
Code section 65450 et seq.

1 Chapter 6: Land Use Element, Los Angeles County General Plan.
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1.2 Background

The Los Angeles County General Plan 2035 (General Plan) identifies TODs as priority policy areas
throughout the County. To create vibrant and healthy TODs, the County envisions developing specific
plans for all of the TODs that are located in the unincorporated areas.

The Willowbrook TOD Specific Plan establishes a clear vision for the Willowbrook community, allows
development that will lead to community benefits, and facilitates economic development. The
Specific Plan is accompanied by a Program Environmental Impact Report (PEIR), which was prepared
for the Specific Plan. The PEIR provides environmental clearance for specified levels of development
intensity to potentially streamline future CEQA review.

1.3 Purpose

The purpose of the Willowbrook TOD Specific Plan is to revitalize the community within the project
area and to improve access to all modes of transportation including transit, walking, and bicycling.
Consistent with the goals and policies outlined in the General Plan, the Willowbrook TOD Specific Plan
will:

e  encourage transit-oriented development,

e  promote active transportation,

e allow development that reduces vehicles miles traveled,

e allow development that creates community benefits, and

e streamline the environmental review process for future projects.

The Specific Plan is anticipated to facilitate development, especially residential and employment-
generating uses, proximate to the Willowbrook/Rosa Parks Station. The primary objectives of the
Specific Plan are to identify land use options that include mixed uses, increased housing opportunities,
and neighborhood-serving retail uses. In addition, the Specific Plan is intended to foster a healthy
community by improving pedestrian linkages between the Willowbrook/Rosa Parks Station, Kenneth
Hahn Plaza, MLK Medical Center, CDU, future mixed-use areas, and existing residential
neighborhoods.

1.4 Relevant Studies and Plans

The following recent and ongoing planning projects have provided direction and established a
foundation for the Willowbrook TOD Specific Plan:

¢ Willowbrook Area Access Improvements, County of Los Angeles Department of Public Works
(2015-2017)

e Willowbrook Community Parks and Recreation Plan (2016)

¢ Los Angeles County General Plan 2035 (2015)

e Rosa Parks Station Improvements Planning, Metro (2014-2015)

¢ Los Angeles County Transit-Oriented Districts Access Study, Southern California Association of
Governments (SCAG ) and County of Los Angeles (2013)

¢ Implementation Plan for the MLK Medical Campus and the Willowbrook Wellness Community,
Initiative for Inner City Competitiveness, Next Street and Genesis LA (2013)
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e Martin Luther King Medical Center Campus Master Plan & the Willowbrook MLK Wellness
Community Vision (2012)

e County of Los Angeles Bicycle Master Plan (2012)

e Rosa Parks Metro Station Master Plan & Transit-Oriented District (2010)

e Martin Luther King, Jr. Medical Center and Surrounding Project Area, Urban Land Institute (ULI)
Technical Assistance Panel (2009)

e Imperial-Wilmington Rosa Parks Metro Blue Line Rail Station Non-Motorized Access Plan, City
and County of Los Angeles, Metro, (2009)

1.5 Community Engagement

Prior to and throughout the planning process for the Willowbrook TOD Specific Plan, staff from the
County‘s Department of Regional Planning (DRP) conducted community outreach, engaging and
receiving input from community groups and stakeholders including the following (in alphabetical
order):

e Best Start Watts-Willowbrook

e Caltrans

e CDU

e City of Los Angeles

e City of Lynwood

e Commercial and residential developers of both market rate and affordable housing
e Concerned Citizens of Willowbrook, Dr. Delores Glass
e Gabrielino Band of Mission Indians - Kizh Nation

e Housing Authority of the City of Los Angeles (HACLA)
¢ Kimco Realty Corporation

e Metro

e MLK Community Hospital

e Watts Century/Latino

e Watts Labor Community Action Committee

In addition, DRP staff met regularly with a County Project Task Force, comprised of representatives
from various County departments, and received input and feedback about the goals and direction of
the Specific Plan.

DRP staff met with representatives of the Gabrieleno Band of Mission Indians - Kizh Nation, to
determine whether known tribal cultural resources are present in the Plan Area. While specific
resources have not yet been discovered, the Plan Area is proximate to a known early trade route that
connected to the coast at San Pedro. Additionally, its characteristics of being relatively near historical
water sources and hunting grounds would have made the Plan Area favorable to supporting
habitation. As is common in Southern California, it is possible that artifacts with tribal significance
could be discovered in the Plan Area in activities that involve ground disturbance. Therefore, these
activities should be undertaken with care to protect potential resources.
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First Nations

The project site is located within the territory of the native population known today as the
Gabrieleno. Prior to European contact, the Gabrieleno occupied a diverse area that included
the watersheds of the Los Angeles, San Gabriel, and Santa Ana rivers; the Los Angeles basin
and foothills; and offshore islands of Santa Catalina, San Nicolas, and San Clemente. In ancient
times the village areas adjoined and overlapped with each other, at least during the Late
Prehistoric and Protohistoric periods where resources were shared by adjoining villages. The
village lifestyle was focused around commerce with local and long distance trade a prominent
function of the community. Resources were attained through a hunter-gatherer lifestyle while
living in permanent communities located near the presence of water, a stable food supply, and
some measure of protection from flooding. Houses were made of tule mats on a framework of
willow poles. Basketry and steatite vessels were used rather than ceramics; ceramics became
common only toward the end of the Mission Period in the nineteenth century. Villages in and
around the project area exhibited similar organization and resource procurement strategies
and were based on clan or lineage groups with their home base sites marked by midden
deposits often with bedrock mortars and fire hearth locations. Average community populations
generally ranged from 50-100 inhabitants, although larger settlements existed. Trade routes
provided for daily travel, recreation, and commerce activities to occur over thousands of years.
During seasonal rounds to exploit natural resources, small groups would move along trading
routes within their traditional territory in search of specific plants, minerals, and animals. Their
gathering strategies often left behind signs of special use sites at the locations of the resources.
As well, ceremonial areas would contain buried caches of relics that were used for ceremony
and would be buried and dug up every time a ceremony was conducted. These buried caches
were stored in the earth much like a storage cabinet would be used in a home for protection
from damage and the elements. However, there were also buried caches of relics that were
never meant to be dug up and were placed in a specific orientation in the earth.

1.6 Specific Plan Goals and Policies

The goals and policies set the framework for the Willowbrook TOD Specific Plan. They serve as
guidelines for decision-making and provide direction for future activities. The goals and policies were
derived from input received from the community and stakeholders during the community engagement
process, County Project Task Force, and DRP staff during the planning process. The seven major
goals identified for the Plan Area are as follows:

Preserve and enhance the character of the Willowbrook community.

Improve the Willowbrook/Rosa Parks Station and its environs.

Encourage transit-oriented development.

Provide affordable housing opportunities.

Promote active transportation and reduce vehicle miles traveled.

Improve quality of life for existing residents with improvements to the public realm.
Improve economic vitality and employment opportunities.

NouhkwnNpRE
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6

Goal 1: Preserve and enhance the character of the Willowbrook community.
Policy 1.1: Where appropriate, preserve the character of the residential neighborhoods.

Policy 1.2: Provide a mix of land uses in the Mixed-Use Zones to accommodate employment, retail, and
residential uses, as well as local-serving amenities.

Policy 1.3: Preserve existing neighborhood-serving retail at Kenneth Hahn Plaza.

Policy 1.4: Improve compliance with County zoning and building codes on private property by
expanding code enforcement by various County Departments.

Policy 1.5: Facilitate the expansion of the MLK Medical Center and CDU campus that is compatible and
sensitive to the surrounding neighborhoods.

Policy 1.6: Coordinate with CDU to integrate the planned growth of the University’s campus with
the surrounding community, including creating pedestrian linkages and open space connections with
other area institutions and the Willowbrook/Rosa Parks Station.

Policy 1.7: Implement the concepts and ideas contained in the MLK Medical Center Campus Master
Plan & the Willowbrook MLK Wellness Community Vision by encouraging well-designed and continuous
pedestrian paths and connections between the Willowbrook/Rosa Parks Station and the employment,
campus, retailing, and residential areas.

Goal 2: Improve the Willowbrook/Rosa Parks Station and its environs.

Policy 2.1: Coordinate with Metro to enhance pedestrian and bicycle connections from the
Willowbrook/Rosa Parks Station to the surrounding community.

Policy 2.2: Coordinate with Metro to enhance safety and circulation between the various transit modes
at the Willowbrook/Rosa Parks Station to encourage transit use.

Policy 2.3: Work with Metro and Kenneth Hahn Plaza to create better connections and access to the
surrounding employment, campus, retail, and residential areas.

Goal 3: Encourage transit-oriented development.

Policy 3.1: Provide a variety of housing choices within walking distance of the Willowbrook/Rosa Parks
Station.

Policy 3.2: Implement mixed-use zoning in targeted areas to promote employment-generating uses
proximate to housing and the Willowbrook/Rosa Parks Station.

Policy 3.3: Incentivize lot consolidation where appropriate to facilitate the development of cohesive
projects in Mixed-Use Zones.

WILLOWBROOK TOD SPECIFIC PLAN COUNTY OF LOS ANGELES



Goal 4: Provide affordable housing opportunities.
Policy 4.1: Preserve existing stock of affordable housing.

Policy 4.2: Promote housing affordability through diversification of housing choices (ownership, rental,
single-family, multi-family) for varied income groups.

Goal 5: Promote active transportation and reduce vehicle miles traveled.

Policy 5.1: Provide a multi-modal transportation system of complete streets.

Policy 5.2: Enhance access to transit and the Willowbrook/Rosa Parks Station.

Policy 5.3: Provide a connected pedestrian and bicycle network that links Willowbrook/Rosa Parks
Station, Kenneth Hahn Plaza, new mixed-use areas, CDU, MLK Medical Center and residential

neighborhoods.

Policy 5.4: Facilitate mixed-use development that maximizes pedestrian connectivity and minimizes
the need for vehicle travel.

Goal 6: Improve quality of life for existing residents with improvements to the public realm.

Policy 6.1: Enhance the public realm with street trees, street furniture, bicycle facilities, sidewalks and
pedestrian paths.

Policy 6.2: Provide a consistent canopy of shade trees throughout the Specific Plan area to enhance
pedestrian comfort.

Policy 6.3: Provide pedestrian-scaled lighting to improve safety and enhance pedestrian environment.

Policy 6.4: Encourage outdoor dining and seating areas and other pedestrian-friendly uses in mixed
use areas.

Policy 6.5: Explore joint use agreements with schools to better utilize existing and future open space
resources.

Policy 6.6: Require new development to provide public open space as a community benefit, as
appropriate. Consider providing incentives to developers for such provisions.

Policy 6.7: Build pocket parks and community gardens on available County-owned vacant lots.
Goal 7: Improve economic vitality and employment opportunities.

Policy7.1:Create economic opportunities for the Willowbrook community by fostering a
complementary variety of employment, retail, residential, and institutional uses.
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Policy 7.2: Build on the Willowbrook community’s economic base as a “healthcare cluster” by working
with appropriate partners to provide workforce development opportunities for local residents.

Policy 7.3: Facilitate public-private partnerships to share responsibility for implementing this Specific
Plan and achieving its goals.

Policy 7.4: Encourage a mix of national brand and local merchant businesses.

Policy 7.5: Efficiently manage the supply and demand of parking to accommodate customer, commuter,
and resident parking and encourage the use of shared parking where possible.
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Land Use and Urban Design Framework

2.1 Introduction

The goal of the Land Use and Urban Design Framework is to develop the Plan Area as a system of
cohesive and integrated uses, spaces, structures, and environments. A clear framework provides
visitors and residents with an understanding of how to easily and safely find their way around and to
efficiently identify uses and activities. Arrangement of land uses into identifiable subareas, improved
streetscapes, connected open spaces, and enhanced landmarks will help make the Plan Area
accessible and distinctive.

This Chapter describes the approach to land use and urban design that will promote and allow
transformation of the Plan Area into a vibrant transit-oriented district, while strengthening its
connections to the adjacent residential neighborhoods and the rest of the Willowbrook community.
This chapter also presents the short-term and long-term land use strategies for the various institutions
and facilities in the Plan Area, which will be important in achieving the community goals.

2.2 Land Use and Urban Design Framework
Elements of the Land Use and Urban Design Framework, as illustrated in Figure 2-1, include:

Specific Plan Subareas

The major activity centers in the Plan Area include the Willowbrook/Rosa Parks Station, Kenneth
Hahn Plaza, MLK Medical Center campus, CDU campus, and Mona Park. Section 2.3 describes the
distinct subareas into which the Plan Area can be divided. The existing uses in, and strategies for,
planned and future uses in these subareas are also discussed in this chapter.

Mobility Improvements

Improvements to the vehicular, pedestrian, bicycle, and transit network that enhance connectivity and
ease of movements for active transportation modes are further described in Chapter 4. Road diets for
major pedestrian connections are further described in Chapter 4.

CHAPTER 2 LAND USE AND URBAN DESIGN FRAMEWORK
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Pedestrian and Bicycle Connections

The Urban Design Framework establishes enhanced pedestrian and bicycle connections along the street
network between the Willowbrook/Rosa Parks Station and the activity centers. Additional bicycle
facilities, such as a Class | bicycle path or bikeway on Mona Boulevard, to complete the bicycle network
within the Plan Area are also described in Chapter 4. Enhancements to the pedestrian experience such
as pedestrian-oriented intersection improvements and wider sidewalks, where feasible, are also
included.

Major Intersection — Wilmington Avenue and East 120th/East 119th Street
The two major streets within the Plan Area are Wilmington Avenue in the north-south direction and
East 120th/East 119th Street in the east-west direction. These two streets connect the major activity
centers to each other, as well as connect across the rail tracks with the residential neighborhoods to
the east. They also intersect to form the pedestrian core or “heart” of the Plan Area. Design concepts
for special paving treatments at this intersection are described in Chapter 5.

Streetscape and Open Spaces

Another important element of the Urban Design Framework is improved streetscapes and connected
open spaces. These streetscape improvements are intended to enhance and unify the visual and
spatial experience of the driver, pedestrian, and the bicyclist, and help provide key linkages between
the activity centers and the residential neighborhoods in the Plan Area. Recommended streetscape
improvements consist of an interrelated palette of street trees, street furniture, street lighting,
wayfinding signage and landscaping. These elements are described in Chapter 5.

Existing and planned open space resources in the Plan Area include Mona Park located along Mona
Boulevard in the southeast corner of the Specific Plan area. Faith and Hope Park is located mid-block
along East 119th Street and will be linked to Mona Park by the Green Alley of Family and Fellowship.
Other important open space resources are the MLK Fitness Garden located primarily along 120th Street
at the MLK Center for Public Health and the proposed Fellowship Garden of Love at Holmes Community
Garden that will be located at the corner of East 118™ Street and Holmes Avenue. The Specific Plan
encourages the creation of additional public open space as a part of new or expanded mixed-use
developments in the Plan Area.

Residential Neighborhoods

The preservation and enhancement of the existing residential neighborhoods is an important element
of the Urban Design Framework. Key strategies include maintaining the density and character of the
neighborhoods (Chapters 2 and 3) such that local equestrians will continue to feel comfortable riding
their horses on residential streets and ensure that residents can continue to keep chickens and use
outdoor clotheslines. Further strategies include improving safety and comfort for navigating the street
network (Chapter 4) and improving connections to the activity centers in the Plan Area (Chapter 5).

CHAPTER 2 LAND USE AND URBAN DESIGN FRAMEWORK
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2.3 Specific Plan Subareas

The Plan Area supports a range of land uses, including residential, retail, office, and other commercial,
as well as educational and institutional facilities and services. It can be divided into the following seven
subareas as shown in Figure 2-2:

e MLK Medical Center and Associated Facilities
e CDU Campus Area

e Northwest Subarea

e Kenneth Hahn Plaza

¢ Willowbrook/Rosa Parks Station

¢ Imperial Highway Corridor

¢ Residential Neighborhoods

The uses in these subareas are complementary and supportive of each other. These subareas connect
through the street network and a system of pedestrian walkways and open space areas. This section
describes the existing conditions and the strategies for planned and future development within each
subarea.

A. MLK Medical Center and Associated Facilities

Existing Conditions

The MLK Community Hospital reopened in 2015 after being closed in 2007. It is located on approximately
38 acres of land, and the campus is bounded by Wilmington Avenue to the east, East 120th Street to the
north, Compton Avenue to the west, and the Specific Plan boundary to the south. The hospital is
expected to serve 1.2 million residents in South Los Angeles, including Compton, Inglewood, Watts,
Willowbrook, and Lynwood. It is also expected to create more than 1,800 jobs in the area with
approximately 900 directly at the hospital.!

m“*ﬁﬁm
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Martin Luther King, Jr. Community Hospital MLK Outpatient Center

Several other facilities serving the health care needs of the community are located adjacent to the
hospital, including the MLK Center for Public Health, which focuses on preventative care, and the MLK
Mental Health Center and MLK Outpatient Center, all operated by the County. The M LK Outpatient
Center operates more than 70 primary care and specialty care clinics to serve the health care needs of

1 www.mlkcommunityhospital.org

CHAPTER 2 LAND USE AND URBAN DESIGN FRAMEWORK
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residents in the surrounding communities. The MLK Center for Public Health includes the MLK Fitness
Garden located primarily along the 120th Street frontage that incorporates a walking path and par
course fitness equipment for employees and the public.

MLK Center for Public Health MLK Fitness Garden

The County seeks to establish MLK Medical Center Campus as a center of excellence for health care
delivery, urban health promotion and prevention, health workforce development, academic research
and teaching, and economic development.? In 2009, the County commissioned the preparation of an
EIR that analyzed the potential for significant environmental impacts in association with the proposed
MLK Medical Center Campus Redevelopment Project (MLK EIR). The MLK EIR analyzes two tiers: Tier |,
project-level development, and Tier I, program-level development. In addition, in 2009, the County
Board of Supervisors found that the repurposing of the existing facilities for hospital use was
categorically exempt from CEQA.

Following the certification of the MLK EIR, the County approved the MLK Medical Center Campus
Master Plan & The Willowbrook MLK Wellness Community Vision document in 2012 as a guiding
framework for future development. It calls for a coordinated system of pedestrian and bicycle
circulation within the campus and the surrounding area.

Tier | development, as described in the MLK EIR, has been completed. As part of Tier Il, a 50,000 square-
foot medical office building and a 1,400-car parking garage are also in the planning and design stages.
Other projects in the pipeline include expansion/construction of two clinics focused on providing
services for children. The Los Angeles County Department of Children and Family Services (DCFS)

2 Martin Luther King, Jr. Medical Center Campus Redevelopment Draft EIR, August 2010.

3 Tier | analyzed the vacation of the emergency room, storage buildings, cooling towers, and existing Los Angeles County
Martin Luther King, Jr. Multi-Service Ambulatory Care Center (MACC), and the development of two new environmentally
sustainable buildings: the 132,000 square-foot new MACC and the 24,700 square-foot Ancillary Building. Tier |
development consisted of approximately 170,332 square feet of new development. In addition, tenant improvements in
existing buildings, site improvements, and potential relocation of the MRI Building was analyzed in Tier I.

4 Tier Il analyzed a campus-wide Master Plan. It is anticipated that the development described in the Master Plan
would prepare the proposed project site for future mixed-use campus-related development that would provide the
health services necessary to respond to and address the needs of the community. Tier Il would have the potential to
build out approximately 1,814,696 square feet of development on the proposed project site with mixed uses including
medical office, commercial, retail, office space, recreation, and other development in support of the campus. The net
new development of the proposed project would be approximately 1,476,010 square feet. Tier Il also analyzed the
construction of up to 100 residential units, to be developed at a multi-family density consistent with surrounding
residential area multi-family development densities. In addition, the Tier || components would entail the reuse or
replacement of the existing MACC building, emergency room, storage building, and cooling towers.
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operates the HUB Clinic, which provides mental health services to children and families who receive
services through DCFS. Along with the Children’s Behavioral Clinic, the two clinics will be sited directly
to the north of the MLK Center for Public Health building, replacing the surface parking lot. Parking will
be relocated in the block to the west.

Specific Plan Strategy

The Willowbrook TOD Specific Plan envisions that the MLK Medical Center campus will continue to
grow and thrive as a regional destination for medical, health and associated services. The
development on the campus will be broadly guided by the MLK Medical Center Master Plan and
the Willowbrook MLK Wellness Community Vision. Required parking for the medical uses will be
provided on campus. The Specific Plan also builds upon the recommendations for enhanced
pedestrian connections between the MLK Medical Center campus and the other activity areas in the
Plan Area.

B. CDU Campus Subarea

Existing Conditions

Immediately north of the MLK Medical Center campus are CDU, a private university, and King Drew
Magnet High School, part of the Los Angeles Unified School District (LAUSD). These institutions are
bounded by Holmes Avenue to the east, Compton Avenue to the west, East 120th Street to the south
and East 118th Street to the north.

CDU has been in the Willowbrook community since the 1960s and is recognized by the Department
of Education under Title I, Part B as a Historically Black Graduate Institution. CDU provides training in

CHAPTER 2 LAND USE AND URBAN DESIGN FRAMEWORK
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medicine, medical technology, public health, and nursing under the auspices of three schools: the
College of Medicine, the College of Science and Health, and the Mervyn M. Dymally School of Nursing.

Hospital-related occupations have been the focus of King Drew Magnet High School’s curriculum since
its establishment in the early 1980s. The Medicine and Science Careers Program, the centerpiece of
the school’s offerings, provides an opportunity for students to access experience-based learning in
environments including hospitals, clinics, research laboratories, and university facilities. The school is
located on the northeast corner of Compton Avenue and East 120th Street.

Other uses located within this area include a multi-family project on CDU-owned land on East 118th
Street, several surface parking lots that serve CDU, and other County facilities in the area that are
located along East 120th Street.

Charles’R
of*Meédicine and Science

Charles R. Drew University of Medicine and Science and LAUSD King Drew Magnet High School are anchors in the CDU
Campus Subarea.

Specific Plan Strategy

The Willowbrook TOD Specific Plan strategy includes supporting CDU’s long range planning efforts.
CDU is preparing a master plan that contemplates an increase in its student population from 625
students to 1450 students over a twenty to twenty-five year period. Today, CDU is primarily a
commuter campus. The master plan includes new residential facilities (119 units) within the campus.
The proposed housing types include dormitories for undergraduate students, shared housing for
graduate students, and housing for visiting faculty. The master plan also provides conference
facilities, incubator space, research labs, and additional student classrooms and facilities. The
growth of the CDU campus will bring the campus community (faculty, students, workers, etc.) buying
power to the Willowbrook community.

With MLK Community Hospital, MLK Center for Public Health, and other health-related facilities in
the area, CDU and King Drew Magnet High School play an important role in fostering Willowbrook
as a “health focused cluster” in South Los Angeles. The Willowbrook TOD Specific Plan reinforces the
importance of these two facilities and builds upon the recommendations of CDU’s master plan.

CDU’s master plan aims to unify the campus into a cohesive setting with the creation of quad spaces
and new buildings. The planned buildings are four to six stories in height. CDU's master plan expands
the parking structure and parking lot located on East 118th Street to provide all required parking
for the campus.

WILLOWBROOK TOD SPECIFIC PLAN COUNTY OF LOS ANGELES



The Willowbrook TOD Specific Plan requires new campus buildings to be set back from the adjoining
streets. To be responsive to the scale of the residential uses across Compton Avenue, new buildings along
Compton Avenue are limited to four stories in height and are to be set further away from the Compton
Avenue property line. Architects and designers for CDU must consider architectural cohesiveness in terms
of materials and style and outdoor spaces as new buildings are designed and built.

CDU’s master plan also includes a pedestrian, bicycle and shuttle circulation network system that
connects with the activity centers in the Specific Plan area. Campus pedestrian and bicycle paths are
connected with the public street network and activity centers in the vicinity, including the hospital to
the south, and Willowbrook/Rosa Parks Station and Kenneth Hahn Plaza to the east. The CDU shuttle
also connects to these activity centers and there is an opportunity to consolidate the various shuttles
in the area to improve shuttle routes and service frequency.

C. Northwest Subarea

Existing Conditions

The northwest subarea is an aggregation of a variety of uses — educational, retail, residential and
institutional. Several vacant lots, owned by the Los Angeles County Development Authority (LACDA),
are located along East 117th Street. A large vacant site on the northeast corner of East 118th Street
and Compton Avenue is owned by the Compton Unified School District (Compton Unified).
Educational uses include Lincoln-Drew Elementary School (a part of Compton Unified), and Barack
Obama Charter Elementary School. Both are located north of East 118th Street. Parking facilities for
CDU are located adjacent to the schools. Other uses in this subarea

Two elementary schools, CDU parking and a corner market are found in the Northwest Subarea.
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include a water well and reservoir operated by the Liberty Water Company. The residential uses are
a mix of single-family homes, duplexes and multi-family structures. The block between Wilmington
Avenue and Bandera Street, north of East 118th Street, is the site for The Gateway at Willowbrook,
an affordable senior housing project that is currently under construction. The relocated Willowbrook
Public Library will be located on the ground floor of this development.

Specific Plan Strategy

The northwest subarea is adjacent to the MLK Medical Center and CDU to the south and
Willowbrook/Rosa Parks Station and Kenneth Hahn Plaza to the east. The Specific Plan envisions that
over time, this subarea will capitalize on this proximity and become a mixed-use district with
employment generating uses and residential infill.

The Work Force Collaborative, among other groups and studies, has suggested that the Willowbrook
community become a “health cluster” with MLK Medical Center campus and CDU as the anchors,
leading to numerous opportunities for health-related occupations at the two facilities. There is also
opportunity for growth in related fields such as medical back office, laboratory facilities, hospital
equipment facilities, and medical or university supportbusinessesthat would provide job opportunities
for local residents.. Residential infill housing would increase housing supply for current and
future workers, students, and residents in the area. The Specific Plan will facilitate this transition to
more intensive uses while the existing single-family residences in the subarea may continue as legally
non-conforming.

Lincoln-Drew Elementary School and Barack Obama Charter Elementary School

The two school sites could be consolidated and reconfigured for more efficient use of the land. The
California Department of Education Guide to School Site Analysis states that infill school sites can be
much smaller than previously recommended. With the available LACDA-owned and Compton Unified-
owned properties in the subarea and the partial vacation of East 117" Street, a 15-acre development
parcel could be assembled with minimal acquisitions (See Figure 2-3). Five-to six-acres could be
reserved for new school construction with the remainder available for development. The proceeds
could be used to fund the reconstruction of the elementary and charter schools and any large scale
development should provide a public open space for the community.

Commercial users would likely include corporations looking to associate with the new MLK Medical
Center campus and/or CDU, and the parcel could be an ideal “back office” administrative location. The
parcel is large enough to accommodate a business park, which could attract a variety of healthcare
related office uses, or function as a regional administrative facility for a healthcare provider. A portion
of this parcel could also be allocated to a healthcare/wellness incubator campus.

The development parcel would also be attractive to several types of residential uses. The
location near CDU makes it an attractive location for university housing and its proximity to the
Willowbrook/Rosa Parks Station makes it a prime location for work force housing and transit-
oriented development.

This subarea will benefit from parking reductions in the Specific Plan and there is an opportunity to
explore creating a parking management district. The LACDA-owned properties between East 117th
Street and the 105 Freeway can be the location for parking, while at the same time serving the
additional purpose of providing a buffer between the freeway and new development.
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Examples of employment generating uses and multi-family residential developments from other
communities are depicted on the following page.

Vacated portion of
Shared parking garage Employment uses Surface parking  East 117th Street

Existing
R&l[dential

Joint use open space High density Holmes Community Garden  The Gateway at Willowbrook

multi-family development Senior Housing and
Willowbrook Public Library

Figure 2-3: lllustrative Site Plan for the Northwest Subarea

This site plan shows one way the Northwest subarea could be developed under the development regulations and standards of
the Specific Plan. Through lot consolidation and development of a unified project at higher densities, this subarea offers the
potential for an employment-generating district with new residential opportunities. This plan is illustrative only; it is not
intended to prescribe this particular site layout or use.
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The Northwest subarea is envisioned to accommodate employment-generating uses in office and/or business park settings.
Multi-family developments are anticipated to provide workforce, student, and transit-dependent user housing options.
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D. Kenneth Hahn Plaza

Existing Conditions

Kenneth Hahn Plaza is a privately- owned shopping center on County-owned land. It is located
immediately south of the Willowbrook/Rosa Parks Station, and is bounded by Wilmington Avenue
to the west, East 119th Street to the south and Willowbrook Avenue to the east. The major anchor
tenant is a Food 4 Less grocery store. Other tenants include Rite-Aid, General Discount, and DaVita
Dialysis Center. Food establishments in the center include McDonald’s, Taco Bell, Pizza Hut, and
Denny’s, which is the only sit-down restaurant in the area. The Plaza is also the site of the Los Angeles
County Willowbrook Public Library (soon to be relocated) and a Los Angeles County Sheriff substation.

The shopping center has a suburban layout with buildings sited at the rear and parking in front. Most
of the fast-food restaurants are located in smaller structures adjacent to Wilmington Avenue. The
shopping center presents an uninviting and blank facade towards East 119th Street, which has mostly
single-family uses along the south side. The loading areas are located along Willowbrook Avenue. An
internal service road between the buildings and rear property line provides access for trucks and other
service vehicles. The entire site is surrounded by a six-foot tall wrought iron security fence blocking a
pedestrian connection between the Willowbrook/Rosa Parks Station and the shopping center.

Kenneth Hahn Plaza currently has neighborhood serving retail as anchors. It is also isolated from its surroundings by fencing.

The Kenneth Hahn Plaza site is owned by the LACDA. Metro is acquiring approximately 1.5 acres of land
on the northern end of the site for the expansion of the Willowbrook/Rosa Parks Station. The rest of
the site is being purchased by the shopping center operator, Kimco Realty Corporation.

CHAPTER 2 LAND USE AND URBAN DESIGN FRAMEWORK
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Specific Plan Strategy

The Kenneth Hahn Plaza site is the primary retail location within the Plan Area. While the site is a
prime opportunity for redevelopment, there is also strong need and community desire to retain a
grocery store and other neighborhood serving retail in this location.

Long-Term

Over the long-term, the Specific Plan envisions the Kenneth Hahn Plaza will transform to a mixed-use
TOD project that takes advantage of the proximity of the Willowbrook/Rosa Parks Station. The MLK
Medical Center Campus Master Plan, Urban Land Institute (ULI) Technical Advisory Panel study, and
Rosa Park Station Study, all have also envisioned a mixed-use TOD project on the site. The Specific Plan
envisions the site providing an integrated, complementary residential and commercial development
emphasizing neighborhood serving retail, restaurant and service uses. Development can be
integrated horizontally or vertically with residential or office uses above retail uses.

Over the long-term, new mixed-use buildings with neighborhood serving retail on the ground floor could transform Kenneth
Hahn Plaza to a vibrant transit-oriented development.

Densities allowed per this Specific Plan are appropriate for both vertical and horizontal mixed-use
projects with buildings up to four stories tall. Residential uses must be designed to minimize the noise
and vibration impacts of the rail traffic along Willowbrook Avenue. Parking may either be in
consolidated lots, under podiums or in structures.
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East 119th Street is the primary connection with the residential neighborhoods across the rail tracks
within the Plan Area. As such, it is an extremely important connection that needs to be improved in
terms of appearance, safety, visibility, and amenities. Infill uses along East 119th Street on the north
side could either be storefronts with retail or service uses (child care, senior care, attorney offices
etc.) or residential town-home/walk-ups. The massing and scale of these buildings should be lower
than the rest of the site as a transition to the single-family residential uses on the south side of
East 119th Street. As development occurs along the north side of East 119th Street, a required greater
setback will enlarge the public realm along this important pedestrian travel corridor.

New retail infill along Wilmington Avenue should activate the Wilmington frontage.

As a part of the Kenneth Hahn Plaza redevelopment, a large outdoor plaza or gathering space should
be created similar to other successful shopping centers in the region. Such a space should have
amenities such as street furniture, landscaped open space, public art, a water feature, and concessions.
The site also has the potential for retail infill along Wilmington Avenue that will help create a more
pedestrian friendly environment along that street.
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The redevelopment of Kenneth Hahn Plaza should include a large outdoor plaza or gathering space.

Short-Term

In the short-term, it is likely that the Kenneth Hahn Plaza will continue as a shopping center that
provides neighborhood-serving retail and service uses. A better mix of retail tenants is needed to
serve the shopping needs of Willowbrook area residents and employees and visitors to the newly
opened MLK Community Hospital and other existing facilities in the Plan Area. Active tenant recruitment
will be necessary to improve the tenant mix at the Kenneth Hahn Plaza.

Physical upgrades and improvements that can improve the environment in the Kenneth Hahn Plaza
include enhanced landscaping in the parking lot and along the periphery of the shopping center.
Landscaping can also help create clearly identifiable paths of travel for pedestrians to navigate
around the shopping center and minimize conflicts between the drive-thru lane entrances and
pedestrian travel. The main entry drive on Wilmington Avenue should be improved with sidewalks
on both sides of the driveway, better landscaping, and marked crosswalks for pedestrian safety.

Removal of the perimeter fence should be considered to better integrate the Kenneth Hall Plaza with
surrounding uses. At a minimum, pedestrian access to the Willowbrook/Rosa Parks Station should be
restored by removing the fence between the two facilities. Other improvements include better
lighting in the parking lot and improved pedestrian linkages with the surrounding activity centers.
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E. Willowbrook/Rosa Parks Station

Existing Conditions

The Plan Area has many options for public transportation, including bus service and the
Willowbrook/Rosa Parks Station, which is a major transfer point between the Metro A and C light
rail lines. The C Line platform is located in the median of the elevated I-105 (Glenn Anderson)
Freeway above the A Line platform which is at street level. In addition to the two rail lines, the
station is served by six Metro bus lines, and several municipal bus lines and community shuttles. A
Metro public parking lot is located north of the I-105 freeway at Wilmington Avenue. Another Metro
park-and-ride lot is located across Wilmington Avenue, within the off-ramp loop.

The physical environment at the Willowbrook/Rosa Parks Station needs major improvements. It is
poorly lit, difficult to access and navigate, and poorly connected to its surrounding environment. It is
blocked off from Kenneth Hahn Plaza by a fence and access to the residential neighborhoods to the
east of the tracks is limited. This station also has one of the highest crime rates in the Metro system.

" B Green Line Mctmmismirminn W

The Willowbrook/Rosa Parks Station environment is inhospitable and unattractive.

Metro is working on the Willowbrook/Rosa Parks Station Improvement Project that is intended to
solve many identified issues. The design, still preliminary at the time of writing this Specific Plan,
proposes acquiring 1.5 acres from Kenneth Hahn Plaza, relocating the A Line platform to the south;
restructuring the entry area and creating better connections for automobiles, buses, bicyclists, and
pedestrians. The following improvements are included:

¢ Extend the A Line platform to reduce crowding;

e Create a new south at-grade pedestrian crossing to the A Line platform;

e Upgrade the elevators, escalators, and stairs;

¢ Improve the East Bus Depot to create a safer and more comfortable area for patrons;
e Reconfigure the West Bus Depot to relocate the bays from underneath the freeway;
¢ Reconfigure both Park & Ride lots for optimal circulation and pedestrian safety;

e Improve pedestrian circulation through the Station by creating a new Transit Hall;

¢ Add a new Sheriff’s facility;

CHAPTER 2 LAN D USE AND URBAN DESIGN FRAMEWORK
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¢ Add a new Mobility Hub, including a Bike Hub;

¢ Add a new Metro Customer Service Center;

¢ Add new canopies on the extended A Line platform and at the open-air bus bays; and
e Improve lighting, landscaping, and signage throughout the site.

These images illustrate the reconceived entry plaza for the Willowbrook/Rosa Parks Station and its relationship with the rest of
Kenneth Hahn Plaza. (Source: Metro)

Specific Plan Strategy

The Specific Plan supports the improvements planned at the Willowbrook/Rosa Parks Station. Several
of the improvements are critical to improving pedestrian access and connectivity in the Plan Area.
The at-grade rail right-of-way is a barrier between the residential neighborhoods to the east and
institutional uses to the west. Improvements to the at-grade crossing at the north end of the A Line
platform will better connect the residential neighborhoods to the east of the tracks and complement
the planned crossing at the south end of the platform. Improvements to the intersection of
Wilmington Avenue and the 1-105 Freeway off-ramps are needed to improve access across
Wilmington Avenue to the Metro Park & Ride lot in the on-ramp loop and are described in greater
detail in Chapter 4. Lastly, a key improvement will enhance bicycle access to the Station. A Class |
bicycle path or cycle track planned along Willowbrook Avenue West between Imperial Highway and
East 119th Street will complete a missing connection in the bicycle network. This stretch of
Willowbrook Avenue West will also become a dedicated busway.
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F. Imperial Highway Corridor

Existing Conditions

Imperial Highway is one of the busiest east-west streets in Los Angeles County. It is generally
three lanes in each direction in the Plan Area and is on a viaduct with frontage access roads crossing
above Wilmington Avenue. It is wholly uninviting to pedestrians. Uses along Imperial Highway are
generally a mix of auto repair, retail, residential, Metro facilities, and underutilized and vacant lots. A
school bus parking lot and a Metro maintenance yard are located to the west of Wilmington Avenue.
A barber shop and towing yard are located further west near Compton Avenue. A couple of new
homes have been built recently in this section as well. Other Metro facilities, including a parking lot,
are located to the east of Wilmington Avenue. A vacant site owned by the Housing Authority for the
City of Los Angeles (HACLA) is also located along this segment of Imperial Highway. On the north side
of Imperial Highway, in the City of Los Angeles, is the Imperial Courts public housing. There is
interest in creating a pedestrian crossing to the HACLA site.

Specific Plan Strategy

The parcels along Imperial Highway are sandwiched between the street and the I-105 Freeway. This
corridor is suited to less intensive commercial and service uses. Some of the existing uses, such as
Metro maintenance yards and parking facilities, fall within this category. Other similar uses, such as
self-service public storage facilities may be appropriate. HACLA has tentative plans to build a
WorkSource center and some of the area will serve as temporary staging space during Metro’s station
improvements. Another use under consideration is a communications equipment building for high-
speed Internet service for the City of Los Angeles.

If the WorkSource Center or another use that will attract pedestrian traffic is proposed, pedestrian
crossings on Imperial Highway, including new crosswalks where feasible, should be considered.
Currently, there are no crossings between Mona Boulevard and Willowbrook Avenue. While new
residential uses along this corridor are prohibited, the existing residential uses in the subarea may
continue as non-conforming uses

Low- intensity commercial and service uses are appropriate for the Imperial Highway corridor.
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G. Residential Neighborhoods

Existing Conditions

Residential uses within the Plan Area are a mix of single-family homes; two-family units; and
apartments, condominiums, and townhouses. The residential area south of Kenneth Hahn Plaza, east
of Wilmington Avenue and west of Willowbrook Avenue is primarily multi-family, with a mix of mostly
two-story apartments and detached townhomes. The area bounded by Mona Boulevard, 1-105
Freeway, Willowbrook Avenue, and East 121st Street has mostly one-story, single-family homes except
along Willowbrook Avenue East fronting the Metro A Line tracks which is primarily multi-family. The
homes are often fenced and have landscaped front yards. Parking vehicles in the front yard setback
and on sidewalks as well as general property upkeep are identified challenges. Residential parcel
configurations vary dramatically across the Plan Area. In a majority of the residential blocks, parcels
are 90 feet wide and more than 200 feet deep. However, some of the parcels are as narrow as
30 feet wide and approximately 100 feet deep. Many of the larger parcels have two or more units,
some built without approval or permits.

Single-family homes are the predominant use east of the rail tracks within the Willowbrook TOD Specific Plan area.

Some of the other challenges include illegal conversions/construction, lack of street amenities, and
outdated provisions in the Willowbrook Community Standards District.

Specific Plan Strategy

The Willowbrook TOD Specific Plan preserves and enhances existing residential uses in this area. In
keeping with the community’s desires, the Specific Plan does not increase base residential densities.
The Specific Plan lays out the street improvements for the residential neighborhoods including a street
tree program, pedestrian-scaled street lighting, and other street amenities. The Specific Plan also
improves pedestrian and bicycle connectivity for the residents to the major activity centers in the Plan
Area.
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Implementing Zones

3.1 Specific Plan Zones

The Willowbrook TOD Specific Plan establishes zoning for parcels within the Specific Plan boundary as
identified in Figure 3-1. The zones for the Plan Area are as follows:

Mixed-Use 1 (MU-1)
Mixed-Use 2 (MU-2)

MLK Medical and Overlay
Drew Educational
Imperial Commercial
Willowbrook Residential 1
Willowbrook Residential 2
Willowbrook Residential 3
Open Space (0-S)

Please refer to Title 22, Planning and Zoning, Chapter 22.412 for land use regulations and
development standards for each Specific Plan zone. Parking requirements for uses in the Specific Plan
arealso in Chapter 22.412. Additional design guidelines are contained in Sections 3.2 - 3.6 of this
Chapter. Note: Figure 3-1, Specific Plan Zones, is included herein for illustrative purposes only.

A. Mixed Use Zones

The Mixed Use Zones are established to promote walking, bicycling, recreation, transit use, and
community reinvestment and are intended to facilitate integrated commercial and residential
development through optimal site planning and efficient use of land.

1. Mixed Use 1 (MU-1) Zone. The Mixed Use 1 (MU-1) zone is intended to encourage commercial
and residential development, with an emphasis on neighborhood serving retail, restaurant, and
service uses. The area is appropriate for a large retail or mixed use center, with a neighborhood
plaza or community gathering space as a focal point and strong pedestrian connections to the
Willowbrook/Rosa Parks Station, as well as the educational and medical campuses to the west.

CHAPTER 3 IMPLEMENTING ZONES
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2. Mixed Use 2 (MU-2) Zone. The Mixed Use 2 (MU-2) zone is intended to provide commercial and
residential development, with an emphasis on employment-generating uses and residential infill
development. The area is appropriate for office, business park, or mixed use developments, with
open space components and pedestrian connections to the Willowbrook/Rosa Parks Station, and the
educational and medical campuses to the south.

B. MLK Medical Zone and MLK Medical Overlay

The MLK Medical Zone and MLK Medical Overlay are established to meet the existing and future
needs of the MLK Medical Center campus, while ensuring compatibility with adjacent land uses. The
intent is to maintain and promote medical, clinic, medical office, and associated supportive uses
such as incidental retail, supportive residential and parking, and expand pedestrian linkages and
connectivity between the MLK Medical Center, CDU, Willowbrook/Rosa Parks Station, and the
Willowbrook community.

The MLK Medical Overlay, as identified in Figure 3-1, applies to the two blocks bounded by Wilmington
Avenue, East 120th Street, Holmes Street and East 118th Street. The properties within this Overlay are
suitable for more intensive uses because of their proximity to Willowbrook/Rosa Parks Station. Besides
continuing to allow existing medical and public service uses, additional medical and new residential
development are permitted on properties within this Overlay.

C. Drew Educational Zone

The Drew Educational Zone is established to meet the existing and future needs of CDU and King Drew
Magnet High School, while ensuring compatibility with adjacent land uses. The intent is to create a
medical university campus for CDU by maintaining and promoting educational and associated support
uses, while maintaining sensitivity to surrounding development. This; zone also seeks expanded
pedestrian linkages and connectivity between the CDU campus, MLK Medical Center,
Willowbrook/Rosa Parks Station, Kenneth Hahn Plaza, and the Willowbrook community.

D. Imperial Commercial Zone

The Imperial Commercial Zone is established to meet the commerce and service needs of the resident
and business communities, while ensuring compatibility with adjacent land uses. The intent is to
maintain and promote commercial uses between Imperial Highway and the |-105 Freeway. The Imperial
Commercial Zone provides for the development of a broad range of retail and service uses, as well as
freeway-oriented, regional-serving retail, office complexes, and light manufacturing businesses.

E. Willowbrook Residential 1 Zone

The Willowbrook Residential 1 Zone is established to preserve and enhance desirable characteristics
of single-family residential areas.

CHAPTER 3 IMPLEMENTING ZONES
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F. Willowbrook Residential 2 Zone
The purpose of the Willowbrook Residential 2 Zone is to preserve and enhance single-family

neighborhood characteristics while also providing opportunities for two-family residences. The intent
is to promote desirable characteristics of low to medium density neighborhoods.

G. Willowbrook Residential 3 Zone

The Willowbrook Residential 3 Zone is established to provide opportunities for developments
containing multiple units, such as apartments or condominiums. The intent is to promote desirable
characteristics of medium density neighborhoods and provide a variety of housing options to serve
the needs of the Willowbrook community.

H. Open Space (0-S) Zone

The provisions of Chapter 22.16 apply to all development in the Open Space (O-S) Zone.
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3.2 Design Guidelines for Mixed-Use, Commercial and Institutional Uses

The purpose of this section is to facilitate high quality development for mixed-use, institutional and
commercial uses within the Plan Area. These design guidelines address site planning and building
design and are in addition to the land use regulations and development standards contained in
Chapter 22.412.

1. Building siting and orientation.

a) New structures should be clustered to create plazas and open space areas and avoid
creating “barracks-like” rows. Where clustering is impractical, a visual link between
separate structures should be established such as arcade system, trellis or other open
structure.

Avoid “barracks-like” layout Orient buildings to create useable open space

Figure 3-2: Site Layout to Create Usable Space

Arcades and trellises provide shade, connections, and define usable space.

b) Commercial development in mixed-use projects should be oriented to the street, with
parking generally located in the rear, side or underground. The perimeter of parking areas
and driveways adjacent to streets and sidewalks should be screened with an attractive low
wall, berm, fence or landscaping.

c) Existing residential uses should be buffered from commercial development to mitigate
negative impacts such as noise, vibration, shading, light, and glare. Intensified landscaping,
increased yard depths and building orientation can improve separation.

d) Entry and edge design features such as landscaping, architectural signage like monument
signs, and/or enhanced paving should be incorporated.
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2. Building modulation and detailing.

a)

b)

d)

Building design should avoid large monotonous facades, long straight-line building fronts,
plain box shapes, and barren exterior treatments. All building elevations visible from a public
right-of-way, including freeways, should be highly articulated and consistently
incorporate the chosen design theme.

Varied building forms, volumetric and planar changes, and variations in roof forms and height, contribute to a well-
articulated building massing.

Commercial facades of mixed-use projects should be modulated at least every 50 feet by
changes in building mass or facade treatment, such as projected entrance windows, roof
form or other architectural features.

Building facades should be designed to give individual identity to each vertical module of
residential units, using techniques such as providing a deep notch between the modules;
varying architectural elements between units (e.g., window color, roof shape, window
shape, stoop detail, railing type); providing porches and balconies; varying color or materials
of each individual module within a harmonious palette of colors and materials, etc.
Building form and articulation should accentuate public entrances, de-emphasize service
areas, and define and shelter pedestrian walkways and exterior spaces.

Awnings, canopies, and arcades should be used as appropriate to provide visual interest
and shade.

Buildings should be treated as a whole and finished appropriately on all sides to provide
continuity. The backs of buildings should use similar materials; however, less expensive and
more utilitarian substituted materials are acceptable, provided they are compatible with
the overall design.
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f)

Materials should not change at corners. The same material should continue around
corners for a minimum distance of four feet and, if feasible, continue to the next change in
the wall plane.

Discouraged Required Encouraged
Change of material at corner Continue material around corner Continue material around corner
for a minimum of four feet to a change in wall plane

Figure 3-3: Treatments for Material Changes at Corners

3. Building entrances.

a)
b)

In mixed- use projects, residential and commercial components should have separate entrances.
The main entrance or entrances should be emphasized and oriented to the street, major plazas,
or open space. Main entries to buildings should be clearly demarcated using special materials,
color, detailing, or equivalent architectural treatment and accessible from the street and/or
pedestrian walkways.

Secondary entries may be from parking areas.

4. Transparency.

a)

b)

c)

Placement and orientation of doorways and windows should create a strong, direct
relationship with the street. Street-facing facades of all buildings shall incorporate windows
and openings providing interior light, create visual interest, and provide “eyes on the street.”
Windows and openings should provide clear and transparent views into ground floor retail
uses which should display merchandise to reinforce a pedestrian scale. Dark tinted,
reflective, or opaque glazing should not be applied to any required wall openings of street
level retail facades.

Security doors or gates should not be directly visible when not in use. They should be
recessed in the interior walls or ceiling or otherwise built-in to the interior of the space.

Acceptable Unacceptable

Figure 3-4: Roll-Up Doors
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5. Privacy for residential units.

a) Buildings should be oriented to promote privacy to the greatest extent possible. In mixed
use projects, residential windows should face away from loading areas and docks. To the
extent residential windows face the windows of an adjacent unit; the windows should be
offset to maximize privacy.

b) Windows, balconies or similar openings should be oriented so as not to have a direct line-
of-sight into adjacent units within the development. In addition, units above the first story
should be designed so that they do not look directly onto private patios or backyards of
adjoining residential property or units.

6.
"
Q<
No view into
adjacent unit 5° —
| No view from balcony
\> or interior space into
H—" adjacent unit
S|
Plan —

<

Section

Use appropriate landscaping and offset windows and balconies (or patios)
to maintain privacy between residential units

Figure 3-5: Privacy for Residential Units
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7. Vehicle circulation and access.

a)

b)

Site access and internal circulation in all developments should be safe, efficient, and
convenient. Vehicular traffic should be adequately separated from pedestrian circulation.
Vehicular entrances should be clearly identified to minimize pedestrian/vehicle conflict.
The number of site access points or driveway aprons should be minimized for efficiency
and to reduce traffic hazards. They should be located as far as possible from street
intersections and be coordinated with existing or planned median openings and driveways on
the opposite side of the roadway. Common driveways that promote access to more than one
site are encouraged.

7. Parking lots.

a)

Parking lots should be designed with a clear hierarchy of circulation: major access drives
with no direct access to parking spaces; major circulation drives with little or no parking;
and parking aisles for direct access to parking spaces. Loading and service areas should be
provided with separate access and circulation whenever possible.

Parking for multi-family developments should be provided on-site in surface or underground
structures, parking lots, carports, or attached garages. The visualimpact of parking lots should
be mitigated with landscaping, walls, or building screening.

8. Parking structures.

a)

The massing, height, and architectural design of a parking structure should be consistent and
compatible with the rest of the development.

a) Vehicular access to parking structures should not obstruct the free flow of traffic on public

streets and entrances and exits should be located to reduce traffic conflicts.

b) Pedestrian access to a parking structure should avoid pedestrian/vehicle conflicts.

Parking structures should be designed to integrate with the area they serve. Well-designed structures, ground-
level storefronts, and enhanced landscape treatments can minimize the visual impact of parking structures.

CHAPTER 3 IMPLEMENTING ZONES
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8. Pedestrian circulation.

a)

b)

All developments should promote pedestrian walkability and connectivity both onsite
and offsite. Pedestrian walkways should be safe, visually attractive, and adequately
separated from vehicular traffic.

Pedestrian walkways should link residential with commercial or institutional usesin a
mixed-use or institutional development as well as with common open space, plazas and
courtyards, and public sidewalks.

Where possible, multi-family developments should incorporate pedestrian connections to
adjoining residential and commercial projects.

Pedestrian walkways that cross parking areas or driveways should have decorative paving or
some other method to delineate pedestrian space.

Pedestrian walkways to building entrances should be paved with high quality paving
materials like stone pavers, concrete pavers, or brick and well-defined by landscaping.

9. Residential open space.

Common open space areas should be conveniently located, separated from the non-
residential component in mixed-use developments and exclusively available for residents.
Common open space areas should contain amenities appropriate to the project’s size for
example, pools, spas, recreation buildings are encouraged for larger projects while
barbeque areas and gazebos may be more appropriate for smaller projects. Children’s play
areas should be visible from residential units and not visible from the public right-of-way.

a)

b)

Pools, spas, and other recreational amenities are encouraged for larger projects.
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c)

Rooftop open space accessible to all residents may count toward required common open
space or it may count toward required private open space if it is directly accessible from the
unit(s).

10. Fences, walls, gates, and hedges.
Walls and fences and other boundary elements should be designed as integral parts of projects
for screening and security. Decorative fencing adjacent to public rights of way, such as wrought
iron, are encouraged.

11. Exterior lighting.

a)

b)
c)

d)

Exterior lighting should provide security and safety and visibility of areas such as building
entrances, parking, loading and service areas, walkways, driveways, and open space
areas.

The design of light fixtures and their structural support should be architecturally compatible.
Exterior lighting should not impact neighboring properties. All lighting should be shielded
to confine light spread on-site.

Exterior lighting in mixed-use projects should not adversely impact the residential portion of
the development.

12. Outdoor Storage, Loading and Service areas.

a)

b)

c)

d)

Areas for service entrances, loading docks and bays, or trash and recycling collection
facilitiesshould be clearly defined. They should not be visible from public rights-of-
way and should be screened from view.

Loading and service areas should not interfere with vehicular or pedestrian
circulation and parking.

Loading areas should be away from main entrances and the street and preferably
located toward the rear of the property to minimize odors and noise affecting residential
units or adjacent residential uses.

All outdoor storage, loading, and service areas should be located to minimize odors and
noise affecting residential units or adjacent residential uses.

Outdoor storage, loading and service areas should not be visible from public rights-of-way
and should be screened from public view.

CHAPTER 3 IMPLEMENTING ZONES
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3.3 Design Guidelines for Multi-Family Residential Uses

The purpose of this section is to facilitate high quality multi-family residential development within
the Plan Area. These design guidelines address site planning and building design and are in addition
to the above land use regulations and development standards for multi-family uses.

1. Scale and mass.

a)

Multi-family residential projects should avoid having a massive "big box" appearance. Multi-
family units in large projects should be clustered or broken up into groups of structures. Units
facing the street should have windows to break up massing and to contribute to “eyes on
the street” for neighborhood security.

2. Building orientation and entrances.

a)

b)

Multi-family developments should have a strong street presence with public entrances
and unit entrances oriented towards the street.

Multi-family developments should have transitional spaces in the form of stoops, overhangs
and porches between public areas and entrances to the units.

3. Building articulation and detailing.

a)

b)

Multi-family building design should avoid large monotonous facades, long straight line
building fronts, plain box shapes, and barren exterior treatment. All building elevations
visible from a public right-of-way should be articulated and incorporate the chosen design
theme in a consistent manner.

Multi-family building facades should be designed so as to give individual identity to each
vertical module of residential units, using techniques such as providing a deep notch
between the modules; varying architectural elements between units (e.g., window color,
roof shape, window shape, stoop detail, railing type); providing porches and balconies;
and varying color or materials of each individual module within a harmonious palette of
colors and materials.

Articulate buildings with architectural detailing, staggered building planes, material and color changes, and varied
roof lines.
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4. Privacy for residences.

a) Multi-family buildings should be oriented to promote privacy to the greatest extent possible.
Openings above the first story such as windows and balconies should be oriented to not
have a direct line-of-sight into adjacent units within the development.

b) Multi-family units above the first story should not look directly onto private patios or
backyards of adjoining residential property or units. Landscaping should be used to aid
in privacy screening in ground floor units.

5. Vehicle circulation and access.

a) Site access and internal circulation in multi-family developments should be safe, efficient,
and convenient. Vehicular traffic should be adequately separated from pedestrian
circulation. Vehicular entrances should be clearly identified to minimize conflict.

b) The number of site access points or driveway aprons should be minimized to eliminate
traffic hazards. They should be located as far as possible from street intersections and be
coordinated with existing or planned median openings and driveways on the opposite side
of the roadway.

6. Parking.
Parking for multi-family developments should be provided on-site in on-grade or underground
structures, parking courts, carports, or attached garages. Adverse visual impacts should be
minimized through proper siting and design.

7. Pedestrian circulation.

a) Pedestrian circulation should be adequately separated from vehicular traffic. Pedestrian
entrances and walkways should be clearly identified and easily accessible to minimize conflict.

b) Pedestrian walkways should link dwelling units with common open space and recreation
areas, parking areas, and the street at the project entries. Where possible, multi-family
developments should connect to adjoining residential and commercial projects.

¢) Pedestrian walkways should be safe, visually attractive, and well defined by landscaping
and lights.

8. Exterior lighting.
a) Every multi-family project should have adequate lighting for security and visibility, particularly
along walkways and driveways, at entrances to parking areas, and withinopen space areas.
b) Site lighting should not impact neighboring properties and all lighting fixtures should be
shielded to confine light spread on-site.
¢) The design of all exterior light fixtures should be compatible with the building’s architecture.

CHAPTER 3 IMPLEMENTING ZONES
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3.4 Design Guidelines for Single-Family Residential Uses

The purpose of this section is to facilitate high quality single-family residential development within the
Willowbrook Residential 1 and Willowbrook Residential 2 Zones. These design guidelines address site
planning and building design and are in addition to the land use regulations and development
standards in Chapter 22.412.

1. Yard areas.
A new dwelling’s front and side yard depths should approximate that of adjacent residences.

5. Yard Depth
Zoning/Legal
Yard Depth
-—-—-- Property Line

— ——— ————

New structure respects the yard depths established along a street

Figure 3-6: Yard Depths

2. Scale and mass.
The scale and mass of a new dwelling should be similar to that of neighboring houses

3. Additions and accessory buildings.

Additions and accessory structures should maintain and complement the look and appearance
of the existing primary structure and maintain the same floor-to-floor height of the original
structure.

Discouraged Encouraged

Figure 3-7: Massing
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4. Orientation.

Dwellings should be oriented to the street with a clearly identifiable front door and windows to
put “eyes on the street.”

Discouraged Encouraged
Orient the front of the house and entry to face the street

Figure 3-8: Orientation

5. Privacy for residences.
New houses and/or accessory buildings should maintain privacy by staggering the placement of
new windows to the opposing neighbor’s windows and avoid locating balconies that directly overlook
a neighboring patio or yard.

6. Exterior lighting.
Exterior lighting includes all lighting fixtures on front facades, all security lighting, and all landscape
lighting. Adequate exterior lighting should be provided on the front of the house to contribute
toward neighborhood safety and security at night. Recessed porches should be lit. Exterior lighting
should be shielded and positioned to confine light spread on-site and not into neighboring
properties.
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3.5 Sustainable Design Guidelines

Building green means reducing the use of resources, minimizing harmful impacts to the environment,
and creating healthier environments for people. Green buildings can incorporate both passive, low-
tech design, such as daylighting; and active, high-tech strategies and systems, such as photovoltaic
panels. To be most effective, green building strategies should be incorporated into all phases of a
project.

1. Site Design and Passive Solar Design
e Buildings should be oriented and designed to maximize the use of sunlight and shade for
energy savings without compromising the solar access of neighbors.
e Buildings should be clustered for shade, and incorporate features like protected courtyards
and recessed windows and doors.
e East and west walls of buildings should be shaded with evergreen trees to reduce summer
heat gain. South walls should be shaded with deciduous trees to increase winter heat gain.

2. Water Efficiency
e Walkways and plazas should be designed to collect stormwater so it can be retained on-site.
e Plant materials should be drought tolerant and low-maintenance.

Landscape materials should be drought-tolerant and low-maintenance. Pervious, non-vegetative ground cover interspersed
with native plantings can provide a sustainable, attractive landscaped area.
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3. Building Design
e Green roofs should be considered to reduce solar gain and retain stormwater on-site.
e Solar panels on roofs should be considered to generate power on-site and provide energy
savings.
e Arcades, covered walkways, and trellises should be incorporated to provide pedestrian
shade and reduce building energy use.

Green roofs serve several purposes for a building, such as absorbing rainwater, providing insulation, and helping to lower
urban air temperatures and mitigate the heat island effect. Parking structures and other buildings offer potential for solar
roofs, which capture sunlight and transform it into energy.

CHAPTER 3 IMPLEMENTING ZONES
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3.6 Street and Sidewalk Guidelines

The Plan Area has a mix of commercial, institutional, and residential uses. While both paved
sidewalks and sidewalks with parkways can be found within the area, this Specific Plan differentiates
the sidewalk treatment between residential and non-residential frontages as follows:

¢ All existing parkways fronting residential uses should be retained.
e All other street segments (with institutional, commercial or mixed-use zone frontages) should
have paved sidewalks instead of parkways.

Existing sidewalks along non-residential parkways have a mix of paving materials.

Each property owner is responsible for the maintenance of the parkway that fronts their lot. Low-maintenance
drought-tolerant landscaping is encouraged in residential parkways.

Sidewalks along non-residential frontages should have attractive paving materials and patterns. Tree wells can also become
a part of a Low Impact Development strategy.
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As new development occurs in the Mixed-Use Zones, the adjoining property owner/developer
should apply the following guidelines for upgrading the public right of way. Property owners in other
areas are also encouraged to follow these standards and guidelines.

e New sidewalks should be graded to allow stormwater run-off into adjacent unpaved areas,
such as planter strips and parkways.

e Sidewalks should be designed so that street furniture, signage, lighting, landscaping,
etc. do not interfere with a continuous pedestrian path.

e Decorative non-vegetative groundcover, such as river cobble, pebbles, and crushed stone,
that allow proper drainage are encouraged. Any material, such as crushed tires, that may
leach harmful chemicals into the soil should be avoided.

Drought-tolerant landscaping in the parkways is an attractive replacement for turf.

CHAPTER 3 IMPLEMENTING ZONES
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Mobility

4.1 Introduction

This Chapter describes the Mobility Strategy for the Willowbrook TOD Specific Plan. It includes
recommendations for the roadway network as well for improving bicycle, pedestrian, and transit
circulation. The overall goal is to enhance connectivity and encourage active transportation.

4.2 Background

The Plan Area is centered on the Willowbrook/Rosa Parks Station, a transfer station for both the
Metro A Line and the Metro C Line. The existing circulation system in the area is automobile-oriented
and dominated. Even with numerous shuttles and bus routes serving the Plan Area and connecting to the
Metro Station, the Metro station is generally inhospitable and difficult to access for pedestrians.

Community members expressed safety concerns over high speed traffic on key roadways and the
poor pedestrian environment at most intersections and on many of the sidewalks. There are few
locations to safely cross streets and many intersections are without crosswalks. The east side of
Wilmington Avenue near the Willowbrook/Rosa Parks Station is particularly inhospitable. Some areas
have unpaved pathways along streets and most areas have inadequate lighting. Furthermore, the
lack of bicycle infrastructure including bike lanes and bike parking make riding bicycles inconvenient
and less safe.
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4.3 Roadway Network

The roadway system, shown on Figure 4-1, is the basis for all modes of transportation. While
historically oriented to automobiles, “Complete Streets” also accommodate the safe and efficient
circulation of transit, bicycles, and pedestrians. The main streets in the Plan Area are Wilmington
Avenue and Imperial Highway. Secondary streets are Compton Avenue, Willowbrook Avenue and
Mona Boulevard in the north-south direction, and 120th Street/119th Street in the east-west
direction. The existing street system will be largely maintained with some new safety, access,
circulation, and walkability improvements shown in Figure 4-2 and described in more detail in
Sections 4.4 and 4.5.

Road Diet and Bicycle Lanes on 120th Street

The section of 120th Street between Compton Avenue and Wilmington Avenue will be reduced from
four traffic lanes to three lanes and on-street parking removed to accommodate a bicycle lane in each
direction as part of the Willowbrook Area Access Improvement Project.

Willowbrook Avenue West

The southbound section of Willowbrook Avenue between the Willowbrook/Rosa Parks Station and 119th
Street will be reduced from two lanes to a bicycle path installed on the west side of the street and a one
lane dedicated busway.

Road Diet and Bicycle/Pedestrian Trail on Mona Boulevard

Mona Boulevard from the I-105 Freeway to 124th Street will be reduced from four lanes to three to
accommodate a paved, Class | pedestrian/bicycle trail on the west side of the street. On-street parking
will remain. Most properties on the west side of Mona Boulevard take their access from the east-west
streets. There are twelve existing driveways and curb cuts that the trail will have to safely
accommodate. Figure 4-3 illustrates a typical cross section of reconfigured Mona Boulevard.

Rename 120th Street between Compton and Wilmington Avenues

Currently, the segment of 120th Street between Compton and Wilmington Avenues confusingly aligns
with 119th Street east of Wilmington Avenue. This segment fronting the MLK Medical Center should
be renamed via a community contest similar to the one that named “Healthy Way” on the M LK
Medical Center campus.
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4.4 Pedestrian Circulation

The key pedestrian routes in the Plan Area are Wilmington Avenue in the north-south direction and
120th/119th Street in the east-west direction shown in Figure 4-4. These corridors connect activity
centers of the Willowbrook/Rosa Parks Station, the Kenneth Hahn Plaza, and the MLK Medical Center.
Their intersection is the functional pedestrian hub of the Plan Area. Section 5.2C in Chapter 5
discusses and illustrates concepts for special treatment for this intersection.

There are four additional key routes. East-west 118" Street between Compton Avenue and
Wilmington Avenue connects the CDU campus to activity centers. Willowbrook Avenue West between
119th Street and the Willowbrook/Rosa Parks Station connects residential areas to the Metro station.
East-west 119th Street between Willowbrook Avenue and Mona Boulevard connects residential areas
to activity centers. And finally, Mona Boulevard connects to Mona Park, MLK Elementary School, and
Dr. Ralph Bunche Middle School on the east side of the plan area.

Pedestrian Sidewalk Improvements
Sidewalks currently exist on most streets although some are narrow or substandard. Sidewalks will be
improved as new development occurs. Specific recommendations include:

¢ Adding a sidewalk to the currently unpaved west side of Willowbrook Avenue West between the
Willowbrook/Rosa Parks Station and 119th Street.

e Improving he sidewalks on Wilmington Avenue between the I-105 Freeway Off-Ramps and
Imperial Highway through widening and streetscape improvements including pedestrian-
scaled street lighting.

e Widening sidewalks where feasible as new development occurs for example, along the
north side of 119th Street between Wilmington and Willowbrook Avenues.

Pedestrian Oriented Intersection Improvements
A number of pedestrian-oriented and traffic calming intersection improvements will be implemented
throughout the Plan Area based on a menu that includes the following:
e Adding high visibility crosswalks at both existing and new intersections recommended in
this Specific Plan.?
e Adding passive pedestrian detection and pedestrian push buttons for crosswalks at traffic
signals at intersections.
¢ Adding pedestrian audio and countdown signals to crosswalks at intersections.
e Adding advance stop lines to signalized intersection approaches.
e Adding sidewalk bulb-outs and extensions on intersection corners where feasible.

1  Design of any high visibility crosswalks should be reviewed on a case-by-case basis, and consider ADA access,
maintenance cost, and feasibility. Pavers or textured surfaces should not be considered in the pedestrian walking path
of the crosswalks.
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Bulb outs and curb extensions provide additional sidewalk space and reduce the width of the roadway
pedestrians have to cross while making pedestrian crossings more visible. Recommended locations are
shown in Figure 4-5 and a typical diagram is illustrated in Figure 4-6.

. Sidewalk
Stop Lines-

————— Reduce Curb Return

T Sidewalk Extensions/Bulbouts
(various sizes and
configurations)

High Visibility ——
Crosswalks

Figure 4-6: Pedestrian-oriented intersection improvements

The type of improvements will follow the concepts identified in the “Los Angeles County Transit-
Oriented Districts Access Study, SCAG and County of Los Angeles.” The specific improvements to be
implemented at each location will be determined following detailed design studies to determine
applicability and feasibility and the ultimate configuration.

The improvements at Wilmington Avenue and I-105 eastbound ramp will add a crosswalk across
Wilmington Avenue for access to the Willowbrook/Rosa Parks Station. Other improvements being
considered by DPW include:

e New traffic signals at Wilmington Avenue and 122nd Street and at Mona Boulevard and
119th Street.

e A signalized pedestrian crosswalk on Mona Boulevard and 120th Street for pedestrians
crossing to Dr. Ralph Bunche Middle School.
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4.5 Bicycle Circulation

The Specific Plan Bicycle Network, shown in Figure 4-7, includes a combination of Class I, Class Il, and Class
1l bicycle facilities that connect activity centers and neighborhoods to the Willowbrook/Rosa Parks Station,
connect to adjacent communities, and provide a dedicated network for bicyclists to use safely and
efficiently. The Bicycle Circulation System builds on the County’s Bicycle Master Plan.

Bicycle Facilities

e AClass | Bicycle Path consists of an exclusive bicycle facility separated from roadways and
traffic. A cycle track provides a right-of-way designated exclusively for bicycle travel within or
adjacent to a roadway and protected from vehicular traffic. Some types of separationinclude grade
separation, flexible posts, inflexible physical barriers, or on-street parking.

e AClass Il Bicycle Lane consists of a designated striped lane along the curb lane of a street. It
provides for one-way travel and is generally delineated with special striping and signage.

e A Class Il Bicycle Route is for shared use with automobile traffic. Signs are posted, which
indicate the road also serves as a bicycle route, but no special bicycle lane is striped. Symbols
known as “sharrows” may also be painted on the roadway surface to indicate that bicycles also
use the street.

Recommendations include:

e (Class | Bicycle Paths or potentially a cycle track, on Willowbrook Avenue West between 119th
Street and Imperial Highway and on Mona Boulevard (west side) between Imperial Highway
and 124th Street.

e Class Il Bicycle Lanes on 120th Street between Compton Avenue and Wilmington Avenue, on
Wilmington Avenue between 124th Street and 120th Street, and on Imperial Highway between
Compton Avenue and Mona Boulevard.

e Class lll Bicycle Routes on Compton Avenue, Willowbrook Avenue West south of 119th Street,
and 119th Street between Wilmington Avenue and Mona Boulevard

Bicycle Amenities

Bicycle parking can include bicycle racks and lockers, bicycle corrals (larger areas dedicated to bicycle
parking), and bicycle stations. Bicycle stations can include repair facilities and a small bicycle shop as
well as secure bicycle parking. Bike share programs provide bicycles that can be rented for a period of
time and picked up and dropped off at any bicycle share stop in an area.

Bicycle Parking and Stations

Bicycle parking should be provided according to Title 22 for all new developments. Additional
bicycle parking should be provided at Kenneth Hahn Plaza and the Willowbrook/Rosa Parks
Station. Metro is planning to provide a bicycle station at the Metro station called a Metro Bike
Hub. Bicycle stations and additional bike parking may also be appropriate on the MLK Medical
Center Campus, the CDU Campus, and in the Northwest Subarea and should be provided by those
facilities and uses.

Bike Share Program

A bike share program should be implemented in the Plan Area to encourage bicycling and improve
the first/last mile connections to the Willowbrook/Rosa Parks Station. A program could be
coordinated with neighboring jurisdictions.
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4.6 Transit Circulation

Station Access

Metro is currently working on improvement plans for the Willowbrook/Rosa Parks Station. These are
expected to include enhancements to the station facilities and platforms, a shuttle stop and bicycle
station, and access improvements including a pedestrian railroad track crossing to neighborhoods
to the east.

Transit Service

Key transit streets that offer multiple bus routes in the Plan Area are shown in Figure 4-8. Current bus
routes are expected to continue to serve the Plan Area focusing on the Willowbrook/Rosa Parks
Station. To encourage transit use, bus stops with benches, shade, landscaping and transit service
information should be located at quarter mile spacing.

Shuttle Routes

Existing shuttle routes that are operated by the County and CDU should continue to provide critical
access for those without a car. Shuttle providers should also extend service to accommodate second-
shift hospital workers.

Additional shuttle routes should be added in the Northwest Subarea and connect to the
Willowbrook/Rosa Parks Station. New shuttle services could be provided by the private sector as
part of a comprehensive Transportation Demand Management Program.

4.7 Transportation Demand Management Program

A Transportation Demand Management (TDM) Program should be included in project development
to implement strategies to take advantage of the high level of transit service and to reduce both
vehicle trips and demand for vehicle parking. Strategies may include subsidizing transit passes,
parking cash out programs, preferential parking for carpools, and facilitating carpools and vanpools.
Such programs encourage the use of transit, bicycling, walking, and ride sharing and are generally
most suitable for large employers and institutional uses.

TDM strategies could be particularly attractive to employers in new office type land uses in the
Northwest Subarea by reducing capital costs associated to building parking. They could also appeal to
CDU and the MLK Medical Center. A Transportation Management Organization (TMO) could also be
established to facilitate these programs at an area-wide level and support individual participating
employers and/or buildings.
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Streetscape Improvements

5.1 Introduction

This chapter describes recommended streetscape improvements to improve the quality of life for
residents. Streetscape improvements enhance and unify the visual and spatial experience of
bicyclists, pedestrians, and drivers and help provide key linkages between the activity centers and
neighborhoods. Some recommendations are conceptual and should be evaluated on a case-by-case
basis.

5.2 Streetscape Improvements

Recommended streetscape improvements consist of an interrelated palette of street trees, street
furniture, street lighting, wayfinding signage, public art, and landscaping. (SeeFigure 5-1).

A. Willowbrook Area Access Improvements Project

DPW has streetscape improvements planned for Wilmington Avenue (Imperial to East 120th
Street) and East 120th/East 119th Street (Compton to Willowbrook) as a part of the Willowbrook
Area Access Improvements (WAAI) Project. The streetscape design includes new sidewalks, Class Il
bicycle lanes, solar pedestrian lights, street trees, street furnishings, bus shelters, and Low Impact
Development features such as permeable paving and storm capture underground storage
facilities. The WAAI Project also includes signage and wayfinding services with the theme of
“willow and brook.” The Specific Plan carries the design themes of the WAAI Project to the rest of
the Plan Area.

B. Green Alley Project

DPW is installing a green alley between East 118th Street and East 120th Street called “The Green Alley
of Family and Fellowship.” The project connects East 118" Street to Faith and Hope Park at East
119%™ Street, and then continues to East 120'" Street near the access way to Mona Park. It retains
residents’ vehicular access to their homes while making the alley more pedestrian-friendly through
the use of colored concrete pavement; curb and driveway reconstruction at the alley entrances;
crosswalk enhancements; pedestrian-scale lighting; monument and wayfinding signs; and decorative
planter walls distributed along its length that neighbors can use to grow vegetables, berries, and
flowers.
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C. Streetscape Improvements at the Intersection of Wilmington Avenue
and East 120th/East 119th Street

The two major pedestrian streets are Wilmington Avenue in the north-south direction and East
120th/East 119th Street in the east-west direction. These two streets connect the major activity areas
and across the rail tracks to the residential neighborhoods to the east. The intersection forms the
pedestrian core of the Plan Area and should have special treatments that build on the WAAI Project
(see Figure 5-2). These include a bulb-out on the southeast corner and special paving designs. A
gateway structure across Wilmington Avenue could also be appropriate. Examples of gateway
structures from other communities are shown below.
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Figure 5-2: Wilmington Avenue and East 120th/East 119th Street intersection

Examples of paving designs that highlight special intersections.

CHAPTER 5 STREETSCAPE IMPROVEMENTS

65



66

{UNIVERSITY |
HEIGHTS

AT e
ONROMIA |

i
.

o

.

Gateway structures that mark entries can also be used to celebrate the heart of a community.
D. Pedestrian Amenities

Engaging, pedestrian-oriented streetscapes include street trees (described in Section 5.2E),
streetlights, street furniture, wayfinding, and landscaped open space. Public art and water features
can also be appropriate. Pedestrian amenities should be focused along major streets and locations
that have the most pedestrian activity.

a. Street Furniture. A consistent palette of street furniture will help unify the area and
provide essential seating, trash receptacles and bicycle racks. As part of the WAAI Project,
fixtures will be installed to match the selected design theme and these should be continued
throughout the Plan Area. Compatible street furniture is also encouraged in setback areas,

plazas, courtyards and other publicly accessible spaces as appropriate and where access will not
be impeded.

The selected street furniture palette in the Willowbrook Area Access Improvements project includes Landscape Forms’
Presidio bench and trash receptacle. (Source: County of Los Angeles Department of Public Works)
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2. Wayfinding. Wayfinding helps people orient themselves in physical space and navigate from place
to place. A system of wayfinding signs, markers, and monument signs with a consistent and
coordinated design is part of the WAAI Project. This wayfinding should be expanded to the entire
Plan Area and particularly at the Willowbrook/Rosa Parks Station.
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Banners, directional signs and monument signs are a part of the Willowbrook Area Access Improvements Project.
(Source: County of Los Angeles Department of Public Works)

3. Street Lighting. Lighting promotes safety and provides spatial definition. The WAAI Project
recommends lighting on key streets and that lighting should be extended to all streets in the
Plan Area. Light fixtures should adhere to Dark Sky Association guidelines and Southern
California Edison (SCE) standards for maintenance.

4. Public Art. Public art should be incorporated at the Willowbrook/Rosa Parks Station and early in
project design particularly along major streets and at activity centers.

E. Street Trees

A mix of street tree species can be found in the Plan Area. A complimentary palette of carefully
selected street trees will provide shade and a pleasant sidewalk experience, add seasonal color, and
expand the urban forest. Table 5-1 and Figure 5-3 illustrate the street tree designations for the streets
within the Specific Plan area. Figure 5-4 illustrates the Street Tree Palette from DPW Urban Forestry
Unit’s Maintenance District Street Tree List and street trees planned in the WAAI Project are
incorporated. Tree spacing recommendations for each street and tree type noted in Table 5-1 are
based on the canopy size of a mature tree of each species, the land uses along the streets, presence
or absence of overhead power lines, and the available planting area. Final placement will be
determined by DPW following all street tree and planting guidelines.
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Pink Trumpet Tree
Handroanthus impetiginosus
Deciduous

Height: 30-50 feet

Canopy: 30 feet

Bloom: Spring

Water: low to moderate
Powerline Friendly: Yes

Figure 5-4: Street Tree Palette

Bronze Loquat
Eriobotrya deflexa
Evergreen

Height: 25-30 feet
Canopy: 20 feet

Bloom: Winter

Water: low to moderate
Powerline Friendly: Yes

‘Natchez’ Crape Myrtle
Lagerstroemia indica x fauriei
‘Natchez’

Deciduous

Height: 15-25 feet

Canopy: 25 feet

Bloom: Summer

Water: low to moderate
Powerline Friendly: Yes

Brisbane Box
Lophostemon confertus
Evergreen

Height: 30-60 feet
Canopy: 40 feet

Bloom: Summer

Water: low to moderate
Powerline Friendly: No

Chinese Flame Tree
Koelreuteria bipinnata
Deciduous

Height: 25-45 feet
Canopy: 40 feet
Bloom: Summer
Water: moderate
Powerline Friendly: Yes

Holly Oak

Quercus ilex

Evergreen

Height: 30-65 feet
Canopy: 50 feet

Bloom: Spring, Summer
Water: low to moderate
Powerline Friendly: No

WILLOWBROOK TOD SPECIFIC PLAN COUNTY OF LOS ANGELES



Chinese Pistache
Pistacia chinensis
Deciduous

Height: 60 feet

Canopy: 50 feet

Bloom: Winter

Water: low to moderate
Powerline Friendly: No

Canary Island Pine
Pinus canariensis
Evergreen

Height: 65-80 feet
Canopy: 40 feet

Bloom: None

Water: low to moderate
Powerline Friendly: No

Figure 5-4 (continued)

London Plane Tree
Platanus x acerifolia
‘Bloodgood’
Deciduous

Height: 40-80 feet
Canopy: 70 feet
Bloom: Spring

Water: moderate
Powerline Friendly: No

Fraser Photinia
Photinia x fraseri
Evergreen

Height: 10-15 feet
Canopy: 20 feet
Bloom: Spring

Water: moderate
Powerline Friendly: Yes

Callery Pear ‘Aristocrat’
Pyrus calleryana
Deciduous

Height: 35-45 feet
Canopy: 35 feet

Bloom: Spring

Water: moderate
Powerline Friendly: Yes
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Table 5-1: Street Tree Designations in the Specific Plan Area

Recommended Tree Well
StreetNames Existing Specific Plan (2015) Spacing* Dimensions**
North-South
Compton Avenue Victorian Box Brisbane Box 30'-40' 5 sf
(East side only) Pittosporum undulatum Lophostemon confertus
LemonBottlebrush
Callistemon citrinus
Holmes Avenue Mixed Chinese Flame Tree 30'-40' 5 sf
Koelreuteri bipinnata
Wilmington Avenue Mixed Natchez Crape Myrtle --
Lagerstroemia indica x fauriei 'Natchez'
Brisbane Box -
Lophostemon confertus
London Plane Tree (Maintain Existing) -
Platanus x acerifolia
Willowbrook Avenue  Canary Island Pine Fraser Photinia Alternating
Pinus canariensis Photinia x fraseri between existing
MonaBoulevard None Holly Oak 40'-50'
(West side only) Quercus ilex
Bandera Street None Chinese Flame Tree 30'-40' 5sf
Koelreuteria bipinnata
East-West
Imperial Highway Mixed ChinesePistache 30'-40' 5 sf
(South side only) Pistaciachinensis
117th Street Mixed Pink Trumpet Tree 25'-35' 5 sf
Handroanthus impetiginosus
Alternative: Bronze Loquat
Eriobotrya deflexa
Mixed 30'-40' 5sf
118th Street (West of
Wilmington Avenue) Callery Pear
(North side only) Pyrus calleryana
118th Street (East London Plane Tree Pink Trumpet Tree 25'-35' 5sf
of Wilmington Avenue)  Platanus x acerifolia Handroanthus impetiginosus
Alternative: Bronze Loquat
Eriobotrya deflexa
119th Street (Eastof ~ Mixed Natchez Crape Myrtle 20'-30' 4 sf
Willowbrook Avenue) Lagerstroemia indica x fauriei 'Natchez'
Brisbane Box
Lophostemon confertus
120th Street (Eastof ~ Mixed Pink Trumpet Tree 25'-35' 5 sf
Wilmington Avenue) Handroanthus impetiginosus
Alternative: Bronze Loquat
Eriobotrya deflexa
120th Street (Westof ~ Canary Island Pine Natchez Crape Myrtle -
Wilmington Avenue) Pinus canariensis Lagerstroemia indica x fauriei 'Natchez'
Brisbane Box -
Lophostemon confertus
121stStreet None Pink Trumpet Tree 25'-35' 5sf
(North side only) Handroanthus impetiginosus
Alternative: Bronze Loquat
Eriobotrya deflexa
122nd Street Mixed Pink Trumpet Tree 25'-35' 5 sf/Turf
(North side only) Handroanthus impetiginosus
Alternative: Bronze Loquat
Eriobotrya deflexa

*Recommended spacing considers the size of mature canopy, available planting areas, and adjacent land uses.

**QOptimal sizes provided.

WILLOWBROOK TOD SPECIFIC PLAN COUNTY OF LOS ANGELES



F. Parks and Open Space

Existing open space resources in the Plan Area include Mona Park, Faith and Hope Park, and the MLK
Fitness Garden. Mona Park is a 8.4-acre recreational facility that includes a softball and multi-
purpose fields, a gymnasium, and a swimming pool. It features year-round recreational programming
including youth sports, the summer lunch program, after-school snacks, and after- school day
camp programs. Faith and Hope Park opened in 2016 and will be connected north to 118™ Street
and south to Mona Park via the planned Green Alley of Family and Fellowship. Other important open
space resources are the MLK Fitness Garden at the MLK Center for Public Health that incorporates
a public walking path with fitness equipment and the planned Fellowship Garden of Love at Holmes
Community Garden.

Faith and Hope Park opened in 2016 along East 119th Street.  MLK Fitness Garden is located along
120th Street.

Mona Park connects to East 120th Street along a landscaped paseo (shown on the right).

The recommended strategies for parks and open space build upon the existing and planned

park spaces in the Plan Area. These strategies include:

e Exploring joint-use opportunities with the schools.

e Encouraging new development to provide public open space as a community benefit.
Potential locations are shown in Figure 5-1.

e Considering building pocket parks and community gardens on County-owned vacant lots.

e Improving bicycle and pedestrian access to existing and future parks and open spaces.

CHAPTER 5 STREETSCAPE IMPROVEMENTS
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G. Mona Boulevard Bicycle/Pedestrian Path

Mona Boulevard provides north-south pedestrian access on the east side of the Plan Area including
access to Mona Park, the MLK Elementary School and the Dr. Ralph Bunche Middle School. Mona
Boulevard between the 1-105 Freeway to 124th Street is proposed to be converted from a four-lane
street to a three-lane street with a pedestrian/bicycle trail along the west side of the street that meets
Class | design guidelines. A typical cross section is shown in Figure 4-3 in Chapter 4.

The Mona Boulevard Bicycle/Pedestrian Path (a Class | Bicycle Path) will connect residential neighborhoods with Mona
Park, MLK Elementary School and Dr. Bunche Middle School.

WILLOWBROOK TOD SPECIFIC PLAN COUNTY OF LOS ANGELES
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Infrastructure

6.1 Introduction

The purpose of this chapter is to provide an overview of existing and planned infrastructure facilities,
and to outline recommended infrastructure upgrades for the Plan Area. The recommended upgrades
are based on analyses of the capabilities and capacities of existing facilities and projected
infrastructure needs based on build-out of the Willowbrook TOD Specific Plan. Figure 6-1 shows how
the Plan Area has been divided into “groups” for the purposes of the analyses.

6.2 Water System

Three water purveyors serve the Plan Area: Liberty Utilities (formerly Park Water Company), Golden
State Water Company and Los Angeles Department of Water and Power (LADWP). Park Water
Company provides water service to the area west of Wilmington Avenue, and Golden State Water
Company provides water service to the area east of Wilmington Avenue. There are potable water
lines under almost all streets and alleys within the Plan Area. The sizes of the potable water lines vary
from 4 to 12 inches. The existing pipes that distribute water services in the Plan Area include steel
pipe (ST), asbestos cement pipes (AC), ductile iron pipes (DI), and cast iron pipes (Cl). Figure 6-2
shows the layout of the existing water lines. This figure also illustrates the upgrades necessary to
meet the projected demand.

As shown in Figure 6-2, except for Group 14 (which remains unchanged), almost all development
capacity groups under total build-out of the Specific Plan have some increase in land use density,
which in turn results in an increase in water demand. Most of the existing water lines in the Plan
Area are 8 inches in diameter and above. The 8 inch pipes generally have the capacity to handle the
increase in water demand/load under total build-out of the Plan Area. However, to meet the demand
of water consumption, including water services for fire prevention purposes, such as demand of new
fire hydrants and fire sprinkler systems in the new developments in the post total “build-out”
condition, the following upgrades in water line pipe sizes are recommended:

Group 2A, 2B:
Replace existing water line of 4 inch Cl on 118th Street north of this area with 8 inch
DI (or PVC C-900).
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Group 3B:
Replace existing water line of 6 inch Cl in the alley between Holmes Avenue
and Bandera Street with 8 inch DI (or PVC C-900).

Group 3C, 3D, 3E, 3F, 3G:

Upgrade existing water line of 4 inch Cl on 117th Street from Compton Avenue
to Holmes Avenue and the 4 inch Cl in 117th Place with 8 inch DI (or PVC C-
900).

Group 8, 9:
Upgrade existing water line of 6 inch Cl and 4 inch Cl in 119th Street to 8 inch DI (or PVC
C-900) from Willowbrook Avenue to Mona Boulevard.

Group 9, 10:
Replace existing water line of 6 inch Cl and 4 inch ClI in 118th Street with 8 inch CI from
Willowbrook Avenue to Mona Boulevard.

All three water purveyors will evaluate future development within their service areas and conduct
their own detailed analysis, and will ultimately decide whether the water distribution facilities are
required to be upgraded.

6. 3 Sewer System

The sewer lines serving the Plan Area are owned and maintained by DPW and the Sanitation Districts
of Los Angeles County (LACSD). The sewer lines within the area are mainly Vitrified Clay Pipes (VCP).
The sewer mains are all under the major streets with smaller lateral lines connecting directly to
residential buildings or businesses (Figure 6-3).

As mentioned earlier in the water system section, except for Group 14 (which remains unchanged),
almost all development capacity groups under total build-out of the Specific Plan have some increase
in land use density, which in turn results in an increase in sewage effluent throughout the Plan Area.
The cumulative sewage effluent by each Tributary Area (shown in Figure 6-4 and Table 6-1) has been
calculated using the Zoning Coefficient for runoff provided for a typical sewer area study by the DPW
Land Development Division. All existing sewer mains in the Plan Area are 8” or above in diameter.
Using the minimum allowable slope of 0.24 percent, the design capacity for the existing sewer mains
are at least 0.27 cfs (some pipes are larger than 8 inch). There are five (5) existing sewer collection
points that may not be adequate to meet the future cumulative sewage effluent.

One of the purposes of this study is to identify the deficiencies, if any, of the existing utilities when
compared to the future developed condition. This study has identified that the developments in Tributary
Areas 5, 7, 8, 11, and 16 have the potential to exceed the existing sewage capacity of their connecting
sewer mains. The rest of the groups should remain below the sewage capacity.

Since the design capacity refers to future full build-out conditions there is no real justification to upgrade
any of these sewer mains at this time. Regardless, DPW will require a detailed sewer area study of any
new development within Tributary Area 5. The sewer area study will determine whether any upgrade
will be required for sewer system network at the time of that specific development. The LACSD will also
review all new sewer infrastructure upgrades as DPW will send improvement plans for the district to
review.
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Table 6-1:
Sewer Area Study Calculations by Tributary Area

Cumulative | Cumulative

Street Name Size Area (Acres) f::‘c::“(i::i Calculated Depth Comment
(inches) Flow* (cfs) (inches)
Tributary Area 1 (Compton Ave) 8 0.24 Not Part of Calculations
Medical Buildings & Residential (R-3) N/A Private Sewer Line
Tributary Area 2 (Compton Ave) 8 0.24 0.1836 3.2
Commerecial 3.60 0.0540
High School (1,675 people x 20 gal/day x 2.5) N/A 0.1296 1,600 students & 75 staff
Tributary Area 3 (Compton Ave) 8 0.24 0.1350 2.8
Residential (R-3) 4.50 0.1350
Tributary Area 4 (Compton Ave) 8 0.24 0.1041 2.4
Lincoln ES 2.5 x ((280 students x 15 gal/day) + (50 staff x 20 gal/day)) N/A 0.0201 280 students & 50 staff
Mixed-Use 2 (60 du/acre) 1.40 0.0840
Tributary Area 5 (Wilmington Ave) 8 0.24 1.9023 6.4
Lincoln ES 2.5 x ((280 students x 15 gal/day) + (50 staff x 20 gal/day)) N/A 0.0201 280 students & 50 staff
Charter ES 2.5 x ((336 students x 15 gal/day) + (35 staff x 20 gal/day)) N/A 0.0222 336 students & 35 staff
Mixed-Use 2 (60 du/acre) 31.00 1.8600
Tributary Area 6 (Imperial Hwy) 8 0.24 0.1061 25
Commercial 7.07 0.1061
Tributary Area 7 (Wilmington Ave) 8 0.24 0.4437 5.4
Mixed-Use 1 (30 du/acre) 14.79 0.4437
Tributary Area 8 (Willowbrook Ave) 15 0.12 2.7945 12.1
Residential (R-3) 11.69 0.3507
Residential (R-2) 3.60 0.0720
Residential (R-1) 2.86 0.0257
Tributary Area 9 (Willowbrook Ave) 8 0.24 0.0356 14
Commerecial 2.37 0.0356
Tributary Area 10 (Mona Blvd) 8 0.24 0.0323 1.4
Commercial 2.15 0.0323
Tributary Area 11 (Mona Blvd) 8 0.24 0.2887 4.2
Residential (R-3) 0.99 0.0297
Residential (R-2) 12.95 0.2590
Tributary Area 12 (Mona Blvd) 8 0.24 0.1654 3.1
Residential (R-1) 18.38 0.1654
Tributary Area 13 (Mona Blvd) 8 0.24 0.1516 3.0
Residential (R-1) 16.84 0.1516
Tributary Area 14 (Mona Blvd) 8 0.24 0.2006 3.4
Residential (R-3) 2.17 0.0651
Residential (R-1) 15.05 0.1355
Tributary Area 15 (Willowbrook Ave) 8 0.24 0.1310 2.8 Manhole 48
Residential (R-3) 3.70 0.1110 Includes 117th to 119th
Residential (R-1) 2.22 0.0200
Tributary Area 16 12 0.24 1.0468 7.1 Trunk Line
Residential (R-3) 19.00 0.5700 at Oris and Willowbrook
Residential (R-2) 16.64 0.3328
Residential (R-1) 16.00 0.1440

* Based on current land use and coefficients per DPW.
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Sewer laterals are sewer pipes which connect with buildings with sewer mains that run in the street. In
general, new or upgraded sewer laterals are required for new buildings, with the cost of the installation
borne by the developers.

6.4 Storm Drain System

The storm drain system serving the Plan Area is maintained by the Los Angeles County Flood Control
District (LACFCD). The storm drain system within the Plan Area consists of mostly underground
Reinforced Concrete Pipes (RCP) ranging from 24 to 54 inches (Figure 6-3).

Build-out of the Plan Area will generate little or no increase in runoff to the existing drainage
system, since the area is completely developed. Approximately 80-90 percent of the existing Plan
Area is impervious. It is predicted that the new development will not directly trigger any need for
upgrades to the County’s existing storm drain major backbone facilities, mainly due to the Low
Impact Development (LID) Ordinance requirements for percolation and on-site detention for new
development, which will stabilize and/or even reduce runoff in the Plan Area.

There are no recommendations to upgrade the existing storm drain system within the Plan
Area.

LID Practices and Project Requirements

In October 2008, the County adopted the LID Ordinance as part of Los Angeles County Code Title 12,
Chapter 84 to require the use of LID principles in all development projects except road and flood
infrastructure projects. Unlike traditional stormwater management, which collects and conveys
stormwater runoff through storm drains, pipes, or other conveyances to a centralized stormwater
facility, LID uses site design and stormwater management to maintain the site’s pre-development
runoff rates and volumes. The goal of LID is to mimic a site’s pre-development hydrology by using
design techniques that infiltrate, filter, store, evaporate, and detain runoff close to the source of
rainfall.

LID practices or stormwater quality control measures can be categorized into the following types:
* Retention-based stormwater quality control measures
Examples: bio-retention, infiltration basin, dry well, permeable pavement.
e Bio-filtration
Example: bio-filtration area.
e Vegetation-based stormwater quality control measures
Example: stormwater planter (or planter box), vegetated swale, green roof.
e Treatment-based stormwater quality control measures
Examples: sand filter, constructed wetland, propriety treatment control measures.

All new development that requires new grading in the Plan Area will require preparation of a
hydrology study to demonstrate that building sites are free from flooding hazard. New development
will be required to mimic the site’s pre-development runoff by choosing the appropriate LID practice
most suitable for the site. A proposed project must demonstrate that any proposed improvement,
including filling, does not raise the flood level upstream or downstream of the project. As required by
the County, developers shall prepare National Pollution Discharge Elimination System (NPDES)
reports, such as the Water Quality Management Plan (WQMP) and Stormwater Pollution Prevention
Plan (SWPPP), to ensure the quality of water is preserved and adverse environmental impacts are
minimized.

WILLOWBROOK TOD SPECIFIC PLAN COUNTY OF LOS ANGELES



6.5 Electrical System

Southern California Edison (SCE), which is a private utility company, provides electrical power service
to the Plan Area. SCE sets its own service standards, with oversight from the California Public Utilities
Commission (CPUC), and facility improvement strategies. Currently, there is a network of aerial
electrical facilities creating a power grid that supplies sufficient electrical service to the Plan Area.
There is no major deficiency or functional problem in the power supply facilities within the Plan
Area. The specific locations of the existing underground and overhead electrical lines are illustrated
in Figure 6-5.

The decision to upgrade the power supply facilities and the number of upgrades to meet the demand
of future development will be determined by SCE in coordination with the County after developers
have submitted their building plans. Demand for services and the ability to serve new developments
are generally determined on a case-by-case basis.

Most of the electrical distribution facilities in the Plan Area are aerial facilities. The Specific Plan
recommends that existing aerial electrical facilities be placed underground whenever funding is
available. Underground electricity provides higher reliability, is safer in general, and is also less
unsightly. One of the potential funding mechanisms is CPUC Rule 20. CPUC Rule 20 is a set of policies
and procedures established by the CPUC to regulate the conversion of overhead electric equipment
to underground facilities, a process often referred to as “undergrounding.” Rule 20 determines the
level of ratepayer funding for different undergrounding arrangements.

CPUC Rule 20

Under Rule 20, undergrounding projects are financed by utility rate money, combined rate funds and local
tax proceeds, or private funds, depending on whether Rule 20A, Rule 20B or Rule 20C provisions apply.

Rule 20A: Rule 20A projects are paid for by all SCE customers and ratepayers, not just those who live in
locations where facilities will be undergrounded. To qualify for full funding through utility rate proceeds,
projects must produce a benefit to the general public, not just customers in the affected area, by satisfying
one or more of these criteria:

e The location has an unusually heavy concentration of overhead facilities.

e The location is heavily traveled.

e The location qualifies as an arterial or major collector road in a local government’s general plan.

e The overhead equipment must be located within or pass through a civic, recreational or scenic area.

Using CPUC formulas, SCE allocates rate funds to communities for undergrounding based on previous
allocations, the ratio of customers served by overhead facilities to all the customers in the community, and
the fraction that customers in the community represent of all SCE customers. Local governments use these
formulas to project allocations, which allow them to prioritize projects and develop project schedules.
Because funds are limited, local governments sometimes must wait and accumulate their allocations
before starting an undergrounding project.

Rule 20B: If an area is not eligible for Rule 20A or if local government cannot or chooses not to rely on
the Rule 20A allocation process, Rule 20B allows rate funds to subsidize an undergrounding project. The
subsidy includes an amount equal to about 5 to 20 percent of the total cost. The remaining cost is funded
by local governments or through neighborhood special assessment districts.

Rule 20C: Rule 20C enables property owners to pay for undergrounding electric lines and equipment if
neither Rule 20A nor 20B applies.
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It is also worth noting that, prior to any undergrounding process, SCE will take the lead in contacting
the other low voltage utilities that might be sharing the power poles with SCE aerial facilities, such
as the telecommunication provider (AT&T) and cable TV provider (Spectrum) to coordinate and
execute a joint trench. During this process, SCE will also reach out to DPW, Public Utility Division, for
their assistance in contacting and coordinating with the aforementioned utility providers.

It is recommended that prior to approving new development, the County should contact the SCE
regional manager in the Willowbrook area and set up an inspection at the new development site to
determine whether the existing aerial SCE facilities in the area qualifies for Rule 20A funding.

6.6 Natural Gas System

The Southern California Gas Company/Sempra Utilities (The Gas Company), which is a private utility
company, is the gas service provider for the Plan Area. Currently, gas pipelines are in all major
streets in the Plan Area, specific locations of gas pipelines are illustrated in Figure 6-5.

The analysis on the capacity and capability to meet future demand will be conducted by The Gas
Company in coordination with the County upon submittal of building plans by developers.

6.7 Telecommunications System

The Plan Area is within the service area of AT&T, which is a private utility company. AT&T is the
provider of both local and long distance telecommunications in the Plan Area (Figure 6-5). The
current local telecommunications network lacks the high speed internet service that will be in
demand by future businesses and residents in the area.

AT&T will assess the demand for services and the ability to serve new developments on a case-by-
case basis. The capacity and capability analysis for meeting future demands within the Plan Area will
be conducted by AT&T after building plans are submitted by developers.

If there is “undergrounding” of existing aerial telecommunication facilities, SCE will reach out to AT&T
and coordinate a joint trench. To save on costs, AT&T is likely to participate in the joint trench operation.
SCE will dictate the layout of the trench, and the telecommunication lines would follow. According
to the representative from AT&T, there are no major facility upgrades planned in the Plan Area in
the near future. However, if there are facilities upgrades in the future, in most cases, AT&T will be
responsible for the construction cost up front, and will recoup the cost later with the additional
revenue from added customers.

6.8 Cable Television System
The cable service provider for this area is Spectrum, which is a private utility company. Most of the
existing cable TV systems within the Plan Area are aerial facilities that share power poles with the

electrical system, with a few existing underground conduits (Figure 6-5).

New land uses resulting from the Specific Plan will consist of both commercial and residential
development; therefore, high speed internet and cable television services will be in demand. Similar
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to a telecommunications system, Spectrum will assess the demand for services on a case-by-case
basis and ultimately make the decisions concerning upgrades for the existing cable TV systems to
meet the demand of the future developments.

If there is undergrounding of existing aerial telecommunication facilities, SCE will reach out to
Spectrum and coordinate a joint trench. Similar to a telecommunications provider, Spectrum is likely
to participate in the joint trench operation to save on construction costs.

In most cases, if there are facilities upgrades required, Spectrum will be responsible for the
construction costs up front, and recouping the cost later on with the additional revenue from the
added customers.
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Economic Development Strategy

7.1 Introduction

The Plan Area is expected to undergo sizable growth in employment to support uses related to the
hospital, medical offices, education and research and development, and retail and commercial offices.
The purpose of this chapter is to provide the Economic Development Strategy for the Willowbrook
TOD Specific Plan. The strategy provides economic analysis, a financing strategy, and policy
recommendations to realize the full potential of Metro’s investments in the redesigned
Willowbrook/Rosa Parks Station and the County’s investments in the MLK Medical Center Campus.
The economic development strategy includes:

= Strategies that leverage public investments within the Specific Plan framework and build upon
local assets to revitalize the Willowbrook community;

= |dentification of potential community benefits from the implementation of the Specific Plan;

= Projections of employment and wage growth from implementation of the Specific Plan;

= Capital Improvement Program (CIP) that identifies and prioritizes a range of infrastructure and
amenity improvements that benefit the community; and

= Financing approaches for the implementation of infrastructure and services.

The SCAG employment and demographic forecasts for the study area and the MLK Medical Campus
Master Plan, as well as supporting documents and studies for the MLK Community Hospital and CDU
informed the strategies.

7.2 Opportunities for Economic Development

The rehabilitation and expansion of the MLK Medical Campus, the redesign of the Willowbrook/
Rosa Parks Station and the potential demand for ancillary medical services that may locate nearby,
are the main economic opportunity drivers for the area. It is important to leverage these economic
investments to provide employment and housing development opportunities to the Specific Plan area
and the greater Willowbrook community.

CHAPTER 7 ECONOMIC DEVELOPMENT STRATEGY
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7.3 Vision for a Community of Health and Wellness

The revitalized MLK Medical Campus is a catalyst for broader economic development and community
service benefits to the Willowbrook and neighboring communities. By facilitating bicycle and pedestrian
improvements and increasing transit access and housing choices, this Specific Plan helps realize the
community’s vision for health and wellness. This vision was inspired by a ULl Technical Assistance
Panel study in 2009. The ULI panel identified the entire master-planned area as having the potential
to become a health-focused, transit-oriented district.

The Plan Area has several interconnected subareas located to the west of the rail tracks and south
of the freeway: 1) MLK Medical Center Subarea encompassing the MLK Medical Center campus;

2) CDU Campus Subarea encompassing CDU and King Drew Magnet High School; 3) Northwest Subarea
including Lincoln-Drew Elementary School, Barack Obama Charter Elementary School, a proposed
community college workforce training center, and an expanded County library; 4) the Kenneth Hahn Plaza
Subarea; 5) single and multi-family homes and sites with retail and mixed-use development potential on
Wilmington Avenue; and 6) the Willowbrook/Rosa Parks Station Subarea.

7.4 Economic Development Strategy

The Economic Development Strategy recommends implementation strategies. Key components of the
strategy are discussed in this section and summarized in Table 7-1. The steps and actions within the
recommended implementation strategy are contingent upon funding and allocation of resources. The
timeline identified is a relative estimate in comparison to other steps and actions within the strategy.
Other key components are public financing and economic incentive methods for implementing the
conceptual CIP in the Plan Area, as presented in Chapter 8.

The Economic Development Strategy presents a range of public and private financing techniques and
related programs that could be used as part of the implementation strategy for the CIP, including land
use incentive strategies, financing program initiatives, and public-private partnerships that build upon
the substantial public and private investment into the MLK Community Hospital, CDU and the redesign
of the Willowbrook/Rosa Parks Station.

Additionally, the CIP compiles the required public infrastructure and related costs to implement the
Specific Plan. The CIP also identifies the projects that are essential to attract private investment
within the Plan Area, and presents short-, mid- and long-range priorities over the anticipated build-
out of the Plan Area.

Furthermore, the Economic Development Strategy presents five categories of actions to facilitate
local economic development objectives. These categories highlight actions available to local County
government to promote the vision of the Specific Plan. These actions include: a) institutional
arrangements; b) targeted development opportunities; c) land use planning; d) infrastructure and
services planning; and e) implementation and financing strategies.

WILLOWBROOK TOD SPECIFIC PLAN COUNTY OF LOS ANGELES
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Implementation Step2

Table 7-1:
Implementation Strategy

Key Action’

Coordinating Agencies

Timeframe'

Develop Institutional Arrangements e Work with the MLK Health and Wellness Community Development Corporation County of Los Angeles Short-Term
(MLK-CDC). Community Based Stakeholders
Foster Public-Private Partnerships e Coordinate with MLK Community Hospital and Charles Drew University to integrate County of Los Angeles Ongoing
local workforce training and capabilities with ultimate job growth, direct spin-off MLK Community Hospital
activities in healthcare services and allied office uses. Charles Drew University
MLK-CDC
Improve Kenneth Hahn Plaza o Work with Kimco Realty Corporation, the operator of Kenneth Hahn Plaza, to enhance County of Los Angeles Ongoing
the retail and dining experience and coordinate pedestrian, safety, and landscape Kimco
improvements at the Plaza. MLK-CDC
® Assist in tenant recruitment. Ongoing
o Work with Kimco Realty Corporation to explore mixed-use development. Long-term
Continue Partnership with Los Angeles |® Continue to collaborate with the Workforce Collaborative's initiative to coordinate County of Los Angeles Ongoing
County Workforce Collaborative workforce training programs for residents with public and private employers. LAC Workforce Collaborative
LACDA
Create Opportunities for Infill Mixed- e Coordinate with existing property owners on economic development opportunities of County of Los Angeles Mid- to Long- Term
Use Development under-utilized and vacant sites. LACDA
e Coordinate with Compton Unified School District(CUSD) regarding the redevelopment
of the school sites.
e Coordinate with the LACDA regarding the use of the Successor Agency-owned parcels.
Pursue Local, State and Federal e |dentify, monitor, and apply for other government funding sources, for infrastructure County of Los Angeles Ongoing
Infrastructure Funding Sources and transportation improvements (also see Tables 7-2, 8-2 and 8-3). LACDA
Metro
Establish an Enhanced Infrastructure e Conduct feasibility analysis and necessary elections for establishing an EIFD for County of Los Angeles Short- to Mid- Term
Financing District (EIFD) financing public improvements and amenities. LACDA
Establish a Development Impact Fee e Conduct feasibility analysis for establishing a DIF Program for equitably spreading County of Los Angeles Short- to Mid- Term
(DIF) Program infrastructure costs equitably over new development. LACDA
DPW/DRP
Establish a Parking Management District |® Consider a parking management plan in the Northwest Subarea to improve the Partnership between County of Los Mid- to Long- Term
in the Northwest Subarea availability of parking supply and pricing. Angeles and Major Property
Owners/Developers
Establish a Business Improvement e Marketing/promotional events/security/maintenance above existing public services; Property Owners/Business Owners Mid- to Long- Term
District (BID) small scale capital improvements.
® Assessments must be benefit based.

1.The timeline identified is a relative estimate in comparison to the other actions included in the strategy.

Short-Term: 0-2 Years; Mid-Term: 2-5 years; and Long-Term: > 5 years;
Ongoing: occurring annually over development period.

2. The recommended steps and actions are contingent upon funding and allocation of resources.

Source: Stanley R. Hoffman Associates, Inc.
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A. Institutional Arrangements

Community Development Corporation. Established in 2015, the MLK Health and Wellness Community
Development Corporation (MLK-CDC) aims to develop an “urban family-health campus” adjacent to
the new MLK Community Hospital, starting with re-purposing the former King-Drew hospital
building into the MLK Community Wellness Center that will house a variety of service providers,
including mental health, family services, job training and creation, outpatient clinical, bio- science,
physical wellness, and neighborhood place-making.

The Specific Plan recommends the expansion of the MLK-CDC to provide a broader coverage of the
Plan Area. The expanded MLK-CDC would direct the visioning, formulation and implementation of
economic development strategies/plans and offer an effective means to achieve Specific Plan goals.
The expanded MLK-CDC would operate under the auspices of the County with stakeholder roles at
the county and community levels through adequate representation in executive roles. The MLK-
CDC could take on the critical function of directing and coordinating various actors and available
resources in pursuing targeted economic development opportunities for real estate development
and identifying infrastructure and services in coordination with other partners. The MLK-CDC could
also play a central role in workforce development through skills gap assessments and through
leveraging existing programs at the national, state and county levels and instituting new ones, as
necessary.

Public-Private Partnerships. Public-private partnerships provide effective means in the current
constrained economy to leverage limited resources and achieve mutually desired goals. Potential
partnerships between local and regional public agencies include those with specialized institutions
in education, health care and research and development such as the MLK Community Hospital and
CDU. Partnerships with the private and non-profit sectors enable the integration of local workforce
capabilities with the ultimate job growth. Expanding these partnerships will help achieve the Specific
Plan goals.

Los Angeles County Workforce Collaborative. Initiative for a Competitive Inner City (ICIC) is underway
to help coordinate national, state and county wide workforce training programs, and for targeted
collaboration with key stakeholders, including the private sector. Continuing to build on the work of
the Workforce Collaborative helps the Specific Plan goals of improved employment opportunities for
Willowbrook residents.

B. Targeted Development Opportunities

Several specific and targeted development opportunities have been identified for Willowbrook
under the Willowbrook TOD Specific Plan, including:

Leveraging Health Care and Education Opportunities. Ongoing collaboration with the MLK Community
Hospital should be leveraged for spin-off activities in health-care services and allied office uses.
Similarly, ongoing partnership with CDU has the potential to spur research and development activities
in healthcare and science programs for employers who want or need to be part of the medical
community around MLK Medical Center.

Kenneth Hahn Plaza. The Plaza offers an opportunity for enhancing the retail and dining experience in
the community through store location and enhanced design and capital improvements; the shopping
center also has the potential for mixed-use, transit-oriented development.

WILLOWBROOK TOD SPECIFIC PLAN COUNTY OF LOS ANGELES



C. Land Use Planning

Land Assembly. Land assembly incentives become important, particularly in a post-redevelopment
environment, where encouraging the consolidation of smaller parcels into a larger, developable area
results in more efficient development. While land assembly incentives are limited in the Willowbrook
area, one incentive is the expedited processing of development that furthers the goals and objectives
of the Specific Plan vision.

Use of Successor Agency Parcels. The economic development strategy recommends the catalytic use
of parcels inherited by the successor agency to the County redevelopment agency to further incentivize
the Specific Plan goals and objectives.

Reconfiguring Publicly Owned Parcels. Land resources already owned by agencies should be assessed
for reconfiguration and consolidation for new development opportunities. Local public schools in the
Northwest Subarea of the Plan Area have the potential to be reconfigured to make additional land
resources available for private sector development under either a lease or sale arrangement.

D. Implementation and Financing Strategy

Various financing and implementation methods are viewed as important in the long-term context
of the Specific Plan vision for a health and wellness community that builds on MLK Medical Center
and CDU investments and attracts both residential and non-residential development, preferably
with a medical employment related focus. These actions, their primary uses, responsible parties for
implementation and phasing are summarized in Table 7-2.

Some of the techniques need to start early to build resources for the future, such as an Enhanced
Infrastructure Financing District (EIFD), and others may be implemented after some development has
occurred, such as a Parking Management District or a Business Improvement District (BID) but are still
considered important as part of the overall strategy. Some of the techniques are exclusively for capital
financing or operations and maintenance, and some of these techniques can provide both funding
approaches. The strategy also includes the early establishment of public-private partnerships that
can foster confidence in the attractiveness and vision of the Plan Area.

Core Strategies. The core, early strategies include maximizing infrastructure financing through an
EIFD and establishing a development impact fee program for essential infrastructure, such as parking
or street improvements, that spreads the costs equitably over new development. Also considered
important in the short-term is the expansion of the non-profit MLK-CDC to direct the visioning,
formulation and implementation of Specific Plan goals and objectives. Additionally, part of the mid- to
long-term strategy would be to create a parking management plan that could address both the long-
term supply and operations side of the parking system, including unbundling the cost of parking from
the underlying rent or lease payments.

Along with maximizing these funding sources, the CIP for the Specific Plan, as discussed conceptually in
this Chapter 7, identifies top community priorities to facilitate timely provision of public infrastructure
and services.

Grant Funding Opportunities. Ongoing grant funding opportunities at the local level include Cap-
and-Trade under the Low Carbon Transit Operations Program and the Metro and Transportation
Development Act (TDA) funding. The Metro and TDA grant opportunities are generally funded through

CHAPTER 7 ECONOMIC DEVELOPMENT STRATEGY
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Financing Methods
DevelopmentImpact Fee
(DIF)

Table 7-2:

Summary of Potential Financing Techniques

Primary Uses
Capital improvements necessitated by new development. AB
1600 requires that a reasonable relationship or “nexus” must
exist between the amount of the impact fee and the project on
which it isimposed.

Coordinating Agencies

County of Los Angeles

Timeframe'
Short-to Mid- Term

Special Benefit Assessment

e Capitalimprovements necessitated by new development.
® Assessments must be benefit based.

County of Los Angeles

Mid- to Long- Term

Landscape Maintenance
District (LMD)

e Landscaping improvements.
e landscapingoperationsand maintenance.
e LMD assessments must be benefit based.

County of Los Angeles

Mid- to Long- Term

Mello-Roos Special Tax

e Capital improvements.
e Operationsand maintenance.
e Canfinance projects and services with both local and general

County of Los Angeles

Mid- to Long- Term

education, community and affordable housing services.

benefits.
Business Improvement ® Marketing/promotional events/security/maintenance above Property Owners/BusinessOwners Mid- to Long- Term
District (BID) existing public services; small scale capital improvements.
® Assessments must be benefit based.
Community Development e Federal program that provides direct annual grants to cities, County of Los Angeles Department Mid- to Long- Term
Block Grant (CDBG) counties, and states across the country. of Regional Planning (DRP)
e Grantsare intended to revitalize disadvantaged areas, expand
affordable housing and economic opportunities.
Enhanced Infrastructure Financing e Use of County's future ad valorem property tax increment County of Los Angeles Short- to Mid- Term
District (EIFD) for financing publicimprovements and amenities.
e Requires a 55 percent vote of the electorate to incur bonded
indebtedness; no increase in local property taxes.
Community Revitalizationand e Similarto an EIFD, AB2 allows use of the County's property County of Los Angeles Short-to Mid- Term
Investment Authorities (AB 2) tax increment for capital financing.
e Subject to a majority protest vote and subject to certain
conditions related to serving disadvantaged communities.
CommunityDevelopment Corporation o Community development corporations (CDCs) are 501(c)(3) non- | County of Los Angeles/Community- Short- to Mid- Term
(CDC) profit organizations for local areas. Based Stakeholders
e Community-based and provides economicdevelopment,
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Financing Methods

Table 7-2 (Continued)

Primary Uses

Coordinating Agencies

. 1
Timeframe

Program - transit uses and roadway improvements.

o Metro Wayfinding Signage Grant Pilot Program.
o Metro Open Streets Program - regional car-free events.
e Surface Transportation Program - bicycle and pedestrian

improvements and on-system roadway improvements.

California Infrastructure and Economic e Infrastructure State Revolving Fund (ISRF) Program provides Governor's Office of Business and Mid- to Long- Term
Development Bank economic development financing to agencies and non-profit Economic Development
corporations.
e Bank has broad authority to issue tax-exempt and taxable
revenue bonds.
Parking Management District e Local districts that regulate parking supply and rates to meet the Partnership between Mid- to Long- Term
parking needs of the area. County of Los Angeles and Major
® They can promote transit use, ridesharing, and alternative Property Owners/Developers
modes of transportation.
Cap-and-Trade (Pursuant to AB 32) e AB 32 authorizes the use of market mechanisms through an Caltrans in coordination with the Ongoing applications for grant
annual auction of surplus emissions reduction credits to California Air Resources Board funding
generate funds, a portion of which can be targeted for clean (CARB)
transportation and sustainable community plans.
o The Low Carbon Transit Operations Program provides funding
assistance for transit agencies to reduce GHG gas emissions and
serve disadvantaged communities.
Metro and Transportation Development |® Two percent of total TDA funds are allocated for bicycle and Metro Bi-Annual Metro "Call for
Act (TDA) pedestrian projects. Projects" application process
Metro - Various Grant Programs e Congestion Mitigation and Air Quality (CMAQ) funds - bicycle, Metro Ongoing applications for grant
pedestrian and wayfinding projects. funding
® Metro Express Lanes Net Toll Revenue Re-Investment Grant

California Capital Investment Incentive e Existing State program that provides property tax abatement for County and Governor's Office
Program (CIIP) up to 15 consecutive years for large capital investment by of Business and Economic
qualified manufacturing facilities (must exceed $150 million). Development
Other Outside Grants and Loans e Potential TOD grants from State's Strategic Growth Council (SSGC). DRP; SSGC; SCAG Ongoing applications for grant
® SCAG Sustainable Communities Planning grants. funding
® Business fagade improvement program grants.
e Affordable housing grants.

1. The timeline identified is a relative estimate in comparison to other actions included in the strategy.
Short-Term: 0-2 Years; Mid-Term: 2-5 years; and Long-Term: > 5 years;

Ongoing: occurring annually over development period.
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local sales tax revenue measures on an annual or biannual cycle and have their own competitive
application process. Other grant funding opportunities are also available at the federal, State and
regional levels.

Additionally, programs such as the State of California’s Infrastructure and Economic Development
Bank (I-Bank) provides low-cost loans for qualified local programs; and Community Development
Block Grant (CDBG) funds — while CDBG funds have been significantly reduced in recent years — still
provide an ongoing source of funding to meet local priorities as part of the overall strategy.

Traditional Financing Techniques. Some of the more traditional financing techniques include: special
benefit assessments, Mello-Roos special taxes and landscape lighting districts and are seen as mid-
to long-term techniques as significant development begins to occur. The special tax and landscape
lighting districts can fund both capital and operations and maintenance costs. Benefit assessments are
subject to majority protest of the property owners, and special taxes are subject to 2/3 approval of the
electorate.

A BID is a public/private partnership created to perform a variety of services to revitalize and
improve commercial neighborhoods above existing local governmental services. Currently, there
may not be enough business interest to form a BID, but over the mid- to long-term, interest may
increase, particularly if businesses see this as a joint effort to efficiently use their collective funding
to increase the quality and overall competitiveness of the area.

Emerging Techniques. Community Revitalization and Investment Authorities (CRIA), which was recently
enacted into law, authorizes the revitalization of disadvantaged communities through planning and
financing infrastructure improvements and upgrades; economic development activities; and affordable
housing via tax increment financing based, in part, on the former community redevelopment law. A CRIA
has some similarities to an EIFD, so both would not be implemented. The CRIA does have the power of
eminent domain while the EIFD does not; also the CRIA has a number of restrictions that relate to serving
disadvantaged communities and providing affordable housing. Finally, the County also has a California
Capital Incentive Program (CCIP) that provides property tax abatement for up to 15 years for large capital
investments by qualified manufacturing facilities (must exceed $150 million); however, under an EIFD,
this program would probably not be applicable as sufficient property tax increment revenues would
likely not be available for both purposes.

7.5 Community Benefits

Community benefits from the implementation of the Economic Development Strategy are summarized
below:

Identification and Coordination of Economic Opportunities. One of the pivotal benefits of public-
private partnerships is the ongoing leveraging of opportunities that benefit firms/enterprises and the
local workforce. A mechanism to implement workforce programs in response to private sector skill
demands establishes an approach for realizing the potential for jobs growth and payroll increases
within the community.

Capturing Benefits of Large Public Investments. Significant investments within Willowbrook in
institutional and public transit development are expected to catalyze future growth in residential and
non-residential uses over time. However, capturing and actually realizing these projected benefits
depends upon programs in place, including those outlined above, and the establishment of the
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EIFD for capital improvements for community recapture of fiscal benefits from increased property
valuation. Appropriate land use zoning, such as mixed-use, could further help incentivize the
potential around large public investments.

Expanded Business Activities and Local Job Opportunities. A combination of the various initiatives
outlined above could result in expanded business activities in spin-off industries associated with health
care services and research and development, and an expanded spillover demand for local services,
which would also benefit the local community. Land use planning serves a critical role in providing
locational opportunities for such activities. The community would benefit from the expansion of better
paying jobs in coordination with appropriate skills development initiatives, as discussed previously.

Better Transit Access and Jobs-Housing Balance. Public transit investments additionally provide
the benefit of improving two-way access to jobs and housing opportunities. The ability of workers to
access job opportunities in other parts of the County has the benefit of increasing community
prosperity. On the flip side, local firms’ ability to access a qualified workforce from a larger commute
shed is an important factor in locational choice in addition to availability of land. Expanded housing
opportunities over time could have the stabilizing benefit of improving the match of jobs and housing
within the sub-regional economy. Capital improvements connecting and improving local community
access to transportation infrastructure is an important community benefit in this regard to realize the
above economic outcomes.

Affordable Housing. With the loss of redevelopment agency affordable housing set-aside funds, the
decline in available affordable housing funds has been substantial. The County, through its Housing
Element, will continue to address existing and new sources of funding for affordable housing
programs, such as new market housing tax credit programs and programs that are currently being
considered by the California State legislature, but have not yet been adopted.

Enhancing Overall Quality of Life. An overarching community benefit of expanded jobs, access to
transit, and improved local services, local public infrastructure, and public amenities willenhance local
quality of life.

Increasing Public Safety. The proposed street and access improvements under this Specific Plan would
also have the benefit of improving public safety. A neighborhood with expanded business activities,
work opportunities, transit access, and housing opportunities would likely reinforce community
identity and citizen participation in local events, resulting in greater social and economic cohesion.

CHAPTER 7 ECONOMIC DEVELOPMENT STRATEGY
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Capital Improvement Program

8.1 Introduction

The conceptual CIP is summarized in Table 8-1 and outlines the general categories of improvements,
estimated costs, responsible agencies and phasing. The CIP sets forth an ideal scenario and
establishes priority projects contingent on the availability of funding. The total estimated costs in
this conceptual CIP scenario are about $73.3 million. The bulk of these costs are for the
Willowbrook/Rosa Parks Station relocation and improvements in the Kenneth Hahn Plaza by Metro.
The phasing for this work is identified as short-to-mid range, depending upon when the funding
resources become available.

The major local infrastructure and accessibility costs are estimated for Streetscape Improvements at
about $16.8 million, followed by about $3.5 million for Transportation-related Improvements. These
improvements will be overseen primarily by DPW and funded by a variety of other sources that are
presented in this chapter. The phasing for this work is estimated for short-to-mid to long- range. Again,
this work depends on the availability of funding, particularly if the newly adopted EIFD legislation is
used; this is because the EIFD’s bonding capacity will increase over time as property tax increment
increases with new development.

Finally, Public Parking Facility Improvements are identified as possible incentives for cost reductions
for private sector development within the northwest quadrant. However, no specific plans or garage
cost estimates are available at this time. An option for full construction of a public garage might be
cost sharing garage subsidies with the private sector. The phasing of these costs is seen as mid-to-
long- range because it is assumed that it will take five years or longer to create public infrastructure
and amenities to begin to draw private sector investment.

8.2 Potential CIP Improvements

A detailed listing of potential transportation and related improvements is presented in Table 8-2 along
with an identification of responsible lead and partner agencies, potential funding sources and phasing.
Table 8-3 presents the potential utility improvements by private or enterprise utility companies also
with their responsible lead companies and partner agencies, potential funding sources and phasing.

CHAPTER 8 CAPITAL IMPROVEMENT PROGRAM
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Table 8-1:
Summary of Capital improvement Plan Priorities

Improvement Estimated Cost Coordinating Agencies Timeframe'

Land Assembly2 N/A County and School Districts Short- to Mid-Term
Transit-Related/Transit-Station Improvements $ 53,000,000 Metro® Short- to Mid-Term
County of Los Angeles Dept. of
Transportation Improvements S 3,456,500 Public Works (DPW) Short- to Mid-Term
Streetscape Improvements S 16,835,315 DPW Short- to Mid-Term
Public Parking Garage Improvements/Subsidies N/A Potential Parking District” Mid- to Long-Term
TOTAL $ 73,291,815

1. The timeline identified is a relative estimate in comparison to other improvements in the CIP.
Short-Term: 0-2 Years
Mid-Term: 2-5 Years
Long-Term: >5 Years

2. Potential land resources are available from the successor agency to redevelopment and from public school districts
possibly reconfiguring their local campuses.

3. About 510.25 million from the U.S. Department of Transportation (DOT) TIGER competitive grant funds is
currently available; TIGER is an acronym for Transportation Investment Generating Economic Recovery.

4. A parking management district will incentivize private development through reduction in parking costs and
Management of parking supply.

Source: Stanley R Hoffman Associates, Inc.
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Table 8-2:
Streetscape and Transportation: Inprovements, Responsibility, Potential Funding Sources

Improvements Coordinating Agencies Potential Funding Sources ‘

Transit-related Improvements

. 1
Timeframe

Upgraded Metro Rosa Parks Transit Station Metro Metro ‘ Short-Term
Vehicular/Pedestrian Improvements
Road diet on Mona Boulevard County of Los Angeles ¢ Metro Call for Projects Mid-Term
Department of Public e Cap and Trade
Works (DPW) e County of Los Angeles
Road diet on Willowbrook Avenue West (between the Metro Station and DPW Transportation Funds Mid-Term
119th Street ¢ Federal and State grants
andloans
Traffic signal - intersection of Mona Blvd. and 119th Street DPW * Transportation Short-Term
- Traffic signal analysis and subsequent implementation Development Act Funds
Traffic signal - intersection of Wilmington and 122nd Street DPW Mid-Term
- Traffic signal analysis and subsequent implementation
Pedestrian signal - intersection of Mona Boulevard and 120th Street DPW Short-Term
- Pedestrian signal analysis and subsequent implementation
Pedestrian sidewalk paving on the west side of Willowbrook Avenue West DPW / Metro Mid-Term
between Metro Station & 119th Street
Pedestrian sidewalk improvements on Wilmington Avenue between DPW Mid-Term
Imperial Highway and 117th Street (both sides)
Pedestrian sidewalkimprovements along 119th Street between Private development Mid-Term
Wilmington Avenue and Willowbrook West (north side only)
Pedestrian Oriented Improvements Package (Standard Improvement DPW Mid-Term

package) — 12 locations

Standard Improvement package includes:

- add zebra-style crosswalks to all crossings

- add pedestrian countdown signals and audio signals to all crossings
- add passive pedestrian detection to all crossings

- add advanced stop bars to all approaches

- add bulb-outs or reduce curb returns on corners where feasible
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Table 8-2 (Continued)

Bicycle Improvements

Class | bicycle path and pedestrian trail on Mona Boulevard DPW
Class | bicycle path/Class IV cycle track on Willowbrook Avenue West Metro/DPW
Class Il bicycle lane on Imperial Highway between Compton Avenue and DPW
Mona Boulevard

Class Il bicycle lane on Wilmington Avenue between 120th and 124th DPW
Streets

Class Ill bicycle route signage/striping on Compton Avenue, 119th Street DPW
(between Wilmington & Mona), and Willowbrook Avenue West (south of

119th Street)

Implement Bicycle Stations MLK, CDU, Private Development

* Metro
e DPW
e Cap and Trade

¢ Federal and State Grants

Mid-Term

Short-Term

Mid-Term

Mid-Term

Mid-Term

Short- to Mid- Term

Streetscape Enhancements

Wilmington/119th/120th Streetscape Project (DPW-funded) DPW e Metro Short- to Mid-Term
e DPW

Street trees on Specific Plan streets not included above DPW ¢ Business Improvement Long-Term
District

Pedestrian-scaled lighting on Specific Plan streets not included above DPW e Landscape and Lighting Long-Term
District

Street furniture DPW Mid-Term

Other Mobility Related Actions

Community contest to rename 120th Street between Compton and DPW e Metro Short-Term

Wilmington Avenues ¢ County of Los Angeles

Setup Transportation Demand Management Program DPW e CDC Short-Term

Parking

Parking Management District DPW e County of Los Angeles, Mid-Term

Property and Business Owners

Enhanced Infrastructure

Financing District

e Future parking revenues

1. The timeline identified is a relative estimate in comparison to other identified improvements.
Timeline: Short-Term: 0-2 years; Mid-Term: 2-5 years; Long-Term: >5 years.

Source: Stanley R. Hoffman Associates, Inc., The Arroyo Group, The Mobility Group
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Utilities

Improvements
Evaluation of the need for water distribution
lines upgrades in the Specific Plan area

Table 8-3:

: Improvements, Responsibility, Potential Funding Sources

‘ Oversight Responsibility - Lead and Partner

Liberty Utilities, Golden State Water Company,
and City of Los Angeles Dept. of Water and
Power

Potential Funding Sources
WaterCompanies

Phasing1
Short-to Mid-Term

Detailed sewer study for Group 1

DPW and MLK Community Hospital

DPW through impact fees and

At time of developmentin

connectioncharges Group 1
Other sewer related review by required by Developers and LACSD Development Impact Fees Ongoing
Sanitation Districts of Los Angeles County
(LACSD)
Evaluation of demand for electrical services Primary responsibility: Southern California SCE through its utilities Ongoing
Edison (SCE) charges, as well as state
and federal grants and
Evaluation of demand for telecommunication  |Primary responsibility: AT&T AT&T funded through monthly Ongoing
services phone charges
Evaluation of demand for cable services Primary responsibility: Spectrum Spectrum through its utilities Ongoing
charges, as well as state and
federal grants and loans
Joint trenching with all utility providers Primary responsibility: SCE SCE in coordination with other Ongoing

Secondary responsibility: County of Los Angeles
oversight and other private dry utilities
companies

utility providers

1. Short-term: 0-2 years.
Mid-term: 2-5 years.
Long-term: >5 years.

Source: Stanley R. Hoffman Associates, Inc., JIMC 2 Civil Engineering
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Introduction

1.1 Specific Plan Location

The Willowbrook Transit--Oriented District (TOD) Specific Plan (Willowbrook TOD Specific Plan or
Specific Plan) area (Plan Area) is located in the unincorporated community of Willowbrook within the
County of Los Angeles (County). It is located along the I-105 freeway and at the junction of the Metro
A (formerly Blue) and C (formerly Green) Lines. The prejectplan area is approximately ten miles south
of downtown Los Angeles and is bordered by the incorporated cities of Los Angeles to the north, and
Lynwood and Compton to the east.

The Willowbrook TOD Specific Plan is focused around the Willowbrook/Rosa Parks Station, which-is-a
transfer station foren the Metro Blue-A Line and Green-C Line (see Figure 1-1). The Plan Area is
approximately 312 acres. Some of the key facilities that—are—located within the Plan Area are
Martin Luther King, Jr. (MLK) Medical Center, Charles R. Drew University of Medicine and Science
(CDU), Kenneth Hahn Plaza, Willowbrook Library, and MLK Center for Public Health.

What is a Specific Plan?*

A specific plan is a tool to systematically implement the General Plan within an identified project
area. Specific plans are used to ensure that multiple property owners and developers adhere to a
common plan or coordinate multiple phases of a long-term development. Specific plans must further
the goals and policies of the General Plan. Specific plans must be consistent with the General Plan.
No local public works project may be approved; no tentative map or parcel map for which a tentative
map was not required may be approved, and no zoning ordinance may be adopted or amended
within an area covered by a specific plan unless it is consistent with the adopted specific plan. The
authority for preparation and adoption of specific plans is set forth in the California Government
Code section 65450 et seq.

1 Chapter 6: Land Use Element, Los Angeles County General Plan.
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1.2 Background

The Los Angeles County General Plan 2035 (General Plan) identifies TODs as priority policy areas
throughout the County.- To create vibrant and healthy TODs, the County envisions developing specific
plans for all of the TODs that are located in the unincorporated areas.

The Willowbrook TOD Specific Plan demenstrates—establishes a clear vision for the Willowbrook
community, allows development that will lead to community benefits, and facilitates economic
development.—- The Specific Plan is accompanied by a Program Environmental Impact Report (PEIR),
which was prepared for the Specific Plan. The PEIR provides environmental clearance for specified
levels of development intensity and-to potentially streamlines future CEQA review.

1.3 Purpose

The purpose of the Willowbrook TOD Specific Plan is to alew—fer—revitalization—efrevitalize the

community within the project area and enceuraging-mprovementto improve-ef access to all modes
of transportation; including transit, walking, and bicycling. Consistent with the goals and policies
outlined in the General Plan, the Willowbrook TOD Specific Plan will:

e  encourage transit-oriented development,

e  promote active transportation,

e allow development that reduces vehicles miles traveled,

e allow development that creates community benefits, and

= streamline the environmental review process for future projects.

The Specific Plan is anticipated to facilitate development, especially residential and employment-
generating uses, proximate to the Willowbrook/Rosa Parks Station. The primary objectives of the
Specific Plan are to identify land use options that include mixed uses, increased housing opportunities,
and neighborhood-serving retail uses. In addition, the Specific Plan is intended to foster a healthy
community by improving pedestrian linkages between the Willowbrook/Rosa Parks Station, Kenneth
Hahn Plaza, MLK Medical Center, CDU, future mixed-—use areas, and existing residential

neighborhoods;as-wel-as-imprevingthepublicrealm.

1.4 Relevant Studies and Plans

The following recent and ongoing planning projects have provided direction and established a
foundation for the Willowbrook TOD Specific Plan:

o Willowbrook Area Access Improvements, County of Los Angeles Department of Public Works
(2015-2017)

e Willowbrook Community Parks and Recreation Plan (2016)

e Los Angeles County General Plan 2035 (2015)

¢ Rosa Parks Station Improvements Planning, Metro (2014-2015)

¢ Los Angeles County Transit-Oriented Districts Access Study, Southern California Association of
Governments (SCAG ) and County of Los Angeles (2013)



¢ Implementation Plan for the MLK Medical Campus and the Willowbrook Wellness Community,
Initiative for Inner City Competitiveness, Next Street and Genesis LA (2013)
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e Martin Luther King Medical Center Campus Master Plan & the Willowbrook MLK Wellness
Community Vision (2012)

e County of Los Angeles Bicycle Master Plan (2012)

® Rosa Parks Metro Station Master Plan & Transit--Oriented District (2010)

e Martin Luther King, Jr. Medical Center and Surrounding Project Area, Urban Land Institute (ULI)
Technical Assistance Panel (2009)

¢ Imperial-Wilmington Rosa Parks Metro Blue Line Rail Station Non-Motorized Access Plan, City
and County of Los Angeles, Metro, (2009)

1.5 Community Engagement

Prior to and throughout the planning process for the Willowbrook TOD Specific Plan, staff from the
County—ef—l:es—Angeles— s Department of Regional PIannlng (DRP) conducted community outreach,

. A . ivedengaging and
receiving input from communlty groups and stakeholders mcIudlng the following (in alphabetical

order):

e Best Start Watts-Willowbrook

e Caltrans

e CDU

e City of Los Angeles

e City of Lynwood

e Commercial and residential developers of both{ market rate and affordable prejectshousing}
e Concerned Citizens of Willowbrook, Dr. Delores Glass
¢ Gabrielino Band of Mission Indians - Kizh Nation

e Housing Authority of the City of Los Angeles (HACLA)
e Kimco Realty Corporation

e Metro

e MLK Community Hospital

e Watts Century/Latino

¢ Watts Labor Community Action Committee

In addition, DRP staff met regularly with a County Project Task Force, comprised of representatives
from various County departments, and received input and feedback about the goals and direction of
the Specific Plan.

DRP staff met with representatives of the Gabrieleno Band of Mission Indians - Kizh Nation, to
determine whether known tribal cultural resources are present in the Plan Area. While specific
resources have not yet been identifieddiscovered, the Plan Area is proximate to a known early trade
route that connected to the coast at San Pedro. Additionally, its characteristics of being relatively
near historical water sources and hunting grounds would have made the Plan Areahavebeen
favorable to supporting te-settlementhabitation. As is common in Southern California, it is possible
that artifacts with tribal significance could be discovered in the Plan Area in activities that involve
ground disturbance. Therefore, these activities should be undertaken with care to adeguateh-protect
potential resources.
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First NationsEarly-Reeples

The project site is located within the territory of the native population known today as the
Gabrieleno. Prior to European contact, the Gabrieleno occupied a diverse area that included
the watersheds of the Los Angeles, San Gabriel, and Santa Ana rivers; the Los Angeles basin
and foothills; and offshore islands of Santa Catalina, San Nicolas, and San Clemente. In ancient
times the village areas adjoined and overlapped with each other, at least during the Late
Prehistoric and Protohistoric periods where resources were shared by adjoining villages. The
village lifestyle was focused around commerce with local and long distance trade a prominent
function of the community. Resources were attained through a hunter-gatherer lifestyle while
living in permanent communities located near the presence of water, a stable food supply, and
some measure of protection from flooding. Houses were made of tule mats on a framework of
willow poles. Basketry and steatite vessels were used rather than ceramics; ceramics became
common only toward the end of the Mission Period in the nineteenth century. Villages in and
around the project area exhibited similar organization and resource procurement strategies
and were based on clan or lineage groups with their home base sites marked by midden
deposits often with bedrock mortars and fire hearth locations. Average community populations
generally ranged from 50-100 inhabitants, although larger settlements existed. Trade routes
provided for daily travel, recreation, and commerce activities to occur over thousands of years.
During seasonal rounds to exploit natural resources, small groups would move along trading
routes within their traditional territory in search of specific plants, minerals, and animals. Their
gathering strategies often left behind signs of special use sites at the locations of the resources.
As well, ceremonial areas would contain buried caches of relics that were used for ceremony
and would be buried and dug up every time a ceremony was conducted. These buried caches
were stored in the earth much like a storage cabinet would be used in a home for protection
from damage and the elements. However, there were also buried caches of relics that were
never meant to be dug up and were placed in a specific orientation in the earth.

1.6 Specific Plan Goals and Policies

The goals and policies set the framework for the Willowbrook TOD Specific Plan. They serve as
guidelines for decision-making and provide direction for future activities. The goals and policies were
derived from input received from the community and stakeholders during the community engagement
process, County Project Task Force, and DRP staff during the planning process. The seven major
goals identified for the Plan Area are as follows:

Preserve and enhance the character of the Willowbrook community.

Improve the Willowbrook/Rosa Parks Station and its environs.

Encourage transit--oriented development.

Provide affordable housing opportunities.

Promote active transportation and reduce vehicle miles traveled.

Improve quality of life for existing residents with improvements to the public realm.
Improve economic vitality and employment opportunities.

Noukwne
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Goal 1: Preserve and enhance the character of the Willowbrook community.
Policy 1.1: Where appropriate, preserve the character of the residential neighborhoods.

Policy 1.2: Provide a mix of land uses in the Mixed-Use Zones to accommodate employment, retail, and
residential uses, as well as local-serving amenities.

Policy 1.3: Preserve existing neighborhood-serving retail at Kenneth Hahn Plaza.

Policy 1.4: Improve compliance with County zoning and building codes on private property by
expanding code enforcement by various County Departments.

Policy 1.5: Facilitate the expansion of the MLK Medical Center and CDU campus that is compatible and
sensitive to the surrounding neighborhoods.

Policy 1.6: Coordinate with CDU to integrate the planned growth of the University’s campus with
the surrounding community, including creating pedestrian linkages and open space connections with
other area institutions and the Willowbrook/Rosa Parks Station.

Policy 1.7: Implement the concepts and ideas contained in the MLK Medical Center Campus Master
Plan & the Willowbrook MLK Wellness Community Vision by encouraging well-designed and continuous
pedestrian paths and connections between the Willowbrook/Rosa Parks Station and the employment,
campus, retailing, and residential areas.

Goal 2: Improve the Willowbrook/Rosa Parks Station and its environs.

Policy 2.1: Coordinate with Metro to enhance pedestrian and bicycle connections from the
Willowbrook/Rosa Parks Station to the surrounding community.

Policy 2.2: Coordinate with Metro to enhance safety and circulation between the various transit modes
at the Willowbrook/Rosa Parks Station to encourage transit use.

Policy 2.3: Work with Metro and Kenneth Hahn Plaza to create better connections and access to the
surrounding employment, campus, retail, and residential areas.

Goal 3: Encourage transit-oriented development.

Policy 3.1: Provide a variety of housing choices within walking distance of the Willowbrook/Rosa Parks
Station.

Policy 3.2: Implement mixed--use zoning in targeted areas to promote employment-generating uses
proximate to housing and the Willowbrook/Rosa Parks Station.

Policy 3.3: Incentivize lot consolidation where appropriate to facilitate the development of cohesive
projects in Mixed--Use Zones.
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Goal 4: Provide affordable housing opportunities.
Policy 4.1: Preserve existing stock of affordable housing.

Policy 4.2: Promote housing affordability through diversification of housing choices (ownership, rental,
single-family, multi-family) for varied income groups.

Goal 5: Promote active transportation and reduce vehicle miles traveled.

Policy 5.1: Provide a multi-modal transportation system of complete streets.

Policy 5.2: Enhance access to transit and the Willowbrook/Rosa Parks Station.

Policy 5.3: Provide a connected pedestrian and bicycle network that links Willowbrook/Rosa Parks
Station, Kenneth Hahn Plaza, new mixed-—-use areas, CDU, MLK Medical Center and residential

neighborhoods.

Policy 5.4: Facilitate mixed--use development that maximizes pedestrian connectivity and minimizes
the need for vehicle travel.

Goal 6: Improve quality of life for existing residents with improvements to the public realm.

Policy 6.1: Enhance the public realm with street trees, street furniture, bicycle facilities, sidewalks and
pedestrian paths.

Policy 6.2: Provide a consistent canopy of shade trees throughout the Specific Plan area to enhance
pedestrian comfort.

Policy 6.3: Provide pedestrian-scaled lighting to improve safety and enhance pedestrian environment.

Policy 6.4: Encourage outdoor dining and seating areas and other pedestrian-friendly uses in mixed
use areas.

Policy 6.5: Explore joint use agreements with schools to better utilize existing and future open space
resources.

Policy 6.6: Require new development to provide public open space as a community benefit, as
appropriate. Consider providing incentives to developers for such provisions.

Policy 6.7: Build pocket parks and community gardens on available County-owned vacant lots.
Goal 7: Improve economic vitality and employment opportunities.

Policy7.1:Create economic opportunities for the Willowbrook community by fostering a
complementary variety of employment, retail, residential, and institutional uses.
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Policy 7.2: Build on the Willowbrook community’s economic base as a “healthcare cluster” by working
with appropriate partners to provide workforce development opportunities for local residents.

Policy 7.3: Facilitate public-private partnerships to share responsibility for implementing this Specific
Plan and achieving its goals.

Policy 7.4: Encourage a mix of national brand and local merchant businesses.

Policy 7.5: Efficiently manage the supply and demand of parking to accommodate customer, commuter,
and resident parking; and encourage the use of shared parking where possible.




8 WILLOWBROOK TOD SPECIFIC PLAN COUNTY OF LOS ANGELES



Land Use and Urban Design Framework

2.1 Introduction

The goal of the Land Use and Urban Design Framework is to develop the Plan Area as a system of
cohesive and integrated uses, spaces, structures, and environments. A clear framework provides
visitors and residents with an understanding of how to easily and safely find their way around and to
efficiently identify uses and activities. Arrangement of land uses into identifiable subareas, improved
streetscapes, connected open spaces, and enhanced landmarks will help make the Plan Area
accessible and distinctive.

This Chapter describes the approach to land use and urban design that will promote and allow
transformation of the Plan Area into a vibrant transit-oriented district, while strengthening its
connections to the adjacent residential neighborhoods and the rest of the Willowbrook community.
This chapter also presents the short-term and long--term land use strategies for the various institutions
and facilities in the Plan Area, which will be important in achieving the community goals.

2.2 Land Use and Urban Design Framework
Elements of the Land Use and Urban Design Framework, as illustrated in Figure 2-1, include:

Specific Plan Subareas

The major activity centers in the Plan Area include the Willowbrook/Rosa Parks Station, Kenneth
Hahn Plaza, MLK Medical Center campus, CDU campus, and Mona Park. Section 2.3 describes the
distinct subareas into which the Plan Area can be divided. The existing uses in, and strategies for,
planned and future uses in these subareas are also discussed in this chapter.

Mobility Improvements

Improvements to the vehicular, pedestrian, bicycle, and transit network that enhance connectivity and
ease of movements for active transportation modes are further described in Chapter 4. Road diets for
major pedestrian connections are further described in Chapter 4.
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Pedestrian and Bicycle Connections

The Urban Design Framework establishes enhanced pedestrian and bicycle connections along the street
network between the Willowbrook/Rosa Parks Station and the activity centers. Additional bicycle
facilities, such as a Class | bicycle path or Class-bikeway on Mona Boulevard, to complete the bicycle
network within the Plan Area are also described in Chapter 4. Enhancements to the pedestrian
experience such as pedestrian-oriented intersection improvements and wider sidewalks, where
feasible, are also included.

Major Intersection — Wilmington Avenue and East 120th/East 119th Street
The two major streets within the Plan Area are Wilmington Avenue in the north-south direction and
East 120th/East 119th Street in the east-west direction. These two streets connect the major activity
centers to each other, as well as connect across the rail tracks with the residential neighborhoods to
the east. They also intersect to form the pedestrian core or “heart” of the Plan Area. Design concepts
for special paving treatments at this intersection are described in Chapter 5.

Streetscape and Open Spaces

Another important element of the Urban Design Framework is improved streetscapes and connected
open spaces. These streetscape improvements are intended to enhance and unify the visual and
spatial experience of the driver, pedestrian, and the bicyclist, and help provide key linkages between
the activity centers and the residential neighborhoods in the Plan Area. Recommended streetscape
improvements consist of an interrelated palette of street trees, street furniture, street lighting,
wayfinding signage and landscaping. These elements are described in Chapter 5.

Existing and planned open space resources in the Plan Area include Mona Park located along Mona
Boulevard in the southeast corner of the Specific Plan area. Faith and Hope Park is located mid-block
along East 119th Street and will be linked to Mona Park by the Green Alley of Family and Fellowship.
Anether—Other important open space resources are—is the MLK Fitness Garden,—primarily located
primarily along 120th Street at the MLK Center for Public Health and the proposed Fellowship Garden
of Love at Holmes Community Garden that will be located at the corner of East 118" Street and Holmes
Avenue.:

The Specific Plan encourages the creation of additional public open space as a part of new or expanded
mixed--use developments in the Plan Area.

Residential Neighborhoods

The preservation and enhancement of the existing residential neighborhoods is an important element
of the Urban Design Framework. Key strategies include maintaining the density and character of the
neighborhoods (Chapters 2 and 3) such that local equestrians will continue to feel comfortable riding
their horses on residential streets and ensure that residents can continue to maintain-keep chickens en
theirproperties-and use outdoor clotheslines. Further strategies include; improving safety and comfort
for navigating the street network (Chapter 4); and improving connections to the activity centers in the
Plan Area (Chapter 5).
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2.3 Specific Plan Subareas

The Plan Area supports a range of land uses, including residential, retail, office, and other commercial,
as well as educational and institutional facilities and services. It can be divided into the following seven
subareas as shown in Figure 2-2:

¢ MLK Medical Center and Associated Facilities
CDU Campus Area

¢ Northwest Subarea

e Kenneth Hahn Plaza

¢ Willowbrook/Rosa Parks Station

¢ Imperial Highway Corridor

¢ Residential Neighborhoods

The uses in these subareas are complementary and supportive of each other. These subareas connect
through the street network and a system of pedestrian walkways and open space areas. This section
describes the existing conditions and the strategies for planned and future development within each
subarea.

A. MLK Medical Center and Associated Facilities

Existing Conditions

The MLK Community Hospital reopened in 2015 after being closed in 2007. It is located on approximately
38 acres of land, and the campus is bounded by Wilmington Avenue to the east, East 120th Street to the
north, Compton Avenue to the west, and the Specific Plan boundary to the south. The hospital is
expected to serve 1.2 million residents in South Los Angeles, including Compton, Inglewood, Watts,
Willowbrook, and Lynwood. It is also expected to create more than 1,800 jobs in the area with
approximately 900 directly at the hospital.

ibdiog L] B - |
SELL LR R TR 1 |

Martin Luther King, Jr. Community Hospital MLK Outpatient Center

Several other facilities serving the health care needs of the community are located adjacent to the
hospital, including the MLK Center for Public Health, which focuses on preventative care, and the MLK
Mental Health Center and the—MLK Outpatient Center, all operated by the County. The MLK
Outpatient Center operates more than 70 primary care and specialty care clinics to serve the health
care needs of



1 www.mlkcommunityhospital.org
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residents in the surrounding communities. The MLK Center for Public Health includes the MLK Fitness
Garden;-which-is primarily-located primarily along the 120th Street frontage,ané- that incorporates a
walking path and par course fitness equipment for employees and the public.

MLK Center for Public Health MLK Fitness Garden

The County seeks to establish MLK Medical Center Campus as a center of excellence for health care
delivery, urban health promotion and prevention, health workforce development, academic research
and teaching, and economic development.? In 2009, the County commissioned the preparation of an
EIR that analyzed the potential for significant environmental impacts in association with the proposed
MLK Medical Center Campus Redevelopment Project (MLK EIR). The MLK EIR analyzes two tiers: Tier |,
project-level development, and Tier I, program-level development. In addition, in 2009, the County
Board of Supervisors found that the repurposing of the existing facilities for hospital use was
categorically exempt from CEQA.

Following the certification of the MLK EIR, the County approved the MLK Medical Center Campus
Master Plan & The Willowbrook MLK Wellness Community Vision document in 2012 as a guiding
framework for future development,—whieh. It— calls for a coordinated system of pedestrian and
bicycle circulation within the campus and the surrounding area.

Tier | development, as described in the MLK EIR, has been completed. As part of Tier Il, a 50,000 square-
foot medical office building and a 3;408-ca¢r1,400-car parking garage are also in the planning and design
stages. Other projects in the pipeline include expansion/construction of two clinics focused on
providing services for children. The Los Angeles County Department of Children and Family Services
(DCFS)

2 Martin Luther King, Jr. Medical Center Campus Redevelopment Draft EIR, August 2010.

3 Tier | analyzed the vacation of the emergency room, storage buildings, cooling towers, and existing Los Angeles County
Martin Luther King, Jr. Multi-Service Ambulatory Care Center (MACC), and the development of two new environmentally
sustainable buildings: the 132,000 square-foot new MACC and the 24,700 square-foot Ancillary Building. Tier |
development consisted of approximately 170,332 square feet of new development. In addition, tenant improvements in
existing buildings, site improvements, and potential relocation of the MRI Building was analyzed in Tier I.

4 Tier Il analyzed a campus-wide Master Plan. It is anticipated that the development described in the Master Plan
would prepare the proposed project site for future mixed--use campus-related development that would provide the
health services necessary to respond to and address the needs of the community. Tier Il would have the potential to
build out approximately 1,814,696 square feet of development on the proposed project site with mixed uses including
medical office, commercial, retail, office space, recreation, and other development in support of the campus. The net
new development of the proposed project would be approximately 1,476,010 square feet. Tier Il also analyzed the
construction of up to 100 residential units, to be developed at a multi-family density consistent with surrounding
residential area multi-family development densities. In addition, the Tier || components would entail the reuse or
replacement of the existing MACC building, emergency room, storage building, and cooling towers.
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operates the HUB Clinic, which provides mental health services to children and families who receive
services through DCFS. Along with the Children’s Behavioral Clinic, the two clinics will be sited directly
to the north of the MLK Center for Public Health building, replacing the surface parking lot. Parking will
be relocated in the block to the west.

Specific Plan Strategy

The Willowbrook TOD Specific Plan envisions that the MLK Medical Center campus will continue to
grow and thrive as a regional destination for medical, health and associated services. The
development on the campus will be broadly guided by the MLK Medical Center Master Plan and
the Willowbrook MLK Wellness Community Vision. Required parking for the medical uses will be
provided on campus. The Specific Plan also builds upon the recommendations for enhanced
pedestrian connections between the MLK Medical Center campus and the other activity areas in the
Plan Area.

.......

o8t e
T gt e

MLK Medical Center Campus Master Plan & The Willowbrook MLK Wellness Community Vision (Source: Gensler).

B. CDU Campus Subarea
Existing Conditions

Immediately north of the MLK Medical Center campus are CDU, a private university, and King Drew
Magnet High School, part of the Los Angeles Unified School District (LAUSD). These institutions are
bounded by Holmes Avenue to the east, Compton Avenue to the west, East 120th Street to the south
and East 118th Street to the north.

CDU has been in the Willowbrook community since the 1960s and is recognized by the Department
of Education under Title I, Part B as a Historically Black Graduate Institution. CDU provides training in
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medicine, medical technology, public health, and nursing under the auspices of three schools: the
College of Medicine, the College of Science and Health, and the Mervyn M. Dymally School of Nursing.

Hospital-related occupations have been the focus of King Drew Magnet High School’s curriculum since
its establishment in the early 1980s. The Medicine and Science Careers Program, the centerpiece of
the school’s offerings, provides an opportunity for students to access experience-based learning in
environments including hospitals, clinics, research laboratories, and university facilities. The school is
located on the northeast corner of Compton Avenue and East 120th Street.

Other uses located within this area include a multi-family project on CDU-owned land on East 118th
Street, several surface parking lots that serve CDU, and other County facilities in the area that are
located along East 120th Street.

Charles R. Drew University of Medicine and Science and LAUSD King Drew Magnet High School are anchors in the CDU
Campus Subarea.

Specific Plan Strategy

The Willowbrook TOD Specific Plan strategy includes supporting CDU’s long range planning efforts.
CDU is preparing a master plan that contemplates an increase in its student population from 625
students to 1450 students over a twenty to twenty-five year period. Today, CDU is primarily a
commuter campus. The master plan includes new residential facilities (119 units) within the campus.
The proposed housing types include dormitories for undergraduate students, shared housing for
graduate students, and housing for visiting faculty. The master plan also provides conference
facilities, incubator space, research labs, and additional student classrooms and facilities. The

growth of the CDU campus will eentributeadditional-buyingpewerefbring the campus community

(faculty, students, workers, etc.) buying power to the Willowbrook community.

With MLK Community Hospital, MLK Center for Public Health, and other health-related facilities in
the area, CDU and King Drew Magnet High School play an important role in fostering Willowbrook
as a “health focused cluster” in South Los Angeles. The Willowbrook TOD Specific Plan reinforces the
importance of these two facilities and builds upon the recommendations of CDU’s master plan.

CDU’s master plan aims to unify the campus into a cohesive setting with the creation of quad spaces
and new buildings. The planned buildings are four to six stories in height. CDU's master plan expands
the parking structure and parking lot located on East 118th Street to provide all required parking
for the campus.
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The Willowbrook TOD Specific Plan requires new campus buildings to be set back from the adjoining
streets. To be responsive to the scale of the residential uses across Compton Avenue, new buildings along
Compton Avenue are limited to four stories in height and must-are to be set further away from the
Compton Avenue property line. Architects and /designers for CDU must consider architectural
cohesiveness in terms of materials and style and outdoor spaces as new buildings are designed and built-
Fhae- i ; el ack

CDU’s master plan also includes a pedestrian, bicycle and shuttle circulation network system that
connects with the activity centers in the Specific Plan area. Campus pedestrian and bicycle paths are
connected with the public street network and activity centers in the vicinity, including the hospital to
the south, and Willowbrook/Rosa Parks Station and Kenneth Hahn Plaza to the east. The CDU shuttle
system-reutes-also connects to these-the activity centers-neted-abeve and t—Fhere is an opportunity
to consolidate the various shuttles in the area to improve shuttle routes and service frequency.

C. Northwest Subarea
Existing Conditions

The northwest subarea is an aggregation of a variety of uses — educational, retail, residential and
institutional. Several vacant lots, owned by the Cemmunity—Development—Commission—of—the
Coeunty-oftes-AngelesLos Angeles County Development Authority (LACDAE), are located along East
117th Street. A large vacant site on the northeast corner of East 118th Street and Compton Avenue
is owned by the Compton Unified School District (Compton Unified). Educational uses include
Lincoln-Drew Elementary School (a part of Compton Unified), and Barack Obama Charter
Elementary School. Both are located north of East 118th Street. Parking facilities for CDU are located
adjacent to the schools. Other uses in

this subarea

i Sl i
Two elementary schools, CDU parking and a corner market are found in the Northwest Subarea.
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this—subarea—include a water well and reservoir operated by the Liberty Water Company. The
residential uses are a mix of single--family homes, duplexes and multi-family structures. The block
between Wilmington Avenue and Bandera Street, north of East 118th Street, is the site for The
Gateway at Willowbrook, an affordable senior housing project that is currently under construction.
The relocated Les-AngelesCeunty-Willowbrook Public Library will be located on the ground floor of
this development.

Specific Plan Strategy

The northwest subarea has—an—advantagecustocation—proximate—tois adjacent to the MLK Medical
Center and CDU to the south and Willowbrook/Rosa Parks Station and Kenneth Hahn Plaza to the

east. The Specific Plan envisions that over time, this subarea will capitalize on this proximity and
become a mixed--use district with employment generating uses and residential infill.

The Work Force Collaborative, among other groups and studies, has suggested that the Willowbrook
community become a “health cluster” with MLK Medical Center campus and CDU as the anchors,
leading to numerous opportunities for health--related occupations at the two facilities. There is also
opportunity for growth in related health-fields—Fhe-Specific Plan-encouragesemployment generating
uses such as medical back office, laboratory facilities, hospital equipment facilitiesy, and medical or
university —support businesses ete-thatprevidethat would provide job opportunities for beth-local
residents.—and-others. The-Specific—Plan—alse—envisiens—Residential —infill housing would

increase Hthatprevides-housing supply eptiensfor current and future workers, students, and
residents in the area._

Thee—achieve—thislong—term—vision—itis—anticipated—thatthe Specific Plan will facilitate theis
transition to more intensive uses—Heweve#seveFaLusesw%hH%thﬁ—suba%ea—need%e—Fem—epbe—F&

whllehe the eX|st|ng smgle famlly re5|dent|-a4—uses—ces \Mt—hm the subarea ay W+H—cont|nue as Iegall_y
non-conforming—uses-untitthey-transition-te-otheruses.

Lincoln-Drew Elementary School and Barack Obama Charter Elementary School

The two school sites could be consolidated and reconfigured for more efficient use of the land. The
California Department of Education Guide to School Site Analysis states that infill school sites can be
much smaller than the—previously—typicalrecommended—elementary—school—site—sizepreviously
recommended-ef-10-aeresin—urban-areas. With the available LACDAE-owned and Compton Unified-
owned properties in the subarea and the partial vacation of East 117" Street, a 15-acre development
parcel could be assembled with minimal acquisitions (See Figure 2-3). {assumingapertion-eofthe East
LR Streetrightobweyisoeeated —seadiscussienbelevs—FAfive-to six-acres sertien—otrthe
assembled-developmentpareelwcould be reserved for new school construction ~with the remainder
ef-the—parecelseldavailable for development. The proceeds frem-the-sale-could be used to fund the
reconstruction of the elementary and charter schools and a-ny large scale development should
provide a public open space for the community.

Commercial users would likely include corporations looking to associate with the new MLK Medical
Center campus and/or CDU, and the parcel could be an ideal “back office” administrative location. The
parcel is large enough to accommodate a business park, which could attract a variety of healthcare
related office uses, or function as a regional administrative facility for a healthcare provider. A portion
of this parcel could also be allocated to a healthcare/wellness incubator campus.

The development parcel would also be wvery—attractive to several types of residential uses. The
developmentpareelslocation near CDU makes it an attractive location for university housing and
its proximity to the Willowbrook/Rosa Parks Station makes it a prime location for work force housing
and transit-oriented development.
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This subarea will benefit from parking reductions in the Specific Plan and there is an opportunity to
explore creating a parking management district. The LACDEA-owned properties between East 117th
Street and the 105 Freeway can be the location for parking, while at the same time serving the
additional purpose of providing a buffer between the freeway and new development.
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Examples of employment generating uses and multi-family residential developments from other
communities are depicted on the following page.

Vacated portion of
Shared parking garage Employment uses Surface parking  East 117th Street

—_—

Pad(in:g

Existing
R&l[dential

Joint use open space High density Holmes Community Garden  The Gateway at Willowbrook

multi-family development Senior Housing and
Willowbrook Public Library

Figure 2-3: lillustrative Site Plan for the Northwest Subarea

This site plan shows one way the Northwest subarea could be developed under the development regulations and standards of
the Specific Plan. Through lot consolidation and development of a unified project at higher densities, this subarea offers the
potential for an employment-generating district with new residential opportunities. This plan is illustrative only; it is not
intended__—to prescribe this particular site layout or use.
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The Northwest subarea is envisioned to accommodate employment-generating uses in office and/or business park settings.
Multi-family developments are anticipated to provide -heusing-eptiensforworkforce, students, and transit-dependent users_
housing options.
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D. Kenneth Hahn Plaza
Existing Conditions

Kenneth Hahn Plaza is a privately- -owned shopping center on County-owned land. It is located
immediately south of the Willowbrook/Rosa Parks Station, and is bounded by Wilmington Avenue
to the west, East 119th Street to the south and Willowbrook Avenue to the east. The major anchor
tenant is a Food 4 Less ;—a-grocery store. Other tenants include Rite-Aid, General Discount, and
DaVita Dialysis Center. Food establishments in the center include McDonald’s, Taco Bell, Pizza
Hut, and Denny’s, which is the only sit-down restaurant in the area. The Plaza is also the site of the
Los Angeles County Willowbrook Public Library (soon to be relocated) and a Los Angeles County Sheriff
substation.

The shopping center has a suburban layout with buildings sited at the rear and parking in front. Most
of the fast--food restaurants are located in smaller structures adjacent to Wilmington Avenue. The
shopping center presents an uninviting and blank facade towards East 119th Street, which has mostly
single--family uses along the south side. The loading areas are located along Willowbrook Avenue. An
internal service road between the buildings and rear property line provides access for trucks and other
service vehicles. The entire site is surrounded by a six-foot tall wrought iron security fence blocking a
pedestrian connection between the Willowbrook/Rosa Parks Station and the shopping center.

Kenneth Hahn Plaza currently has neighborhood serving retail as anchors. It is also isolated from its surroundings by fencing.

The Kenneth Hahn Plaza site is owned by the LACDAE. Metro is acquiring approximately 1.5 acres of
land on the northern end of the site for the expansion of the Willowbrook/Rosa Parks Station. The
rest of the site is being purchased by the shopping center operator, Kimco Realty Corporation.
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Specific Plan Strategy

The Kenneth Hahn Plaza site is the primary retail location within the Plan Area. While the site is a
prime opportunity for redevelopment, there is also strong need and community desire and-a-+need
to retain a grocery store and other neighborhood serving retail in this location. Fhe-Wilewbrook

Long-Term

Over the long--term, the Specific Plan envisions the Kenneth Hahn Plaza will transform to a mixed--use
TOD project that takes advantage of the proximity of the Willowbrook/Rosa Parks Station. The MLK
Medical Center Campus Master Plan, Yt{Urban Land Institute (ULI) Technical Advisory Panel study,
and Rosa Park Station Study, all have also envisioned a mixed--use TOD project on the site. The Specific
Plan envisages-thatthisenvisions the site wil—providinge an integrated, complementary residential
and commercial development with—a—cenrtinved—emphasisemphasizing—er neighborhood serving
retail, restaurant and service uses—te—servelocalWilowbreek—residents—employees,—pedestrians
and-consumers. Development can be integrated horizontally or é-vertically; with residential or office
uses above retail uses;-erherizentaty-en-site.

Over the long--term, new mixed--use buildings with neighborhood serving retail on the ground floor could transform Kenneth
Hahn Plaza to a vibrant transit-oriented development.

Densities allowed per this Specific Plan are appropriate for both vertical and horizontal mixed--use
projects—Buitdingsmay-be- with buildings up to four stories tall. Residential uses must be designed to
minimize the noise and vibration impacts of the rail traffic along Willowbrook Avenue. Parking may
either be in consolidated lots, under podiums or in structures.
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East 119th Street is the primary connection with the residential neighborhoods across the rail tracks
within the Plan Area. As such, it is an extremely important connection that needs to be improved in
terms of appearance, safety, visibility, and amenities. Infill uses along East 119th Street,atleast on
the north side -could either be storefronts with retall or service uses (ch|Id care, senior care, attorney
offices etc.) or residential town-home/walk-ups i
side-efthe-street. The massing and scale of these buildings wit-should be lower than the rest of the
site as a transition to the -light-efthe—single- family residential uses on the south side of East
119th Street. As development occurs along the north side of East 119th Street, a required greater
setback will enlarge the public realm along this important pedestrian travel corridor.

New retail infill along Wilmington Avenue should activate the Wilmington frontage.

As a part of the Kenneth Hahn Plaza redevelopment, a large outdoor plaza or gathering space should
be created similar to other successful shopping centers in the region. Such a space should have
amenities such as street furniture, landscaped open space, public art, a water feature, and concessions.
The site also has the potential for retail infill along Wilmington Avenue that will help create a_more
pedestrian friendly environment along that street.
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Short-Term

In the short--term, it is likely that the Kenneth Hahn Plaza will continue as a shopping center that
provides neighborhood-serving retail and service uses.

A better mix of retail tenants is needed to serve the shopping needs of Willowbrook area residents
and>— employees ef-and visitors to the newly opened MLK Community Hospital and other existing
facilities in the Plan Area. Active tenant recruitment will be necessary to improve the tenant mix at
the Kenneth Hahn Plaza.

Physical upgrades and improvements that can improve the environment in the Kenneth Hahn Plaza
include enhanced landscaping in the parking lot and along the periphery of the shopping center.
Landscaping can also help create clearly identifiable paths of travel for pedestrians to navigate
around the shopping center and minimize conflicts between the drive-thru lane entrances and
pedestrian travel. The main entry drive on Wilmington Avenue should be improved with sidewalks
on both sides of the driveway, better landscaping, and marked crosswalks for pedestrian safety.



Removal of the perimeter fence should be considered to better integrate the Kenneth Hall Plaza with
surrounding uses. At a minimum, pedestrian access to the Willowbrook/Rosa Parks Station should be
restored by removing the fence between the two facilities. Other improvements include better
lighting in the parking lot and improved pedestrian linkages with the surrounding activity centers.
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E. Willowbrook/Rosa Parks Station
Existing Conditions

The Plan Area has many options for public transportation, including bus service and the
Willowbrook/Rosa Parks Station, which is a major transfer point between the Metro Blue-A Line
and Green—Chine light rail lines. The Greenr—C Line platform is located in the median of the
elevated |-105 Freeway-(Glenn Anderson) Freeway above anéd-the BlueA Line platform which is at
street levelgrade—enelevel-belew. In addition to the two rail lines, the s\Willewbroek/Rosa—Parks
Station is served by six Metro bus lines, and as—wel-as-several municipal bus lines and community
shuttles.

A Metro public parking lot is located north of the I-105 freeway at Wilmington Avenue. Another Metro
park-and-ride lot is located across Wilmington Avenue, within the off-ramp loop.

The physical environment at the Willowbrook/Rosa Parks Station needs major improvements. It is
poorly lit-as—welas-, difficult to access and navigate, and-itis poorly connected to its surrounding
environment. Fhe-Willowbrook/Resa-ParksStatienlt is blocked off from Kenneth Hahn Plaza by a fence
~and access to the residential neighborhoods to the east of the tracks is limited. This station also has
one of the highest crime rates in the Metro system.

B Green Line [Bismisasiere

The Willowbrook/Rosa Parks Station environment is inhospitable and unattractive.

Metro is working on the Willowbrook/Rosa Parks Station Improvement Project that is intended to
solve many ef-the—-abeve-identified issues. The design, still preliminary at the time of writing this
Specific Plan, proposes acquiring 1.5 acres from Kenneth Hahn Plaza, irelsdes-relocating the BlueA
Line platform to the south;—; restructuring the entry area and creating better connections for

automobiles, buses, bicyclists, and pedestrians;. —and—ereatingbetterconnectionsforalmedes—of

Aca aVallla a aa) Q

Metro—preject—The following improvements are included:

e Extend the Blue-A Line platform to reduce crowding;

= Create a new southerr at-grade pedestrian crossing and-entrance-to the extended-BlueA Line

platform;
o ee-slattenms
e Upgrade the elevators, escalators, and stairs-te-the-Metre-Blue-and-Green-Lineplatferms;



* Improve the East Bus Depot to create a safer and more comfortable area for patrons;
® Reconfigure the West Bus Depot to relocate the bays from underneath the freeway;
® Reconfigure both Park & Ride lots for optimal circulation and pedestrian safety;

* Improve pedestrian circulation through the Station by creating a new Transit Hall;
e Add a new Sheriff’s facility;

-
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e Add a new Mobility Hub, including a Bike Hub;

e Add a new Metro Customer Service Center;

e Add new canopies on the extended Blue-A Line platform and at the open-air bus bays; and
e Improve lighting, landscaping, and signage throughout the site.

These images illustrate the reconceived entry plaza for the Willowbrook/Rosa Parks Station and its relationship with the rest of
Kenneth Hahn Plaza. (Source: Metro)

Specific Plan Strategy

The Specific Plan supports the improvements planned at the Willowbrook/Rosa Parks Station. Several
of the improvements planned—at—the Willowbrook/Resa—Parks—Statien—are critical to improving
pedestrian access and connectivity in the Plan Area. Hewever—additional—improvements—are
necessary-to-meetthe goalsof the SpecificPlan:

The at-gradee- rail right-of-way is a barrier between the residential e-eastera-neighborhoods to the
easts and institutional uses to the west. Improvements to the at-grade crossing at the north end of

the Blue-A Line platform will better will-greathenhance—pedestrian—eonnectivityconnect te—the

residential neighborhoods to the east of the—rail tracks— and complement the planned crossing

Aneotherat-gradecrossingisplanned-at the south end of the-Blue-Line platform._

Improvements to the intersection of Wilmington Avenue and the 1-105 Freeway off-ramps are alse
nAeeessaryneeded to improve access across Wilmington Avenue ané-to the Metro parkingtetPark &
Ride lot in the on-ramp thatislecated—in-theramp-loop—Fheseare-includedintheimprovements and
are described in greater detail in Chapter 4-efthe-SpecificPlan._

Anether-Lastly, a key improvement in-this-SpecificPlan-iswill enhanceé bicycle access to the Station
—. Aa Class | bicycle path or €lassH/-cycle track is-planned along Willowbrook Avenue West between
Imperial Highway and East 119th Street will complete,<empleting a missing connection within the
bicycle network%—the—Spee@ePlan—a%ea This stretch of Willowbrook Avenue West will also become
a dedlcated busway-i
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F. Imperial Highway Corridor
Existing Conditions

Imperial Highway is one of the busiest east-west streets in Los Angeles County. It is generally
three lanes in each direction within the Plan Area and is alse—grade—separateon a viaduct with

frontage access roadse— thmgh—ﬂ%e—eeqtpal—peptmn—aepess—crossmg above W|Im|ngton Avenue.
nartias The ctraatccane anvironmen |_t |s

holly geﬂewta#yLumnwtmg to pedestrlans

FhewuUses along Imperial Highway are generally a mix of auto repair, retail, residential, Metro facilities,
and underutilized and vacant lots. A school bus parking lot and a Metro maintenance yard are located
to the west of Wilmington Avenue. A barber shop and aute-shep-{towing yard }-are located further
west; near Compton Avenue. A couple of new homes have been built recently in this section as well.
Other Metro facilities, including a parking lot, are located to the east of Wilmington Avenue. A vacant
site. owned by the Housing Authority for the City of Los Angeles (HACLA) is also located along this
segment of Imperial Highway. On the north side of Imperial Highway, in the City of Los Angeles,y
is thes— Imperial Courts;—a public housing. Te-preject—While—tmperial-Courts—is—noetin—thePlan
Area—there is interest in creating a pedestrian cennection-acressthe-streetcrossing to the HACLA
site.

Specific Plan Strategy

The parcels within-the-Plan-Area-along Imperial Highway are sandwiched between the street and the
[-105 Freeway. This corridor is suited to less intensive; commercial and service uses. Some of the
existing uses, such as Metro maintenance yards and parking facilities, fall within this category. Other
similar uses, such as self-service public storage facilities,are-permitted-by-the-Speeific-RPlan may be
appropriate. HACLA has tentative plans to use—theirvacantparcels—to-heuse-build a WorkSource

center and some of the area will serve as—weHl-as temporary staging space during Metro’s station
improvements. Another use under consideration is te-heuse-a communications equipment building
for high-speed Internet service for the City of Los Angeles.

If the WorkSource Center or another use that is-ntended-orltikelytowill attract pedestrian traffic is
proposed—n—the—tmperialHighway—Cerridor—subarea, pedestrian crossings on Imperial Highway,
including new crosswalks wheren feasible, should be considered. te—faciitatepedestrians—erossing
tmperial—Highway—because—there—is—Currently, there are no crossings eressing—between Mona

Boulevard and Willowbrook Avenue. While new residential uses along this corridor are prohibited, the
existing residential uses in the subarea may continue as non-conforming uses

Low- intensity commercial and service uses are appropriate for the Imperial Highway corridor.
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G. Residential Neighborhoods
Existing Conditions

Residential uses within the Plan Area are a mix of single-family homes;; two-family units;; and
apartments, condominiums, and townhouses. The residential area south of Kenneth Hahn Plaza, east
of Wilmington Avenue and west of Willowbrook Avenue is primarily multi-family, with a mix of mostly
two-story apartments and detached town-homes. The area bounded by Mona Boulevard, 1-105
Freeway, Willowbrook Avenue, and East 121st Street has _mostly one-story, single-family homes except
along Willowbrook Avenue East fronting the Metro A Line tracks which is primarily multi-family. The
homes are often fenced and have landscaped front yards. Parking vehicles in the front yard setback
and on sidewalks as well as general property upkeep are identified challenges. Residential parcel
configurations vary dramatically across the Plan Area. In a majority of the residential blocks, parcels
are 90 feet wide and more than 200 feet deep. However, some of the parcels are as narrow as
30 feet wide and approximately 100 feet deep. Many of the larger parcels have two or more units,
some built without approval or permits.

Mostof-thesem milv-developmen

Single--family homes are the predominant use east of the rail tracks within the Willowbrook TOD Specific Plan area.

HOA 103086215 1



Some of the other issues-identified-fortheresidentialareaschallenges include illegal
conversions/construction, lack of street amenities, and outdated provisions in the Willowbrook Community

Standards District{ESB).

Specific Plan Strategy

The Willowbrook TOD Specific Plan preserves and enhances existing residential uses in this area. In
keeping with the community’s desires, the Specific Plan does not increase base residential densities.
The Specific Plan lays out the street improvements for the residential neighborhoods including a street
tree program, pedestrian-scaled street lighting, and other street amenities. The Specific Plan also
improves pedestrian and bicycle connectivity for the residents to the major activity centers in the Plan

Area.
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3.1 Specific Plan Zones

The Willowbrook TOD Specific Plan establishes zoning for parcels within the Specific Plan boundary as
identified in Figure 3-1. The zones for the Plan Area are as follows:

2o Mixed--Use 1 (MU-1)

2o Mixed--Use 2 (MU-2)

2o MLK Medical and Overlay
2o Drew Educational

2o |mperial Commercial

2o Willowbrook Residential 1
2o Willowbrook Residential 2
2o Willowbrook Residential 3
2o QOpen Space (0-S)

Please refer to Title 22, Planning and Zoning, Chapter 22.412 for Fhe-folewingsections-ofthis-Chapter
identify-the-land use regulations and development and-desigh—standards for each Specific Plan zone.
Parking requirements for uses in the Specific Plan are eentained—also in Seetion-Chapter 3-1322.412.
of-this—Chapter—Additional design guidelines are contained in Sections 3.2 44- 3.648 of —this
Chapter. Note: Figure 3-1, Specific Plan Zones, is included herein for illustrative purposes only.

A. Mixed Use Zones

The Mixed Use Zones are established to promote walking, bicycling, recreation, transit use, and
community reinvestment and are intended to facilitate integrated commercial and residential
development through optimal site planning and efficient use of land.

1. Mixed Use 1 (MU-1) Zone. The Mixed Use 1 (MU-1) zone is intended to prevideencourage
commercial and residential development, with an emphasis on neighborhood serving retail,
restaurant, and service uses. The area is appropriate for a large retail or mixed use center, with a
neighborhood plaza or community gathering space as a focal point and strong pedestrian
connections to the Willowbrook/Rosa Parks Station, as well as the educational and medical campuses
to the west.

CHAPTER 3 SRECIFICPLANIMPLEMENTING ZONES
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2. Mixed Use 2 (MU-2) Zone. The Mixed Use 2 (MU-2) zone is intended to provide commercial and
residential development, with an emphasis on employment-generating uses and residential infill
development. The area is appropriate for office, business park, or mixed use developments, with
open space components and pedestrian connections to the Willowbrook/Rosa Parks Station, and the
educational and medical campuses to the south.

B. MLK Medical Zone and MLK Medical Overlay

The MLK Medical Zone and MLK Medical Overlay are established to meet the existing and future
needs of the MLK Medical Center campus, while ensuring compatibility with adjacent land uses. The
intent is to maintain_and promote medical, clinic, medical office, and associated supportive uses
such as incidental retail, supportive residential and parking, and expand pedestrian linkages and
connectivity between the MLK Medical Center, CDU, Willowbrook/Rosa Parks Station, and the
Willowbrook community.

The MLK Medical Overlay, as identified in Figure 3-1, applies to the two blocks bounded by Wilmington
Avenue, East 120th Street, Holmes Street and East 118th Street. The properties within this Overlay are
suitable for more intensive uses because of their proximity to Willowbrook/Rosa Parks Station. Besides
continuing to allow existing medical and public service uses, additional medical and new residential
development are permitted on properties within this Overlay.

C. Drew Educational Zone

The Drew Educational Zone is established to meet the existing and future needs of CDU and King Drew
Magnet High School, while ensuring compatibility with adjacent land uses. The intent is to create a
medical university campus for CDU by maintaining and promoting educational and associated support
uses, while maintaining sensitivity to surrounding development. This; zonirg-e also- seeks expanded
pedestrian linkages and connectivity between the CDU campus, MLK Medical Center,
Willowbrook/Rosa Parks Station, Kenneth Hahn Plaza, and the Willowbrook community. sheuld-be
consistent

D. Imperial Commercial Zone

The Imperial Commercial Zone is established to meet the commerce and service needs of the resident
and business communities, while ensuring compatibility with adjacent land uses. The intent is to
maintain and promote commercial uses between Imperial Highway and the I-105 Freeway. The Imperial
Commercial Zone provides for the development of a broad range of retail and service uses, as well as




freeway-oriented, regional-serving retail, office complexes, and light manufacturing businesses.

E. Willowbrook Residential 1 Zone

The Willowbrook Residential 1 Zone is established to preserve and enhance desirable characteristics
of single-family residential areas.

CHAPTER 3 IMPLEMENTING ZONES
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F. Willowbrook Residential 2 Zone

The purpose of the Willowbrook Residential 2 Zone is to preserve and enhance single-family
neighborhood characteristics while also providing opportunities for two-family residences. The intent
is to promote desirable characteristics of low to medium density neighborhoods.

G. Willowbrook Residential 3 Zone

The Willowbrook Residential 3 Zone is established to provide opportunities for developments
containing multiple units, such as apartments or condominiums. The intent is to promote desirable
characteristics of medium density neighborhoods and provide a variety of housing options to serve
the needs of the Willowbrook community.

H. Open Space (0O-S) Zone

The provisions of Chapter 22.16 apply to all development in the Open Space (O-S) Zone.

Table-3-1:
p it | Revi E . I
| Abbreviation |PermitorReviewRequirement  Reference |
- NetPermitted
P Peormitted
SPR Ministerial SitePlan Rovi - 22 186
SER SpecialbventsPermit Chapter22-192
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3.44-2 Design Guidelines for Mixed--Use, Commercial and Institutional
Uses

The purpose of this section is to facilitate high quality development for mixed--use, institutional and
commercial -~uses within the Plan Area. These design guidelines address site planning and building
design and are in addition to the abeve-land use regulations and development standards contained

in thi Chapter 22.412.

1. Building 5|t|ng and orlentatlon
a) o

structures should be clustered to create plazas and open space areas and avoid creatmg
of-“barracks-like” rows-efstructures. Where clustering is impractical, a visual link between

separate structures should be established—FhisHrk-canbeaccomplshed-through-theuse-of

an- such as arcade system, trellis or other open structure.

Avoid “barracks-like” layout Orient buildings to create useable open space

Figure 3-25: Site Layout to Create Usable Space

Arcades and trellises provide shade, connections, and define usable space.

b) Commercial facilities-development in mixed--use projects should be oriented to the street,
with parking generally located in the rear, side or wrderneath-buildingsunderground. The
perimeter of parking areas and driveways adjacent to streets and sidewalks should be
screened with an attractive low wall, berm, fence or landscaping.

c) Existing residential uses should be buffered from ircempatible-commercial development to
mitigate negative impacts due—tesuch as noise, vibration, shading, light, and glare..—and
aestheties— Intensified landscaping, increased yard depths andfer apprepriate-building
orientation sheuld-be-utilizedasameansofprovidingcan improve adeguate separation
Behieensiehland-nses,

d) Entry and edge design features such as landscaping, architectural signage and
monumentationlike monument signs, and/or enhanced paving should be incorporated.
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2. Building modulation and detailing.

a)

b)

d)

e)

Building design should avoid large monotonous facades, long straight-line building fronts,
plain box shapes, and barren exterior treatments. All building elevations visible from a public
right-of-way, including freeways, should be highly articulated and consistently
incorporate the chosen design theme-ina-censistentrmanner.

Varied building forms, volumetric and planar changes, and variations in roof forms and height, contribute to a well-
articulated building massing.

Commercial facades of mixed--use projects should be modulated at least every 50 feet by
changes in building mass or facade treatment, such as projected entrance windows, roof
form or other architectural features.

Building facades should be designed to give individual identity to each vertical module of
residential units, using techniques such as providing a deep notch between the modules;
varying architectural elements between units (e.g., window color, roof shape, window
shape, stoop detail, railing type); providing porches and balconies; varying color or materials
of each individual module within a harmonious palette of colors and materials, etc.
Building form and articulation should be-used-te-accentuate public entrances, de-emphasize
service areas, and define and shelter pedestrian walkways and exterior spaces.

Awnings, canopies, and arcades should be used as appropriate to provide visual interest
and shade.

f}—Buildings should be treated as a whole and finished appropriately on all sides to provide

continuity. The Bbacks of buildings shal—should use similar materials; however, less
expensive and more utilitarian substituted materials are acceptable, provided they are
compatible with the overall design.
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g—Materials —ehanges—shaltshould not eeeur—change at corners. The same material shal
should continue around corners for a minimum distance of four feet— and, H-if feasible,
the-same-materialsheuld-continue to the next change in the wall plane.

PrehibitedDiscoura Requwed Encouraged
ed Continue material around corner Continue material around corner

Change of material at corner for a minimum of four fegt to a change in wall plane

\

Figure 3-36: Treatments for Material Changes at Corners

3. Building entrances.
a) In mixed--use projects, when-residential and commercial components Huses—are-combined-in

the-same-structure;should have separate entrancesshat-beprevided-foreach-use.
b) The main entrance or entrances should be emphasized and oriented to the street-er, major

plazas, or open space. Main entries to buildings should be clearly demarcated using special

materials, color, detailing, or equivalent architectural treatment,~visible and accessible from the

street and/or pedestrian walkways. Examplesinclude the- useof special-materials color-detailing;
. . | _

¢) Secondary entries may be from parking areas.




4. Transparency.

a) Placement and orientation of doorways and windows should create a strong, direct
relationship with the street. Street-facing facades of all buildings shall incorporate windows
and openings providing interior light, create visual interest, and provide “eyes on the street.”

b) Windows and openings-shal should provide clear and transparent views into ground floor
retail uses which should display merchandise to reinforce a pedestrian scale. Dark tinted,
reflective, or opaque glazing should not be applied to any required wall openings of street
level retail facades.

c) Security doors or gates should not be directly visible when not in use. They should be
recessed in the interior walls or ceiling or otherwise built-in to the interior of the space.

Acceptable Unacceptable

Figure 3-4: Roll-Up Doors

CHAPTER 3 SPECHIC-PLANIMPLEMENTING ZONES
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5. Privacy for residential units.

a) Buildings should be oriented to promote privacy to the greatest extent possible. In mixed
use projects, residential windows should face away from loading areas and docks. To the
extent residential windows face the windows of an adjacent unit; the windows should be
offset to maximize privacy.

b) Windows, balconies or similar openings should be oriented so as not to have a direct line-
of-sight into adjacent units within the development. In addition, units above the first story
should be designed so that they do not look directly onto private patios or backyards of
adjoining residential property or units.

€<l
No view into
adjacent unit

No view from balcony
or interior space into
adjacent unit

7 <
Plan —

<

Section

Use appropriate landscaping and offset windows and balconies (or patios)
to maintain privacy between residential units

Figure 3-57: Privacy for Residential Units
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6-7.Vehicle circulation and access.

a) Site access and internal circulation in all developments shat-should be safe, efficient, and
convenient. Vehicular traffic should be adequately separated from pedestrian circulation.
Vehicular entrances shal-should be clearly identified to minimize pedestrian/vehicle conflict.

b) The number of S|te access points or drlveway aprons should be minimized ﬁer—aest-het-ws

efﬂuency and to —reduce trafflc hazards. They should be Iocated as far as possible from
street intersections and be coordinated with existing or planned median openings and
driveways on the opposite side of the roadway. Common driveways that promote access to
more than one site are encouraged.

7. Parking lots.

a) Parking lots should be designed with a clear hierarchy of circulation: major access drives
with no direct access to parking spaces; major circulation drives with little or no parking;
and parking aisles for direct access to parking spaces. Loading and service areas should be
provided with separate access and circulation whenever possible.

——Parking for multi-family developments shal—should be provided on-site in surface or
underground structures, parking lots, carports, or attached garages.

b) The visual impact of parking lots should be mitigated with landscaping, walls, or sereened-by
building screenings.

8. Parking structures.
a) The massing, height, and architectural design of the-a parking structure should be consistent and
compatible with the rest of the developmentwithin-which-theparkingstructureisto-belocated.
b}a)Vehicular access to parking structures should be-desighred-se-asrette-not obstruct the free
flow of traffic on adjeiring—public streets —ehiewlarand entrances and exits should be

located se-as—te—minimize-turningrmovementto reduce traffic conflicts-as—vehiclesenter
SR it e s e,

e}b) Pedestrian access peints—to the—a parking structure should—be—lecated—te avoid
pedestrian/vehicle conflicts.

Parking structures should be designed to integrate with the area they serve. Well-designed structures, ground-
level storefronts, and enhanced landscape treatments can minimize the visual impact of parking structures.
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9. 8. Pedestrian circulation.
a) All developments
and—te—adjaeem-uses—ﬂ}e—deﬁgn—ef—new—mweets—shaushould promote pedestrlan
walkability and connectivity both onsite and offsite. Pedestrian walkways should be

safe, visually attractive, and adequatelv separated from vehicular traff|c

b) Pedestrian walkways betw
wallkeways—should aise—be—p#eweled—te—lmk elwemﬂg—uﬂmsremdentlal W|th commeraal or
institutional uses in a mixed--use or institutional development respectively-as well as with
common open space, plazas and courtyards, and public sidewalks.

b}c)Where possible, multi-family developments should incorporate pedestrian connections to
adjoining residential and commercial projects.

e}d) Where-pPedestrian paths-er-walkways that cross parking areas or driveways _-should have
decorative paving or_—some other method shat-be-used-to-define-thepedestrianspace
anrdto -delineate pedestrian spaceeressings.

d}e)Pedestrian paths-erwalkways to building entrances shat-beshould be paved with high quality
paving materials sueh-asbutnottimited-to;like stone pavers, decerative-concrete pavers,
and-or brick- and well-defined by landscaping.

10. 9. Residential open space.
a) Common open space areas shall—should be conveniently located,—te—the—residential
portion—of—a—mixed—use—development— separated and-seecure-from the non-residential

component_in mixed-use developments and exclusively available for residents. -and-clearly

b) Common open space areas shal—should contain amenities appropriate to the project’s
size—-e- for example, pools, spas, recreation buildings are encouraged for larger projects;
while barbeque areas and gazebos may be more appropriate for smaller projects.
Children’s play areas shat-should be-sitedte-be visible from residential units and not visible
from the public right-of-way.

Play areas can be incorporated into the common areas.



Pools, spas, and other recreational amenities are encouraged for larger projects.
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c) Irmixed-use-projects;accessible-Rrooftop open space accessible to all residents may be-used

ascount toward required common useable-open space -by-theresidentstH-may-also-beused
feror it may count toward required private useable-open space; when-theif it space-is directly

accessible from the unit(s).

11.10. Fences, walls, gates, and hedges.
a}  Walls and fences shat-beplanned-andand other boundary elements should be designed as

mtegral parts of aH—prOJects for screening and securlty —as—neeessapy—‘ee—seFeen—vehﬁes—leadmg

ba#elmg—deagn—Decoratwe ty-pesef—wew—fencmg adlacent to publlc rlghts of way, such as wrought
iron, are generally-encouraged-forstreetfencing.

42.11. Exterior lighting.

a) Exterior lighting shal-be—used-to—previde-iluminationfortheshould provide security and
safety ef-en-siteand visibility of areas such as building entrances, parking, loading and
service areas, shippingand-receiving-walkways, driveways, and open space areas.

a}b)anrd—werkingareas-The design of light fixtures and their structural support shat-beshould be
architecturally compatible-with-the-main-buildingsen-site.

b)c) Exterior lighting Site,—parkingtotand-buildingsecurity-lightingshall-should not impact
s—u#eu%ng—e#nelghbormg propertles All Ilghtmg should be shielded to confine light

Qread on-site.

€}d) Exterior lighting an— mlxed ~use prOJects —aJLsﬁe—papkmﬁet—aad—bwiéag—seew&y—hgh%mg

shaLLshouId be

43. 12. Outdoor Storage, Loading and Service areas.

a) Areas for service entrances, loading docks and bays, or trash and recycling collection
facilities should be clearly defined. They should not be visible from public rights-of-
way and should be generaty-screened from view.

ajb)Loading and service areas should be-designed-te-preventnot interferenee with vehicular
or pedestrian circulation and parking—and-te—previde—an—unobstructed-areafortrucks

c) lLoading areas should be lecated—away from main eustemer—entrances and the street
and; preferably located toward the rear of the property- _to minimize odors and noise
affecting residential units or adjacent residential uses.

d) All outdoor storage, loading, and service areas should be located to minimize odors and
noise affecting residential units or adjacent residential uses.

e) Outdoor storage, loading and service areas should not be visible from public rights-of-way
and should be screened from public view.

HOA 103086215 1
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315 3.3 Design Guidelines for Multi-Family Residential Uses

The purpose of this section is to facilitate high quality multi-family residential development within
the Plan Area. These design guidelines address site planning and building design and are in addition
to the above land use regulations and development standards for multi-family uses-ir-this-chapter.

1. Scale and mass.

a) Multi-family residential projects should avoid having a massive "big -box" appearance. Multi-
family units in large projects should be clustered; or broken up into groups of structures.
Windows-should-be provided-facing the street forallunitsUnits facing adjacentto-the street
should have windows to break up massing and to contribute to “eyes on the street” which
helpsfor neighborhood security.

2. Building orientation and entrances.
a) Multi-family developments should have a strong street presence with public entrances

and unit entrancess— oriented towards the street Ilihe—majeﬂt—y—ef—a-mt—entpanees—must

b) Multi-family developments should have transitional spaces in the form of stoops overhangs
and porches between public areas and entrances to the units.

3. Building articulation and detailing.

a) Multi-family building design should avoid large monotonous fagades, long straight line
building fronts, plain box shapes, and barren exterior treatment. All building elevations
visible from a public right-of-way should be articulated and incorporate the chosen design
theme in a consistent manner.

b) Multi-family building facades should be designed so as to give individual identity to each
vertical module of residential units, using techniques such as providing a deep notch
between the modules; varying architectural elements between units (e.g., window color,
roof shape, window shape, stoop detail, railing type); providing porches and balconies;
a nd varying color or materials of each individual module within a harmonious palette of
colors and materials,ete.

Articulate buildings with architectural detailing, staggered building planes, material and color changes, and varied
roof lines.
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4. Privacy for residences.

a) Multi-family buildings should be oriented to promote privacy to the greatest extent possible.
Openings above the first story such as windows—Windews and; balconies ersimitarepenings
abeve-the-firststery-should be oriented se-as-retteto not have a direct line-of-sight into
adjacent units within the development.

b) Multi-family units above the first story should be-designed-se-thatthey-de-not look directly
onto private patios or backyards of adjoining residential property or units. Landscaping
should be used to aid in privacy screening in ground floor units.

5. Vehicle circulation and access.

a) Site access and internal circulation in multi-family developments shal—should be safe,
efficient, and convenient. Vehicular traffic shall-should be adequately separated from
pedestrian circulation. Vehicular entrances shal-should be clearly identified ard—easily
accessible-to minimize pedestrian/—vehicle-conflict.

b) The number of S|te access pomts or drlveway aprons should be minimized feraesthetic

, = Ae-to eliminate

traffic hazards. They should be located as far as p055|ble from street intersections and be

coordinated with existing or planned median openings and driveways on the opposite side
of the roadway.

6. Parking.
Parking for multi-family developments shat-should be provided on-site in on-grade or underground
structures, parkmg courts, carports, or attached garages Adverse visual |mpacts frem—pa%k—mg—le%s—

should be m|n|m|zed through proper siting and design.

7. Pedestrian circulation.

a) Pedestrian circulation shal-should be adequately separated from vehicular traffic. Pedestrian
entrances and walkways should be clearly identified and easily accessible to minimize
pedestrianfvehicle-conflict.

b) Pedestrian walkways should link dwelling units with common open space and recreation
areas, parking areas, and the street at the project entries. Where possible, multi-family

developments shal—should connect incerporate—pedestrian—connections—to adjoining
residential and commercial projects-end-ethercompatibleland-usefacilities.

c¢) Pedestrian walkways shouldall be safe, visually attractive, and well defined by
landscaping and lights.

8. Exterior lighting.
a) Every multi-family project should have adequate lighting te-previde-for security and visibility,;
particularly along walkways and driveways, at entrances to parking areas, and withinopen space
areas.

b) Site Ilghtlng &hau—should not |mpact su#euﬂmﬂg—e#nelghbormg properhess#he—t—ype—and

s%Feet-s,—Heywa%el.—AH and aII I|ght|ng flxtures mast—should be shlelded to conflne Ilght
spread on-site.

¢) The design of all exterior light fixtures should be compatible with the building’s architecture.
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346 3.4 Design Guidelines for Single-Family Residential Uses

The purpose of this section is to facilitate high quality single-family residential development within the
Willowbrook Residential 1 and Willowbrook Residential 2 Zones. These design guidelines address site
planning and bwldmg design and arein addltlon to the abeve—land use regulatlons and development
standards : : : - in Chapter 22.412.

1. Yard areas.

5. Yard Depth
Zoning/Legal
Yard Depth

------ Property Line

— ——— ————

New structure respects the yard depths established along a street

Figure 3-69: Yard Depths

2. Scale and mass.

2- The scale and mass of a new dwellmg should be 5|m|Iar to that of nelghbormg houses-and

3. Additions and accessory buildings.

4. Additions and accessory structures should maintain and complement the look and

appearance of the eX|st|ng prlmary structure—se—that—they—ée—net—appea#as—an—addﬁwq—epnew

maintain the same floor-to-floor helght of the orlgmal structure.

$ 3



Discouraged Encouraged

Figure 3-740: Massing
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4. Orientation.
Dwellings shat-should be oriented %hemselves—to the street with a Iearly identifiable front door
and windows tha d d o put “eyes on

the street. "wmeh-hel-ps—nei-ghbemeed—seewrt-y—

Discouraged Encouraged

Orient the front of the house and entry to face the street

Fiqure 3-8: Orientation

5. Privacy for residences.
New houses and/or accessory buildings should maintain privacy by staggering the placement of
new windows to the opposing neighbor’s windows and avoid locating balconies that directly overlook
a neighboring patio or yard.

6. Exterior lighting.
Exterior lighting includes all lighting fixtures on front facades, all security lighting, and all landscape
lighting. Adequate exterior lighting should be provided on the front of the house to contribute
toward neighborhood safety and security at night. Recessed porches should be lit. Exterior lighting
should be shielded and positioned to confine light spread on-site and not into neighboring

properties.
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3147 3.5 -Sustainable Design Guidelines

Building green means reducing the use of resources, minimizing harmful impacts to the environment,
and creating healthier environments for people. Green buildings can incorporate both passive, low-
tech design, such as daylighting; and active, high-tech strategies and systems, such as photovoltaic
panels. To be most effective, green building strategies should be incorporated into all phases of a
project—frem—early sro ; . . . L

1. Site Design and Passive Solar Design
e Buildings should be sited-oriented and designed to maximize the use of sunlight and shade
for energy savings;and-respeetthe without compromising the solar access of adjacent
buitdings-neighbors.
= Buildings should be clustered for shade, and incorporate features like pretective-protected
courtyards,- and recessed_
e windows and doorsand-insulatedwalls.

o Toreduceenergyuse-theeEast and west walls of buildings should be shaded with
evergreen trees to reduce summer heat gain. South walls should be shaded with deciduous
trees to increase winter heat gain.

2. Water Efficiency
e Walkways and plazas should be designed to collect stormwater so it can be retained on-site.
o+ To reduce—water-useand-maintenance—coststhe-majority—ofoPlant materials should be
e drought tolerant and regquirerelatively-low--maintenance.

f o 5 \ \:\\n ¢ il v
Landscape materials should be drought-tolerant and low--maintenance. Pervious, non-vegetative ground cover interspersed
with native plantings can provide a sustainable, attractive landscaped area.
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3. Building Design
»Green roofs should be considered to reduce solar gain and retain stormwater on-site. Fhe-

. I I s of : . .
e Solar panels on roofs should be considered to eapture-selarenergy-forinternal-useofthe

projeetgenerate power on-site and provide energy savings.

e Arcades, covered walkways, and -trellises and—passages—should be incorporated to
provide pedestrian shade and reduce building energy use.— sheltered-areasfor

Green roofs serve several purposes for a building, such as absorbing rainwater, providing insulation, and helping to lower
urban air temperatures and mitigate the heat island effect. Parking structures and other buildings offer potential for solar
roofs, which capture sunlight and transform it into energy.
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3.18 3.6 Street and Sidewalk Standards-and-Guidelines

The Plan Area has a mix of commercial, institutional, and residential uses. While both paved
sidewalks and sidewalks with parkways can be found within the area, this Specific Plan differentiates
the sidewalk treatment between residential and non-residential frontages as follows:

¢ All existing parkways faeing-fronting residential uses shat-should be retained.
e All other street segments (with institutional, commercial or mixed-usemixed-use zone frontages)
shalshould have paved sidewalks instead of parkways.

mavepavedsidevmllacinsicadanadaays

Existing sidewalks along non-residential parkways have a mix of paving materials.

Each property owner is responsible for the maintenance of the parkway that fronts their lot. Low-maintenance

dBrought-
tolerant landscaping is encouraged in the-residential parkways.

— . ' i == -
Sidewalks along non-residential frontages should have attractive paving materials and patterns. Tree wells can also become
a part of a Low Impact Development strategy.




46 WILLOWBROOK TOD SPECIFIC PLAN COUNTY OF LOS ANGELES




As new development occurs in the Mixed--Use Zones, the adjoining property owner/developer shal
should fellew-apply the following standards-and-guidelines for upgrading readways-and-sidewatksthe

public right of way. Property owners in other areas are also encouraged to follow these standards and
guidelines.

e New sidewalks should be graded to allow stormwater run-off into adjacent unpaved areas,
such as planter strips and parkways.

e Sidewalks should be designed ermedified-suchso that street furniture, signage, lighting,
landscaping, etc. do not mterfere with a continuous pedestrian path. Fhe-pedestrianpath

e Decorative non-vegetative groundcover, such as river cobble, pebbles, and crushed stone,
should-be-usedin-streetscape-compeositionthat allow proper drainage are encouraged-—Nen-
vegetative-groundeoversshallallewpreper—drainage. Any material, such as crushed tires,;

that may leach harmful chemicals into the soil_—ergenerate-heatisretpermittedshould be
avoided.

Drought-tolerant landscaping in the parkways is an attractive replacement for turf.
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Mobility

4.1 Introduction

This Chapter describes the Mobility Strategy for the Willowbrook TOD Specific Plan.; which-It includes
recommendations for the roadway network as well for improving bicycle, pedestrian, bieyele—and
transit circulation._

The overall goal fermebiity-rthePlan-Area-is to enhance connectivity and the-ease-ef-meovements
#e#nen—au%e—tpampeptaﬂen—medes—pamewaﬂyencourage actlve transportatlon—pedesimans—and

4.2 Background

The Plan Area is centered on the Willowbrook/Rosa Parks Station,: a transfer station-with-steps for
both the Metro Blue-A Line and the Metro Green-C Line.

Generalythe The eexisting circulation system in the area is automobile-oriented and avte-dominated.
Even with numerous shuttles and bus routes serving the Plan Area and connecting to the Metro Station,

Fthe —F&H—Metro statlon is generallv |nhosp|table and gene;a#y—dlfflcult to access for pedestrlans 5

Fhelocal-community-hasCommunity members expressed safety concerns over the-high speed of
vehiele-traffic on key roadways and the poor pedestrian environment at most intersections and on

many of the sidewalks. There are few locations to eenveniently—safely cross streets and; many
intersections are without a-clearreadway-and-pedestrian—markingscrosswalks. -anrd-a-poorpedestrian
sidewaltk—envirorment—particularly—oen—theThe east side of Wilmington Avenue by—near the

Willowbrook/Rosa Parks Station is particularly inhospitable. Fhere—is—a—lack—of pedestrian
infrastructure—n—sSome areas,—with have unpaved pathways along streets and most areas have

inadequate peerlighting. Furthermore, there-is—= lack of bicycle infrastructure including bike lanes
and en-streetsinthe-Plan-Areaandinadeguatebieyele-bike parking make riding bicycles inconvenient

and less safe.

CHAPTER 4
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4.3 Roadway Network

The roadway system, shown on Figure 4-1, prevides-the-backbonecireulationsystemis the basis for all
modes of transportation. While historically street—systems—have—been—oriented to serving—the
automobiles, the—roadway-system-shouldprovide-a-network-ef’Complete Streets” also accommodate

completestreetsthatprovidesforthe safe and efficient circulation of transit, bicycles, and pedestrians;

Area are Wilmington Avenue and Imperial Highway. Secend

Plan}-will eontinteto-beSecondary streets are_ Compton Avenue! W|IIowbrook Avenue and Mona
Boulevard in the north-south direction, and 120th Street[119th Street in the east-west direction.

eX|st|ng street system will be Iargely malntalned m—kt-s—eu#ent—eenﬁg-u-paaen—wnh some new sewme
ehanges/—mp#evement_s—elesugﬂed—te—wrpreve— afety! access—and— C|rculat|on and WaIkablllty

Fhe—fellewing—sirecteonhansaranis—shown in Figure 4-2—ace—iniended—e—tmprove—creulaticnter

bieyelesand-pedestriansinthe Plan-Area—Theseare-alse- and described in more detail in Sections 4.4
and 4.5.

Road Diet and Bicycle Lanes on 120th Street
The section of 120th Street between Compton Avenue and Wilmington Avenue will be reduced from
four traffic lanes to three lanes and on-street parking removed ;with-ato accommodate a bicycle lane

in each direction and-ne-on-streetparking—Thisisas part of the Willowbrook Area Access Improvement
Project.

Willowbrook Avenue West
The southbound section of Willowbrook Avenue Westbetween the Willowbrook/Rosa Parks Station and
119th Street; will be reduced from two lanes seuthbeund-toa blcvcle path installed on the west S|de of the
street and a one lane dedicated busway i

srreaihis nendii-bea-dedisnted-busiys

Road Diet and Bicycle/Pedestrian Trail on Mona Boulevard

Mona Boulevard from the |-105 Freeway to 124th Street will be eenverted-reduced from a-four lanes
street-to—a three lanestreet;to accommodate -and-a paved, Class | pedestrian/bicycle trail installed-on
the west side of the street. On-street parking will remain. Most properties on the west side of Mona
Boulevard take their access from the east-west streets. There are twelve existing driveways and curb

cuts that the trail W|II have to safelv accommodate Pa%kmg—w#l—be—petamed—eﬂ—the—west—s%ef—the

d%gmeﬁhe%mhﬁ%be—wbieepte—tkmeqwemem&e#DPW—Flgure 4- 3 |IIustrates a typlcal cross

section of reconfigured Mona Boulevard.




Rename 120th Street between Compton and Wilmington Avenues

Currently, the segment of 120th Street westof\Wilmingten-Avenue{between Compton and Wilmington
Avenues }-confusingly aligns with 119th Street east of Wilmington Avenue,—which-causes—cenfusion.
This segment ef120th-Street—which—frentsfronting the MLK Medical Center; should be renamed-
A-via a community contest sheuld-be-organized-to-selectan-appropriatestreetnames-similar to the
one that named thatfer“Healthy Way” on the M LK Medical Center Ecampus.
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4.4 Pedestrian Circulation

The key pedestrian routes in the Plan Area are-shewn-Figure4-4—Thebackbeneof the pedestrian
system-isformed-by Wilmington Avenue in the north-south direction and 120th/119th Street in the

east-west direction_shown in Figure 4-4. These corridors connect activity centers of the
Willowbrook/Rosa Parks Station, the Kenneth Hahn Plaza, and the MLK Medical Center.-Campus- Fhey
alsocrossattheTheir intersection ef-WilmingtonAvendeand120th/119th Street — which—is the
functional pedestrian hub of the Plan Area. Section 5.2C in Chapter 5 discusses and illustrates
concepts for special treatment for this intersection.

There are four aAdditional key elements—of the-pedestrian-systemroutes. are-East-west 118" Street
between Compton Avenue and Wilmington Avenue —which-cennectsthe-connects the CDU campus

to therestofthePlan-Areaactivity centers.; Willowbrook Avenue West between 119th Street and the
Willowbrook/Rosa Parks Station ——previding—access—fremconnects residential areas to the Metro
Sstation;-.are- East-west 119th Street between Willowbrook Avenue and Mona Boulevard prevides
access—from-theconnects re5|dent|al areas to t—he—actlwty centers—mt—hm—t—he—P—l-an—AFea And finally,
Mona Boulevard
melwﬂg—aeeess—connects to Mona Park, MLK Elementary School and Dr. RaIph Bunche Mlddle School
on the east side of the plan area.

Pedestrian Sidewalk Improvements

Sidewalks currently exist on most streets-i-the-Plan-Area; although some are narrow or substandard

n—guality. Sidewalks will be improved as new development occurs—and—through—thelandscaping
- . i thic Wil K TOD Specific Plan..

Specific recommendations include:

»Adding aA sidewalk wit-beadded-to the currently unpaved west side of Willowbrook Avenue
West

e between the- Willowbrook/Rosa Parks Station and 119th Street.

e Improving Fhe sidewalks on Wilmington Avenue between the I-105 Freeway Off-Ramps and
Imperial Highway wil—be—impreved—through widening and streetscape improvements;
including—impreved pedestrian-scaled street lighting.

o Wldenlng 5|dewalks where feasible as new development occurs Streetscape-standards—will

; : : : for example, along
the north S|de of 119th Street between W|Im|ngton and Willowbrooksa—_Avenues—anéd
Wiilleybrealcfvonue,

Pedestrian Oriented Intersection Improvements
Fo-enhance-the-pedestrian-environmentand-to-catm-tratfie—aA number of pedestrian--oriented and
traffic calming intersection improvements will be implemented throughout the Plan Area—Fhese-wil
be based on a menu ef-improvements-that includes the following:
e Adding high visibility crosswalks at both existing and new intersections recommended in
this Specific Plan.?
e Adding passive pedestrian detection and pedestrian push buttons for crosswalks at traffic
signals at intersections.
»——Adding- pedestrian- audio and countdown —pedestrian—signals and—audio—sighals—to -
crosswalks -at_
e intersections.
e Adding advance stop lines to signalized intersection approaches.
»Adding sidewalk bulb-outs and extensions;-erreducing-eurbreturas;- on intersection corners.
e where feasible.



1  Design of any high visibility crosswalks should be reviewed on a case-by-case basis, and consider ADA access,
maintenance cost, and feasibility. Pavers or textured surfaces should not be considered in the pedestrian walking path
of the crosswalks.
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These measures—willBulb outs and curb extensions provide additional sidewalk space and facilitate

pedestriah-—ciredlation,by-redueingreduce the width of the roadway ferpedestrians have to —te-cross
while making—previdingadditionalsidewaltk-space,and-making- pedestrian crossings more visible-te
pedestriahs-and-meterists.- Recommended locations are shown in Figure 4-5 and aA typical diagram is
illustrated in Figure 4-6.

Sidewalk
Stop Lines-

—————— Reduce Curb Return

e Sidewalk Extensions/Bulbouts
(various sizes and

High Visibility ———
configurations)

Crosswalks

Figure 4-6: Pedestrian-oriented intersection improvements

The type of improvements will follow the concepts identified in the “Los Angeles County Transit-
Oriented Districts Access Study, SCAG and County of Los Angeles.” The specific improvements to be
implemented at each location will be determined following detailed design studies to determine
applicability and feasibility and the ultimate configuration.

The improvements at Wilmington Avenue and |-105 eastbound ramp will add a crosswalk across
Wilmington Avenue for access to the Willowbrook/Rosa Parks Station. Other improvements being
considered by DPW include:

e New traffic signals at Wilmington Avenue and 122nd Street and at Mona Boulevard and
119th Street.

e A signalized pedestrian crosswalk on Mona Boulevard and 120th Street for pedestrians
crossing to Dr. Ralph Bunche Middle School.
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4.5 Bicycle Circulation

The Specific Plan Bicycle Network, shown in Figure 4-7, includes a combination of Class I, Class Il, and Class
Il and-ClassM-bicycle facilities that connect activity centers and neighborhoods to the Willowbrook/Rosa
Parks Station, connect to adjacent communities, and provide a dedicated network for bicyclists to use
safely and eff|C|entIy The Blcycle Circulation System builds on the County s Bicycle Master Master Plan. Additienal

Bicycle Facilities

A Class | Bicycle Path consists of an exclusive bicycle facility; separated from roadways and

traffic. A Bi cycle track; provides a right-of-way designated exclusively for bicycle —travel
within or adjacent to a roadway and and-which-isprotected from vehicular traffic. Some Ftypes of
separation include shutarenotlimited-tor-grade separation, flexible posts, inflexible physical

barriers, or on-street parking.
A Class Il Bicycle Lane consists of a designated striped lane along the curb lane of a street. It

provides for one-way travel and is generally delineated with special striping and signage.

A Class Ill Bicycle Route is for shared use ef-bieyeles-with automobile traffic. Signs are posted,
which indicate the road also serves as a bicycle route, but no special bicycle lane ferbieyeles-is
striped. Symbols known as “sharrows” Fhere-may also -hewever-be painted bieyelesymbels

on the roadways surface {krewn-assharrews}-to indicate te-meterists-that bicycles also use
the street.

SpecifierRecommendations include:

Class | Bicycle Paths or potentially a cycle track, wil-be-implemented-on Willowbrook Avenue

West between 119th Street and Imperial Highway—+to-provideacecesstothe Willowbrook/Resa
Parks Station; and on Mona Boulevard (west side) between Imperial Highway and 124th Street.

e Class I Blcycle Lanes wm—be—mplemeﬂted—on 120th Street between Compton Avenue and
Wilmington Avenue, on Wilmington Avenue between 124th Street and 120th Street, and on
Imperial Highway between Compton Avenue and Mona Boulevard.

Class Il Bicycle Routes on Compton Avenue, Willowbrook Avenue West south of 119th Street,
and 119th Street between Wilmington Avenue and Mona Boulevard




Bicycle Amenities

Bicycle parking can include bicycle racks and lockers, bicycle corrals (larger areas dedicated to bicycle
parking), and bicycle stations. Bicycle stations can include repair facilities and a small bicycle shop as
well as secure bicycle parking. Bike share programs provide bicycles that can be rented for a period of
time and picked up and dropped off at any bicycle share stop in an area.

Bicycle Parking and Stations

Bicycle parking should be provided according to Title 22 for all new developments. Additional
bicycle parking should be provided at Kenneth Hahn Plaza and the Willowbrook/Rosa Parks
Station. Metro is planning to provide a bicycle station at the Metro station called a Metro Bike
Hub. Bicycle stations and additional bike parking may also be appropriate on the MLK Medical
Center Campus, the CDU Campus, and in the Northwest Subarea and should be provided by those
facilities and uses.

Bike Share Program

A bike share program should be implemented in the Plan Area to encourage bicycling and improve
the first/last mile connections to the Willowbrook/Rosa Parks Station. A program could be
coordinated with neighboring jurisdictions.
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4.6 Transit Circulation

Station Access

Metro is currently working on improvement plans for the Willowbrook/Rosa Parks Station. These are
expected to include enhancements to the station facilities and platforms, theprevisien-ef-a shuttle
stop and bicycle station, and access improvements te—station—aceess,—including a eresswalk
aerosspedestrian railroad track crossing -the-tracks—south-ofthe stationto-Willowbrook-Avenue Eastto
neighborhoods to the east.

Transit Service

Key transit streets {withthat offer multiple bus routes} in the Plan Area are shown in Figure 4-8. lis
anticipated-thateCurrent bus routes wil-are expected to continue to serve the Plan Area focusing on
the Willowbrook/Rosa Parks Station. To encourage transit use, bus stops with benches, shade,
landscaping and transit service information should be Iocated eneobraged-at quarter mile spacing.-te

Shuttle Routes
Existing shuttle routes that are operated by the County and CDU should be-continued te—facilitate

alternativemeodes—of-transpertation—and-to provide critical access for those without a car. Shuttle

providers should also eensiderextendirg service to accommodate second-shift hospital workers.

Additional shuttle routes should be added in the Northwest Subarea and connect to the

HOA 103086215 1



Willowbrook/Rosa Parks Station. New shuttle services could be provided by the private sector as
part of a comprehensive Transportation Demand Management Program.

4.7 Transportation Demand Management Program

A Transportation Demand Management (TDM) Program should be included in project development
to implement strategies to take advantage of the high level of transit service and to reduce both
vehicle trips and demand for vehicle parking. Strategies may include subsidizing transit passes,
parking cash out programs, preferential parking for carpools, and facilitating carpools and vanpools.
Such programs encourage the use of transit, bicycling, walking, and ride sharing and are generally
most suitable for large employers and institutional uses.

TDM strategies could be particularly attractive to employers in new office type land uses in the
Northwest Subarea by reducing capital costs associated to building parking. They could also appeal to
CDU and the MLK Medical Center. A Transportation Management Organization (TMO) could also be
established to facilitate these programs at an area-wide level and support individual participating
employers and/or buildings.
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Streetscape Improvements

5.1 Introduction

Thepurpese-efthis chapter iste-describes recommended streetscape improvements in-the-Plan-Area
tha{—senm—te—ﬁeﬂﬁ“—theépeemc—%a—geal—ef—mwewng— o improve the quality of life for residents

Streetscape improvements are-irtended-te-enhance and unify the visual and spatial experience of

bicyclists, pedestrians, and drivers fthe-driver—pedestrian—and-the-bieyelist—and help provide key

linkages between the activity centers and neighborhoods. -Some recommendations are conceptual

and should be evaluated on a case-by-case basis. m—t—he—P—Ian—A#eaﬂwe—s#eet—seape—g—wes—the—u&e#a

5.2 Streetscape Improvements

Recommended streetscape improvements consist of an interrelated palette of street trees, street
furniture, street lighting, wayfinding signage, public art-, and landscaping. Publicartecan—alse-have
+m#e—u%e%#eetseape—paieﬁe4heseelemen&a#&4h&s#a%eé%{$@ﬁgure5 1) -and-described-inmore

A. Willowbrook Area Access Improvements Project

DPW has streetscape improvements planned for Wilmington Avenue (Imperial to East 120th
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Street) and East 120th/East 119th Street (Compton to Willowbrook) as a part of the Willowbrook
Area Access Improvements (WAAI) Project. The streetscape design includes new sidewalks, Class Il
bicycle lanes, solar pedestrian lights, street trees, street furnishings, bus shelters, and Low Impact
Development features such as permeable paving and storm capture underground storage
facilities. The WAAI Project also includes signage and wayfinding services with the theme of
“willow _and brook.” The Specific Plan carries the design themes of the WAAI Project to the rest of
the Plan Area.

B. Green Alley Project

DPW is installing a green alley between East 118th Street and East 120th Street called “The Green Alley
of Family and Fellowship.” The project connects East 118" Street to Faith and Hope Park at East
119" Street, and then continues to East 120" Street near the access way to Mona Park. It retains
residents’ vehicular access to their homes while making the alley more pedestrian-friendly through
the use ofeensists—ef colored concrete pavement; curb and driveway reconstruction at the alley
entrances; crosswalk enhancements; pedestrian--scale lighting; monument and wayfinding signs; and
decorative planter walls distributed along its length that-held-petted-plantsthat neighbors can use to
grow vegetables, berries, and flowers.
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C. Streetscape Improvements at the Intersection of Wilmington Avenue
and East 120th/East 119th Street

The two major pedestrian streets within-the-Plan-Area-are Wilmington Avenue in the north-south
direction and East 120th/East 119th Street in the east-west direction. These two streets connect the
major activity areas as—wel—as—ecennectand across the rail tracks with—to the residential
neighborhoods to the east. They—aJse—mtereet—te—ﬁquq— intersection forms the pedestrian core of
the Plan Area and should have special treatments
that bwld on the WAAI Project (see ;

Figure 5-2).
These mcIude a bulb-out on the southeast corner and special paving de5|gns A gateway structure

across Wilmington Avenue could also be appropriate. Examples of gateway structures from other
communities are shown below.-efthe

e 1)+l 1 I
| B o+ |
l—/ y ] L ]
e A |

i 5 o ‘ |
. , |
. - . . .

Examples of paving designs that highlight special intersections.
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Gateway structures that mark entries te-speciet-areas-can also be used to celebrate the heart of a community.
D. Pedestrian Amenities

Elements—of an—Fengaging, pedestrian-oriented streetscapes include: street trees (described in
Section -5.23E), street-lights, street furniture, wayfinding, and landscaped open space. ln—seme
instanees;pPublic art and water features may-can also be appropriate-whereitservesto-interpretand

draw—attention-tothe-history-orecultureof-thearea. iageneralpPedestrian amenities should be

focused along the-major streets and locations that have the highestameunt—efmost pedestrian
activity.

1-—Street Furniture. Various-styles-of streetfurniture-can-befound-inthe Plan-Area—A consistent

palette of street furniture will help unify the area,—as—wel-as and provide essential seating,
trash receptacles and blcycle racks As r_)art of Fthe WAAI Project, +s—a—ﬁ4’—st—step—m—th+s

and these should be continued throughout the Plan Area.

a. Compatible street furniture Site-furnishings{benchestrashreceptacles-and-bicycleracks,-ete)
are—alseis also encouraged in setback areas, pasees;-plazas, and-courtyards and other publicly
acceSS|bIe spaces_as approprlate and Where access W|II not be impeded. Ihe—se#eeted—y!ée




The selected street furniture palette in the Willowbrook Area Access Improvements project includes Landscape Forms’

Presidio bench and trash receptacle. (Source: County of Los Angeles Department of Public Works)
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2. Wayfinding. Wayfinding helps people orient themselves in physical space and navigate from place

to place. A system of wayfinding signs, markers, and monument signs with a consistent and

coordinated design is part of the WAAI Project. This wayfinding should be expanded to the entire

Plan Area and particularly at the Willowbrook/Rosa Parks Station.

ooty

L\

1

13\

o,

= - e

yoolqm o.'"m
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Gty

W -, Kennelh
Hahin Plaza

Uhrary
A Metra Station

> weleome to

| “Willowbrook :

thisnk you far visiting K- |

Willowbrook peS

Banners, directional signs and monument signs are a part of the Willowbrook Area Access Improvements Project.

(Source: County of Los Angeles Department of Public Works)

3. Street Lighting. Lighting promotes safety and helps-te-createanappestingwaltkable-envirenment:
Lighting-provides spatial deﬂmUon%e%he—&dewaJk—adds—am@a%ee%e*aghbe#reed—se&mg&

HOA-103086215-1
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terecommends lighting on the—key pedestrian—streets —Fhe-Specific Plan—recommends—adding
pedestrian-sealed-lighting—te-theand that lighting should be extended to all streets in the Plan

Area. Light fixtures should adhere to Dark Sky Association guidelines and Southern California
Edison (SCE) standards for maintenance.

4. Public Art. Public art should be incorporated at the Willowbrook/Rosa Parks Station and early in

project design particularly along major streets and at activity centers.
3

E. Street Trees

A mix of street tree species can be found in the Plan Area. A complimentary palette of carefully
selected street trees will provide shade and a pleasant sidewalk experience, add seasonal color, and
expand the urban forest. Table 5-1 and Figure 5-3 illustrate the street tree designations for the streets
within the Specific Plan area. Figure 5-4 illustrates the Street Tree Palette from DPW Urban Forestry
Unit’s Maintenance District Street Tree List and street trees planned in the WAAI Project are
incorporated. Tree spacing recommendations for each street and tree type noted in Table 5-1 are
based on the canopy size of a mature tree of each species, the land uses along the streets, presence
or absence of overhead power lines, and the available planting area. Final placement will be
determined by DPW following all street tree and planting guidelines.
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Pink Trumpet Tree
Handroanthus impetiginosus
Deciduous

Height: 30-50 feet

Canopy: 30 feet

Bloom: Spring

Water: low to moderate
Powerline Friendly: Yes

Figure 5-4: Street Tree Palette

Bronze Loquat
Eriobotrya deflexa
Evergreen

Height: 25-30 feet
Canopy: 20 feet

Bloom: Winter

Water: low to moderate
Powerline Friendly: Yes

‘Natchez’ Crape Myrtle
Lagerstroemia indica x fauriei
‘Natchez’

Deciduous

Height: 15-25 feet

Canopy: 25 feet

Bloom: Summer

Water: low to moderate
Powerline Friendly: Yes

Brisbane Box
Lophostemon confertus
Evergreen

Height: 30-60 feet
Canopy: 40 feet

Bloom: Summer

Water: low to moderate
Powerline Friendly: No

Chinese Flame Tree
Koelreuteria bipinnata
Deciduous

Height: 25-45 feet
Canopy: 40 feet
Bloom: Summer
Water: moderate
Powerline Friendly: Yes

Holly Oak

Quercus ilex

Evergreen

Height: 30-65 feet
Canopy: 50 feet

Bloom: Spring, Summer
Water: low to moderate
Powerline Friendly: No
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Figure 5-4 (continued)

Chinese Pistache
Pistacia chinensis
Deciduous

Height: 60 feet

Canopy: 50 feet

Bloom: Winter

Water: low to moderate
Powerline Friendly: No

Canary Island Pine
Pinus canariensis
Evergreen

Height: 65-80 feet
Canopy: 40 feet

Bloom: None

Water: low to moderate
Powerline Friendly: No

London Plane Tree
Platanus x acerifolia
‘Bloodgood’
Deciduous

Height: 40-80 feet
Canopy: 70 feet
Bloom: Spring

Water: moderate
Powerline Friendly: No

R .,
Fraser Photinia
Photinia x fraseri
Evergreen

Height: 10-15 feet
Canopy: 20 feet
Bloom: Spring

Water: moderate
Powerline Friendly: Yes

Callery Pear ‘Aristocrat’
Pyrus calleryana
Deciduous

Height: 35-45 feet
Canopy: 35 feet
Bloom: Spring

Water: moderate
Powerline Friendly: Yes
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Table 5-1: Street Tree Designations in the Specific Plan Area

s TreeD he Soecific Plan A

Recommended Tree Well
StreetNames Existing Specific Plan (2015) Spacing * Dimensions **
North-South
Compton Avenue Victorian Box Brisbane Box 30'-40' 5sf
(East side only) Pittosporum undulatum Lophostemon confertus
LemonBottlebrush
Callistemon citrinus
Holmes Avenue Mixed Chinese Flame Tree 30'-40' 5 sf/Turf Parkway
Koelreuteri bipinnata
Wilmington Avenue Mixed Natchez Crape Myrtle -
Lagerstroemia indica x fauriei 'Natchez'
Brisbane Box -
Lophostemon confertus
London Plane Tree (Maintain Existing) -
Platanus x acerifolia
Willowbrook Avenue  Canary Island Pine Fraser Photinia Alternating Parkway
Pinus canariensis Photinia x fraseri between existing
MonaBoulevard None Holly Oak 40'-50' T e
(West side only) Quercus ilex
Bandera Street None Chinese Flame Tree 30'-40' 5 sf{Furf-Parkway
Koelreuteria bipinnata
East-West
Imperial Highway Mixed ChinesePistache 30'-40' 5 sf
(South side only) Pistaciachinensis
117th Street Mixed Pink Trumpet Tree 25'-35' 5 sf/urf-Parkway
Handroanthus impetiginosus
Alternative: Bronze Loquat
Eriobotrya deflexa
Mixed 30'-40' 5 sf/TurfParkway
118th Street (West of
Wilmington Avenue) Callery Pear
(North side only) Pyrus calleryana
118th Street (East London Plane Tree Pink Trumpet Tree 25'-35' 5 sf/Furf Parkway
of Wilmington Avenue)  Platanus x acerifolia Handroanthus impetiginosus
Alternative: Bronze Loquat
Eriobotrya deflexa
119th Street (Eastof ~ Mixed Natchez Crape Myrtle 20'-30' 4 st/ FurfParkway
Willowbrook Avenue) Lagerstroemia indica x fauriei 'Natchez'
Brisbane Box
Lophostemon confertus
120th Street (Eastof ~ Mixed Pink Trumpet Tree 25'-35' 5 sf{Tuef Parkway
Wilmington Avenue) Handroanthus impetiginosus
Alternative: Bronze Loquat
Eriobotrya deflexa
120th Street (Westof ~ Canary Island Pine Natchez Crape Myrtle -
Wilmington Avenue) Pinus canariensis Lagerstroemia indica x fauriei 'Natchez'
Brisbane Box -
Lophostemon confertus
121st Street None Pink Trumpet Tree 25'-35' 5 sf/Turf Parkway
(North side only) Handroanthus impetiginosus
Alternative: Bronze Loquat
Eriobotrya deflexa
122nd Street Mixed Pink Trumpet Tree 25'-35' 5 sf/Turf-Rarkway
(North side only) Handroanthus impetiginosus
Alternative: Bronze Loquat
Eriobotrya deflexa

* .Recommended spacing isbased-enconsiders the eanepy-size of mature treescanopy, available planting areasaleng
sidewalks/parkways, and adjacent land uses.

** Minimum-Tree- Well Dimension:-Optimal sizes provided.-A
land-usesandtreetype:
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F. Parks and Open Space

Existing open space resources in the Plan Area include Mona Park, Faith and Hope Park, and the MLK
Fitness Garden. Mona Park is a 8.4-acre recreational facility that includes a softball and multi-
purpose fields, a gymnasium, and a swimming pool—and. |t features year-round recreational
programming including youth sports, the summer lunch program, after-school snacks, and after-
school day camp programs. Fhe-Faith and Hope Park opened in 2016 en-the—cornerofEast119th
Streetand will be connected north to 118" Street and south to Mona Park via -ard-the planned Green
Alley of Family and Fellowship. AretherOther important open space resources are the MLK Fitness
Garden at the MLK Center for Public Health that incorporates a public walking path with fitness
equipment and the planned Fellowship Garden of Love at Holmes Community Garden—is—.the—Mtk

ne den ha MMk anta or—Pub P h_ Prim 2 lo ad ono—the Oth aa

Faith and Hope Park opened in 2016 along East 119th Street.  MLK Fitness Garden is located along
120th Street.

Mona Park connects to East 120th Street along a landscaped paseo (shown on the right).

The recommended strategies for parks and open space build upon the existing and planned

park spaces in the Plan Area. These strategies include:

e Exploringe joint-use opportunities petey-with the schools-te-betterutitize-existingand-future-open-space-
resourees.

e Eneceurage-Encouraging new development to provide public open space as a community
benefit. Potential locations are shown in Figure 5-1.

e Considering building pocket parks and community gardens on County-owned vacant lots.

e andvisuallmproving bicycle and pedestrian access to existing and future parks and open spaces.
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G. Mona Boulevard Bicycle/Pedestrian Path

Area—Mona Boulevard alse-provides north-south pedestrlan access on the east 5|de of the Plan Area
including access to Mona Park, the MLK Elementary School and the Dr. Ralph Bunche Middle School._

Mona Boulevard frem-between the 1-105 Freeway to 124th Street will-is proposed to be converted
from a feurlanefour-lane street to a three--lane street,and with a pedestrian/bicycle trail installed-en
along the west S|de of the street that meets —Pa%kmg—w“—be—mtamed—en—the—wes{—swle—ef—me—s#eet—

Class | design guidelines. The-design
—A typical cross section is shown in Figure -4-3 in

Chapter 4.

The Mona Boulevard Blcycle/Pedestrlan Path w;#—pfewdejfe#{ a Class | Bicycle Path[ eenﬁee&eﬂ—eemﬁ#e%mg—t-he—bﬁyele—
netwerkin-the-Plan-Area—Thepedestrianpath-will connect the-residential neighborhoods with Mona Park, MLK
Elementary School and Dr. Bunche Middle School.
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Infrastructure

6.1 Introduction

The purpose of this chapter is to provide an overview of existing and planned infrastructure facilities,
and to outline recommended infrastructure upgrades for the Plan Area. The recommended upgrades
are based on analyses of the capabilities and capacities of existing facilities_ —and projected
infrastructure needs based on build-out of the Willowbrook TOD Specific Plan. Figure 6-1 shows how
the Plan Area has been divided into “groups” for the purposes of the analyses.

6.2 Water System

Three water purveyors serve the Plan Area: Liberty Utilities (formerly Park Water Company), Golden
State Water Company and Los Angeles Department of Water and Power (LADWP). Park Water
Company provides water service to the area west of Wilmington Avenue,and Golden State Water
Company provides water service to the area east of Wilmington Avenue. There are potable water
lines under almost all streets and alleys within the Plan Area. The sizes of the potable water lines vary
from 4 to 12 inches. The existing pipes that distribute water services in the Plan Area include steel
pipe (ST), asbestos cement pipes (AC), ductile iron pipes (DI), and cast iron pipes (Cl). Figure 6-2
shows the layout of the existing water lines. This figure also illustrates the upgrades necessary to
meet the projected demand.

As shown in Figure 6-2, except for Group 14 (which remains unchanged), almost all development
capacity groups under total build-out of the Specific Plan have some increase in land use density,
which in turn results in an increase in water demand. Most of the existing water lines in the Plan
Area are 8 inches in diameter and above. The 8 inch pipes generally have the capacity to handle the
increase in water demand/load under total build-out of the Plan Area. However, to meet the demand
of water consumption, including water services for fire prevention purposes, such as demand of new
fire hydrants and fire sprinkler systems in the new developments in the post total “build-out”
condition, the following upgrades in water line pipe sizes are recommended:

Group 2A, 2B:
Replace existing water line of 4 inch Cl on 118th Street north of this area with 8 inch
DI (or PVC C-900).
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Group 3B:
Replace existing water line of 6 inch Cl in the alley between Holmes Avenue
and Bandera Street with 8 inch DI (or PVC C-900).

Group 3C, 3D, 3E, 3F, 3G:

Upgrade existing water line of 4 inch Cl on 117th Street from Compton Avenue
to Holmes Avenue and the 4 inch Cl in 117th Place with 8 inch DI (or PVC C-
900).

Group 8, 9:
Upgrade existing water line of 6 inch Cl and 4 inch Cl in 119th Street to 8 inch DI (or PVC
C-900) from Willowbrook Avenue to Mona Boulevard.

Group 9, 10:
Replace existing water line of 6 inch Cl and 4 inch Cl in 118th Street with 8 inch Cl from
Willowbrook Avenue to Mona Boulevard.

All three water purveyors will evaluate future development within their service areas and conduct
their own detailed analysis, and will ultimately decide whether the water distribution facilities are
required to be upgraded.

6. 3 Sewer System

The sewer lines serving the Plan Area are owned and maintained by DPW and the Sanitation Districts
of Los Angeles County (LACSD). The sewer lines within the area are mainly Vitrified Clay Pipes (VCP).
The sewer mains are all under the major streets with smaller lateral lines connecting directly to
residential buildings or businesses (Figure 6-3).

As mentioned earlier in the water system section, except for Group 14 (which remains unchanged),
almost all development capacity groups under total build-out of the Specific Plan have some increase
in land use density, which in turn results in an increase in sewage effluent throughout the Plan Area.
The cumulative sewage effluent by each Tributary Area (shown in Figure 6-4 and Table 6-1) has been
calculated using the Zoning Coefficient for runoff provided for a typical sewer area study by the DPW
Land Development Division. All existing sewer mains in the Plan Area are 8” or above in diameter.
Using the minimum allowable slope of 0.24 percent, the design capacity for the existing sewer mains
are at least 0.27 cfs (some pipes are larger than 8 inch). There are five (5) existing sewer collection
points that may not be adequate to meet the future cumulative sewage effluent.

One of the purposes of this study is to identify the deficiencies, if any, of the existing utilities when
compared to the future developed condition. This study has identified that the developments in Tributary
Areas 5, 7, 8, 11, and 16 have the potential to exceed the existing sewage capacity of their connecting
sewer mains. The rest of the groups should remain below the sewage capacity.

Since the design capacity refers to future full build-out conditions there is no real justification to upgrade
any of these sewer mains at this time. Regardless, DPW will require a detailed sewer area study of any
new development within Tributary Area 5. The sewer area study will determine whether any upgrade
will be required for sewer system network at the time of that specific development. The LACSD will also
review all new sewer infrastructure upgrades as DPW will send improvement plans for the district to
review.
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Table 6-1:
Sewer Area Study Calculations by Tributary Area

Cumulative | Cumulative

Street Name Size Area (Acres) f::‘c::“(i::i Calculated Depth Comment
(inches) Flow* (cfs) (inches)
Tributary Area 1 (Compton Ave) 8 0.24 Not Part of Calculations
Medical Buildings & Residential (R-3) N/A Private Sewer Line
Tributary Area 2 (Compton Ave) 8 0.24 0.1836 3.2
Commerecial 3.60 0.0540
High School (1,675 people x 20 gal/day x 2.5) N/A 0.1296 1,600 students & 75 staff
Tributary Area 3 (Compton Ave) 8 0.24 0.1350 2.8
Residential (R-3) 4.50 0.1350
Tributary Area 4 (Compton Ave) 8 0.24 0.1041 2.4
Lincoln ES 2.5 x ((280 students x 15 gal/day) + (50 staff x 20 gal/day)) N/A 0.0201 280 students & 50 staff
Mixed-Use 2 (60 du/acre) 1.40 0.0840
Tributary Area 5 (Wilmington Ave) 8 0.24 1.9023 6.4
Lincoln ES 2.5 x ((280 students x 15 gal/day) + (50 staff x 20 gal/day)) N/A 0.0201 280 students & 50 staff
Charter ES 2.5 x ((336 students x 15 gal/day) + (35 staff x 20 gal/day)) N/A 0.0222 336 students & 35 staff
Mixed-Use 2 (60 du/acre) 31.00 1.8600
Tributary Area 6 (Imperial Hwy) 8 0.24 0.1061 25
Commercial 7.07 0.1061
Tributary Area 7 (Wilmington Ave) 8 0.24 0.4437 5.4
Mixed-Use 1 (30 du/acre) 14.79 0.4437
Tributary Area 8 (Willowbrook Ave) 15 0.12 2.7945 12.1
Residential (R-3) 11.69 0.3507
Residential (R-2) 3.60 0.0720
Residential (R-1) 2.86 0.0257
Tributary Area 9 (Willowbrook Ave) 8 0.24 0.0356 14
Commerecial 2.37 0.0356
Tributary Area 10 (Mona Blvd) 8 0.24 0.0323 1.4
Commercial 2.15 0.0323
Tributary Area 11 (Mona Blvd) 8 0.24 0.2887 4.2
Residential (R-3) 0.99 0.0297
Residential (R-2) 12.95 0.2590
Tributary Area 12 (Mona Blvd) 8 0.24 0.1654 3.1
Residential (R-1) 18.38 0.1654
Tributary Area 13 (Mona Blvd) 8 0.24 0.1516 3.0
Residential (R-1) 16.84 0.1516
Tributary Area 14 (Mona Blvd) 8 0.24 0.2006 3.4
Residential (R-3) 2.17 0.0651
Residential (R-1) 15.05 0.1355
Tributary Area 15 (Willowbrook Ave) 8 0.24 0.1310 2.8 Manhole 48
Residential (R-3) 3.70 0.1110 Includes 117th to 119th
Residential (R-1) 2.22 0.0200
Tributary Area 16 12 0.24 1.0468 7.1 Trunk Line
Residential (R-3) 19.00 0.5700 at Oris and Willowbrook
Residential (R-2) 16.64 0.3328
Residential (R-1) 16.00 0.1440

* Based on current land use and coefficients per DPW.
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Sewer laterals are sewer pipes which connect with buildings with sewer mains that run in the street. In
general, new or upgraded sewer laterals are required for new buildings, with the cost of the installation
borne by the developers.

6.4 Storm Drain System

The storm drain system serving the Plan Area is maintained by the Los Angeles County Flood Control
District (LACFCD). The storm drain system within the Plan Area consists of mostly underground
Reinforced Concrete Pipes (RCP) ranging from 24 to 54 inches (Figure 6-3).

Build-out of the Plan Area will generate little or no increase in runoff to the existing drainage
system, since the area is completely developed. Approximately 80-90 percent of the existing Plan
Area is impervious. It is predicted that the new development will not directly trigger any need for
upgrades to the County’s existing storm drain major backbone facilities, mainly due to the Low
Impact Development (LID) Ordinance requirements for percolation and on-site detention for new
development, which will stabilize and/or even reduce runoff in the Plan Area.

There are no recommendations to upgrade the existing storm drain system within the Plan
Area.

LID Practices and Project Requirements

In October 2008, the County adopted the LID Ordinance as part of Los Angeles County Code Title 12,
Chapter 84 to require the use of LID principles in all development projects except road and flood
infrastructure projects. Unlike traditional stormwater management, which collects and conveys
stormwater runoff through storm drains, pipes, or other conveyances to a centralized stormwater
facility, LID uses site design and stormwater management to maintain the site’s pre-development
runoff rates and volumes. The goal of LID is to mimic a site’s pre-development hydrology by using
design techniques that infiltrate, filter, store, evaporate, and detain runoff close to the source of
rainfall.

LID practices or stormwater quality control measures can be categorized into the following types:
* Retention-based stormwater quality control measures
Examples: bio-retention, infiltration basin, dry well, permeable pavement.
e Bio-filtration
Example: bio-filtration area.
e Vegetation-based stormwater quality control measures
Example: stormwater planter (or planter box), vegetated swale, green roof.
e Treatment-based stormwater quality control measures
Examples: sand filter, constructed wetland, propriety treatment control measures.

All new -development that requires -new -grading- in- the- Plan- Area- will- require- preparation- of- a
hydrology study to demonstrate that building sites are free from flooding hazard. New development
will be required to mimic the site’s pre-development runoff by choosing the appropriate LID practice
most suitable for the site. A proposed project must demonstrate that any proposed improvement,
including filling, does not raise the flood level upstream or downstream of the project. As required by
the County, developers shall prepare National Pollution Discharge Elimination System (NPDES)
reports, such as the Water Quality Management Plan (WQMP) and Stormwater Pollution Prevention
Plan (SWPPP), to ensure the quality of water is preserved and adverse environmental impacts are
minimized.
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6.5 Electrical System

Southern California Edison (SCE), which is a private utility company, provides electrical power service
to the Plan Area. SCE sets its own service standards, with oversight from the California Public Utilities
Commission (CPUC), and facility improvement strategies. Currently, there is a network of aerial
electrical facilities creating a power grid that supplies sufficient electrical service to the Plan Area.
There is no major deficiency or functional problem in the power supply facilities within the Plan
Area. The specific locations of the existing underground and overhead electrical lines are illustrated
in Figure 6-5.

The decision to upgrade the power supply facilities and the number of upgrades to meet the demand
of future development will be determined by SCE in coordination with the County after developers
have submitted their building plans. Demand for services and the ability to serve new developments
are generally determined on a case-by-case basis.

Most of the electrical distribution facilities in the Plan Area are aerial facilities. The Specific Plan
recommends that existing aerial electrical facilities be placed underground whenever funding is
available. Underground electricity provides higher reliability, is safer in general, and is also less
unsightly. One of the potential funding mechanisms is CPUC Rule 20. CPUC Rule 20 is a set of policies
and procedures established by the CPUC to regulate the conversion of overhead electric equipment
to underground facilities, a process often referred to as “undergrounding.” Rule 20 determines the
level of ratepayer funding for different undergrounding arrangements.

CPUC Rule 20

Under Rule 20, undergrounding projects are financed by utility rate money, combined rate funds and local
tax proceeds, or private funds, depending on whether Rule 20A, Rule 20B or Rule 20C provisions apply.

Rule 20A: Rule 20A projects are paid for by all SCE customers and ratepayers, not just those who live in
locations where facilities will be undergrounded. To qualify for full funding through utility rate proceeds,
projects must produce a benefit to the general public, not just customers in the affected area, by satisfying
one or more of these criteria:

e The location has an unusually heavy concentration of overhead facilities.

e The location is heavily traveled.

e The location qualifies as an arterial or major collector road in a local government’s general plan.

e The overhead equipment must be located within or pass through a civic, recreational or scenic area.

Using CPUC formulas, SCE allocates rate funds to communities for undergrounding based on previous
allocations, the ratio of customers served by overhead facilities to all the customers in the community, and
the fraction that customers in the community represent of all SCE customers. Local governments use these
formulas to project allocations, which allow them to prioritize projects and develop project schedules.
Because funds are limited, local governments sometimes must wait and accumulate their allocations
before starting an undergrounding project.

Rule 20B: If an area is not eligible for Rule 20A or if local government cannot or chooses not to rely on
the Rule 20A allocation process, Rule 20B allows rate funds to subsidize an undergrounding project. The
subsidy includes an amount equal to about 5 to 20 percent of the total cost. The remaining cost is funded
by local governments or through neighborhood special assessment districts.

Rule 20C: Rule 20C enables property owners to pay for undergrounding electric lines and equipment if
neither Rule 20A nor 20B applies.
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It is also worth noting that, prior to any undergrounding process, SCE will take the lead in contacting
the other low voltage utilities that might be sharing the power poles with SCE aerial facilities, such
as the telecommunication provider (AT&T) and cable TV provider (Spectrum) to coordinate and
execute a joint trench. During this process, SCE will also reach out to DPW, Public Utility Division, for
their assistance in contacting and coordinating with the aforementioned utility providers.

It is recommended that prior to approving new development, the County should contact the SCE
regional manager in the Willowbrook area and set up an inspection at the new development site to
determine whether the existing aerial SCE facilities in the area qualifies for Rule 20A funding.

6.6 Natural Gas System

The Southern California Gas Company/Sempra Utilities (The Gas Company), which is a private utility
company, is the gas service provider for the Plan Area. Currently, gas pipelines are in all major
streets in the Plan Area, specific locations of gas pipelines are illustrated in Figure 6-5.

The analysis on the capacity and capability to meet future demand will be conducted by The Gas
Company in coordination with the County upon submittal of building plans by developers.

6.7 Telecommunications System

The Plan Area is within the service area of AT&T, which is a private utility company. AT&T is the
provider of both local and long distance telecommunications in the Plan Area (Figure 6-5). The
current local telecommunications network lacks the high speed internet service that will be in
demand by future businesses and residents in the area.

AT&T will assess the demand for services and the ability to serve new developments on a case-by-
case basis. The capacity and capability analysis for meeting future demands within the Plan Area will
be conducted by AT&T after building plans are submitted by developers.

If there is “undergrounding” of existing aerial telecommunication facilities, SCE will reach out to AT&T
and coordinate a joint trench. To save on costs, AT&T is likely to participate in the joint trench operation.
SCE will dictate the layout of the trench, and the telecommunication lines would follow. According
to the representative from AT&T, there are no major facility upgrades planned in the Plan Area in
the near future. However, if there are facilities upgrades in the future, in most cases, AT&T will be
responsible for the construction cost up front, and will recoup the cost later with the additional
revenue from added customers.

6.8 Cable Television System
The cable service provider for this area is Spectrum, which is a private utility company. Most of the
existing cable TV systems within the Plan Area are aerial facilities that share power poles with the

electrical system, with a few existing underground conduits (Figure 6-5).

New land uses resulting from the Specific Plan will consist of both commercial and residential
development; therefore, high speed internet and cable television services will be in demand. Similar
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to a telecommunications system, Spectrum will assess the demand for services on a case-by-case
basis and ultimately make the decisions concerning upgrades for the existing cable TV systems to
meet the demand of the future developments.

If there is undergrounding of existing aerial telecommunication facilities, SCE will reach out to
Spectrum and coordinate a joint trench. Similar to a telecommunications provider, Spectrum is likely
to participate in the joint trench operation to save on construction costs.

In most cases, if there are facilities upgrades required, Spectrum will be responsible for the
construction costs up front, and recouping the cost later on with the additional revenue from the
added customers.
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Economic Development Strategy

7.1 Introduction

The Plan Area is expected to undergo sizable growth in employment to support uses related to the
hospital, medical offices, education and research and development, and retail and commercial offices.
The purpose of this chapter is to provide the Economic Development Strategy for the Willowbrook
TOD Specific Plan. The strategy provides economic analysis, a financing strategy, and policy
recommendations to realize the full potential of Metro’s investments in the redesigned
Willowbrook/Rosa Parks Station and the County’s investments in the MLK Medical Center Campus.
The economic development strategy includes:

= Strategies that leverage public investments within the Specific Plan framework and build upon
local assets to revitalize the Willowbrook community;

= |dentification of potential community benefits from the implementation of the Specific Plan;

= Projections of employment and wage growth from implementation of the Specific Plan;

= Capital Improvement Program (CIP) that identifies and prioritizes a range of infrastructure and
amenity improvements that benefit the community; and

= Financing approaches for the implementation of infrastructure and services.

The SCAG employment and demographic forecasts for the study area and the MLK Medical Campus
Master Plan, as well as supporting documents and studies for the MLK Community Hospital and CDU
informed the strategies.

7.2 Opportunities for Economic Development

The rehabilitation and expansion of the MLK Medical Campus, the redesign of the Willowbrook/
Rosa Parks Station and the potential demand for ancillary medical services that may locate nearby,
are the main economic opportunity drivers for the area. It is important to leverage these economic
investments to provide employment and housing development opportunities to the Specific Plan area
and the greater Willowbrook community.
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7.3 Vision for a Community of Health and Wellness

The revitalized MLK Medical Campus is a catalyst for broader economic development and community
service benefits to the Willowbrook and neighboring communities. By facilitating bicycle and pedestrian
improvements and increasing transit access and housing choices, this Specific Plan helps realize the
community’s vision for health and wellness. This vision was inspired by ar-a ULI Technical Assistance
Panel study in 2009. The ULI panel identified the entire master-planned area as having the potential
to become a health-focused, transit-oriented district.

The Plan Area has several interconnected subareas located to the west of the rail tracks and south
of the freeway: 1) MLK Medical Center Subarea encompassing the MLK Medical Center campus;

2) CDU Campus Subarea encompassing CDU and King Drew Magnet High School; 3) Northwest Subarea
including Lincoln-Drew Elementary School, Barack Obama Charter Elementary School, a proposed
community college workforce training center, and an expanded County library; 4) the Kenneth Hahn Plaza
Subarea; 5) single and multi-family homes and sites with retail and mixed-use development potential on
Wilmington Avenue; and 6) the Willowbrook/Rosa Parks Station Subarea.

7.4 Economic Development Strategy

The Economic Development Strategy recommends implementation strategies. Key components of the
strategy are discussed in this section and summarized in Table 7-1. The steps and actions within the
recommended implementation strategy are contingent upon funding and allocation of resources. The
timeline identified is a relative estimate in comparison to other steps and actions within the strategy.
Other key components are public financing and economic incentive methods for implementing the
conceptual CIP in the Plan Area, as presented in Chapter 8.

The Economic Development Strategy presents a range of public and private financing techniques and
related programs that could be used as part of the implementation strategy for the CIP, including land
use incentive strategies, financing program initiatives, and public-private partnerships that build upon
the substantial public and private investment into the MLK Community Hospital, CDU and the redesign
of the Willowbrook/Rosa Parks Station.

Additionally, the CIP compiles the required public infrastructure and related costs to implement the
Specific Plan. The CIP also identifies the projects that are essential to attract private investment
within the Plan Area, and presents short-, mid- and long-range priorities over the anticipated build-
out of the Plan Area.

Furthermore, the Economic Development Strategy presents five categories of actions to facilitate
local economic development objectives. These categories highlight actions available to local County
government to promote the vision of the Specific Plan. These actions include: a) institutional
arrangements; b) targeted development opportunities; c) land use planning; d) infrastructure and
services planning; and e) implementation and financing strategies.
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Implementation Step2

Table 7-1:
Implementation Strategy

Key Action’

Coordinating Agencies

Timeframe'

Develop Institutional Arrangements e Work with the MLK Health and Wellness Community Development Corporation County of Los Angeles Short-Term
(MLK-CDC). Community Based Stakeholders
Foster Public-Private Partnerships e Coordinate with MLK Community Hospital and Charles Drew University to integrate County of Los Angeles Ongoing
local workforce training and capabilities with ultimate job growth, direct spin-off MLK Community Hospital
activities in healthcare services and allied office uses. Charles Drew University
MLK-CDC
Improve Kenneth Hahn Plaza o Work with Kimco Realty Corporation, the operator of Kenneth Hahn Plaza, to enhance County of Los Angeles Ongoing
the retail and dining experience and coordinate pedestrian, safety, and landscape Kimco
improvements at the Plaza. MLK-CDC
® Assist in tenant recruitment. Ongoing
o Work with Kimco Realty Corporation to explore mixed--use development. Long-term
Continue Partnership with Los Angeles |® Continue to collaborate with the Workforce Collaborative's initiative to coordinate County of Los Angeles Ongoing
County Workforce Collaborative workforce training programs for residents with public and private employers. LAC Workforce Collaborative
LACDAE
Create Opportunities for Infill Mixed-- e Coordinate with existing property owners on economic development opportunities of County of Los Angeles Mid- to Long- Term
Use Development under-utilized and vacant sites. LACDAC
e Coordinate with Compton Unified School District(CUSD) regarding the redevelopment
of the school sites.
e Coordinate with the LACDAC regarding the use of the Successor Agency-owned parcels.
Pursue Local, State and Federal o I|dentify, monitor, and apply for other government funding sources, for infrastructure County of Los Angeles Ongoing
Infrastructure Funding Sources and transportation improvements (also see Tables 7-2, 8-2 and 8-3). LACDAE
Metro
Establish an Enhanced Infrastructure e Conduct feasibility analysis and necessary elections for establishing an EIFD for County of Los Angeles Short- to Mid- Term
Financing District (EIFD) financing public improvements and amenities. LACDAE
Establish a Development Impact Fee e Conduct feasibility analysis for establishing a DIF Program for equitably spreading County of Los Angeles Short- to Mid- Term
(DIF) Program infrastructure costs equitably over new development. LACDAC
DPW/DRP
Establish a Parking Management District |® Consider a parking management plan in the Northwest Subarea to improve the Partnership between County of Los Mid- to Long- Term
in the Northwest Subarea availability of parking supply and pricing. Angeles and Major Property
Owners/Developers
Establish a Business Improvement e Marketing/promotional events/security/maintenance above existing public services; Property Owners/Business Owners Mid- to Long- Term
District (BID) small scale capital improvements.
® Assessments must be benefit based.

1.The timeline identified is a relative estimate in comparison to the other actions included in the strategy.
Short-Term: 0-2 Years; Mid-Term: 2-5 years; and Long-Term: > 5 years;

Ongoing: occurring annually over development period.

2. The recommended steps and actions are contingent upon funding and allocation of resources.

Source: Stanley R. Hoffman Associates, Inc.




A. Institutional Arrangements

Community Development Corporation. Established in 2015, the MLK Health and Wellness Community
Development Corporation (MLK-CDC) aims to develop an “urban family-health campus” adjacent to
the new MLK Community Hospital, starting with re-purposing the former King-Drew hospital
building into the MLK Community Wellness Center that will house a variety of service providers,
including mental health, family services, job training and creation, outpatient clinical, bio- science,
physical wellness, and neighborhood place-making.

The Specific Plan recommends the expansion of the MLK-CDC to provide a broader coverage of the
Plan Area. The expanded MLK-CDC would direct the visioning, formulation and implementation of
economic development strategies/plans and offer an effective means to achieve Specific Plan goals.
The expanded MLK-CDC would operate under the auspices of the County with stakeholder roles at
the county and community levels through adequate representation in executive roles. The MLK-
CDC could take on the critical function of directing and coordinating various actors and available
resources in pursuing targeted economic development opportunities for real estate development
and identifying infrastructure and services in coordination with other partners. The MLK-CDC could
also play a central role in workforce development through skills gap assessments and through
leveraging existing programs at the national, state and county levels and instituting new ones, as
necessary.

Public-Private Partnerships. Public-private partnerships provide effective means in the current
constrained economy to leverage limited resources and achieve mutually desired goals. Potential
partnerships between local and regional public agencies include those with specialized institutions
in education, health care and research and development such as the MLK Community Hospital and
CDU. Partnerships with the private and non-profit sectors enable the integration of local workforce
capabilities with the ultimate job growth. Expanding these partnerships will help achieve the Specific
Plan goals.

Los Angeles County Workforce Collaborative. Initiative for a Competitive Inner City (ICIC) is underway
to help coordinate national, state and county wide workforce training programs, and for targeted
collaboration with key stakeholders, including the private sector. Continuing to build on the work of
the Workforce Collaborative helps the Specific Plan goals of improved employment opportunities for
Willowbrook residents.

B. Targeted Development Opportunities

Several specific and targeted development opportunities have been identified for Willowbrook
under the Willowbrook TOD Specific Plan, including:

Leveraging Health Care and Education Opportunities. Ongoing collaboration with the MLK Community
Hospital should be leveraged for spin-off activities in health-care services and allied office uses.
Similarly, ongoing partnership with CDU has the potential to spur research and development activities
in healthcare and science programs for employers who want or need to be part of the medical
community around MLK Medical Center.

Kenneth Hahn Plaza. The Plaza offers an opportunity for enhancing the retail and dining experience in
the community through store location and enhanced design and capital improvements; the shopping
center also has the potential for mixed--use, transit--oriented development.
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C. Land Use Planning

Land Assembly. Land assembly incentives become important, particularly in a post-redevelopment
environment, where encouraging the consolidation of smaller parcels into a larger, developable area
results in more efficient development. While land assembly incentives are limited in the Willowbrook
area, one incentive is the expedited processing of development that furthers the goals and objectives
of the Specific Plan vision.

Use of Successor Agency Parcels. The economic development strategy recommends the catalytic use
of parcels inherited by the successor agency to the County redevelopment agency to further incentivize
the Specific Plan goals and objectives.

Reconfiguring Publicly Owned Parcels. Land resources already owned by agencies should be assessed
for reconfiguration and consolidation for new development opportunities. Local public schools in the
Northwest Subarea of the Plan Area have the potential to be reconfigured to make additional land
resources available for private sector development under either a lease or sale arrangement.

D. Implementation and Financing Strategy

Various financing and implementation methods are viewed as important in the long-term context
of the Specific Plan vision for a health and wellness community that builds on MLK Medical Center
and CDU investments and attracts both residential and non-residential development, preferably
with a medical employment related focus. These actions, their primary uses, responsible parties for
implementation and phasing are summarized in Table 7-2.

Some of the techniques need to start early to build resources for the future, such as an Enhanced
Infrastructure Financing District (EIFD), and others may be implemented after some development has
occurred, such as a Parking Management District or a Business Improvement District (BID); but are still
considered important as part of the overall strategy. Some of the techniques are exclusively for capital
financing or operations and maintenance, and some of these techniques can provide both funding
approaches. The strategy also includes the early establishment of public-private partnerships that
can foster confidence in the attractiveness and vision of the Plan Area.

Core Strategies. The core, early strategies include maximizing infrastructure financing through an
EIFD and establishing a development impact fee program for essential infrastructure, such as parking
or street improvements, that spreads the costs equitably over new development. Also considered
important in the short-term is the expansion of the non-profit MLK-CDC to direct the visioning,
formulation and implementation of Specific Plan goals and objectives. Additionally, part of the mid- to
long-term strategy would be to create a parking management plan that could address both the long-
term supply and operations side of the parking system, including unbundling the cost of parking from
the underlying rent or lease payments.

Along with maximizing these funding sources, the CIP for the Specific Plan, as discussed conceptually in
this Chapter 7, identifies top community priorities to facilitate timely provision of public infrastructure
and services.

Grant Funding Opportunities. Ongoing grant funding opportunities at the local level include Cap-
and-Trade under the Low Carbon Transit Operations Program and the Metro and Transportation
Development Act (TDA) funding. The Metro and TDA grant opportunities are generally funded through
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Financing Methods
DevelopmentImpact Fee
(DIF)

Table 7-2:

Summary of Potential Financing Techniques

Primary Uses
Capital improvements necessitated by new development. AB
1600 requires that a reasonable relationship or “nexus” must
exist between the amount of the impact fee and the project on
which it isimposed.

Coordinating Agencies

County of Los Angeles

Timeframe'
Short-to Mid- Term

Special Benefit Assessment

e Capitalimprovements necessitated by new development.
® Assessments must be benefit based.

County of Los Angeles

Mid- to Long- Term

Landscape Maintenance
District (LMD)

e Landscaping improvements.
e landscapingoperationsand maintenance.
e LMD assessments must be benefit based.

County of Los Angeles

Mid- to Long- Term

Mello-Roos Special Tax

e Capital improvements.
e Operationsand maintenance.
e Canfinance projects and services with both local and general

County of Los Angeles

Mid- to Long- Term

education, community and affordable housing services.

benefits.
Business Improvement ® Marketing/promotional events/security/maintenance above Property Owners/BusinessOwners Mid- to Long- Term
District (BID) existing public services; small scale capital improvements.
® Assessments must be benefit based.
Community Development e Federal program that provides direct annual grants to cities, County of Los Angeles Department Mid- to Long- Term
Block Grant (CDBG) counties, and states across the country. of Regional Planning (DRP)
e Grantsare intended to revitalize disadvantaged areas, expand
affordable housing and economic opportunities.
Enhanced Infrastructure Financing e Use of County's future ad valorem property tax increment County of Los Angeles Short- to Mid- Term
District (EIFD) for financing publicimprovements and amenities.
e Requires a 55 percent vote of the electorate to incur bonded
indebtedness; no increase in local property taxes.
Community Revitalizationand e Similarto an EIFD, AB2 allows use of the County's property County of Los Angeles Short-to Mid- Term
Investment Authorities (AB 2) tax increment for capital financing.
e Subject to a majority protest vote and subject to certain
conditions related to serving disadvantaged communities.
CommunityDevelopment Corporation o Community development corporations (CDCs) are 501(c)(3) non- | County of Los Angeles/Community-— Short- to Mid- Term
(CDC) profit organizations for local areas. Based Stakeholders
e Community-based and provides economicdevelopment,
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Financing Methods

Table 7-2 (Continued)

Primary Uses

Coordinating Agencies

. 1
Timeframe

Program - transit uses and roadway improvements.

o Metro Wayfinding Signage Grant Pilot Program.
o Metro Open Streets Program - regional car-free events.

e Surface Transportation Program - bicycle and pedestrian

improvements and on-system roadway improvements.

California Infrastructure and Economic e Infrastructure State Revolving Fund (ISRF) Program provides Governor's Office of Business and Mid- to Long- Term
Development Bank economic development financing to agencies and non-profit Economic Development
corporations.
e Bank has broad authority to issue tax-exempt and taxable
revenue bonds.
Parking Management District e Local districts that regulate parking supply and rates to meet the Partnership between Mid- to Long- Term
parking needs of the area. County of Los Angeles and Major
® They can promote transit use, ridesharing, and alternative Property Owners/Developers
modes of transportation.
Cap-and-Trade (Pursuant to AB 32) e AB 32 authorizes the use of market mechanisms through an Caltrans in coordination with the Ongoing applications for grant
annual auction of surplus emissions reduction credits to California Air Resources Board funding
generate funds, a portion of which can be targeted for clean (CARB)
transportation and sustainable community plans.
o The Low Carbon Transit Operations Program provides funding
assistance for transit agencies to reduce GHG gas emissions and
serve disadvantaged communities.
Metro and Transportation Development |® Two percent of total TDA funds are allocated for bicycle and Metro Bi-Annual Metro "Call for
Act (TDA) pedestrian projects. Projects" application process
Metro - Various Grant Programs e Congestion Mitigation and Air Quality (CMAQ) funds - bicycle, Metro Ongoing applications for grant
pedestrian and wayfinding projects. funding
® Metro Express Lanes Net Toll Revenue Re-Investment Grant

California Capital Investment Incentive e Existing State program that provides property tax abatement for County and Governor's Office
Program (CIIP) up to 15 consecutive years for large capital investment by of Business and Economic
qualified manufacturing facilities (must exceed $150 million). Development
Other Outside Grants and Loans e Potential TOD grants from State's Strategic Growth Council (SSGC). DRP; SSGC; SCAG Ongoing applications for grant
® SCAG Sustainable Communities Planning grants. funding
® Business fagade improvement program grants.
e Affordable housing grants.

1. The timeline identified is a relative estimate in comparison to other actions included in the strategy.
Short-Term: 0-2 Years; Mid-Term: 2-5 years; and Long-Term: > 5 years;

Ongoing: occurring annually over development period.




local sales tax revenue measures on an annual or biannual cycle and have their own competitive
application process. Other grant funding opportunities are also available at the federal, State and
regional levels.

Additionally, programs such as the State of California’s Infrastructure and Economic Development
Bank (I-Bank) provides low-cost loans for qualified local programs; and Community Development
Block Grant (CDBG) funds — while CDBG funds have been significantly reduced in recent years — still
provide an ongoing source of funding to meet local priorities as part of the overall strategy.

Traditional Financing Techniques. Some of the more traditional financing techniques include: special
benefit assessments, Mello-Roos special taxes and landscape lighting districts and are seen as mid-
to long-term techniques as significant development begins to occur. The special tax and landscape
lighting districts can fund both capital and operations and maintenance costs. Benefit assessments are
subject to majority protest of the property owners, and special taxes are subject to 2/3 approval of the
electorate.

A BID is a public/private partnership created to perform a variety of services to revitalize and
improve commercial neighborhoods above existing local governmental services. Currently, there
may not be enough business interest to form a BID, but over the mid- to long-term, interest may
increase, particularly if businesses see this as a joint effort to efficiently use their collective funding
to increase the quality and overall competitiveness of the area.

Emerging Techniques. Community Revitalization and Investment Authorities (CRIA), which was recently
enacted into law, authorizes the revitalization of disadvantaged communities through planning and
financing infrastructure improvements and upgrades; economic development activities; and affordable
housing via tax increment financing based, in part, on the former community redevelopment law. A CRIA
has some similarities to an EIFD, so both would not be implemented. The CRIA does have the power of
eminent domain while the EIFD does not; also the CRIA has a number of restrictions that relate to serving
disadvantaged communities and providing affordable housing. Finally, the County also has a California
Capital Incentive Program (CCIP) that provides property tax abatement for up to 15 years for large capital
investments by qualified manufacturing facilities (must exceed $150 million); however, under an EIFD,
this program would probably not be applicable as sufficient property tax increment revenues would
likely not be available for both purposes.

7.5 Community Benefits

Community benefits from the implementation of the Economic Development Strategy are summarized
below:

Identification and Coordination of Economic Opportunities. One of the pivotal benefits of public-
private partnerships is the ongoing leveraging of opportunities that benefit firms/enterprises and the
local workforce. A mechanism to implement workforce programs in response to private sector skill
demands establishes an approach for realizing the potential for jobs growth and payroll increases
within the community.

Capturing Benefits of Large Public Investments. Significant investments within Willowbrook in
institutional and public transit development are expected to catalyze future growth in residential and
non-residential uses over time. However, capturing and actually realizing these projected benefits
depends upon programs in place, including those outlined above, and the establishment of the
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EIFD for capital improvements for community recapture of fiscal benefits from increased property
valuation. Appropriate land use zoning, such as mixed--use, could further help incentivize the
potential around large public investments.

Expanded Business Activities and Local Job Opportunities. A combination of the various initiatives
outlined above could result in expanded business activities in spin-off industries associated with health
care services and research and development, and an expanded spillover demand for local services,
which would also benefit the local community. Land use planning serves a critical role in providing
locational opportunities for such activities. The community would benefit from the expansion of better
paying jobs in coordination with appropriate skills development initiatives, as discussed previously.

Better Transit Access and Jobs-Housing Balance. Public transit investments additionally provide
the benefit of improving two-way access to jobs and housing opportunities. The ability of workers to
access job opportunities in other parts of the County has the benefit of increasing community
prosperity. On the flip side, local firms’ ability to access a qualified workforce from a larger commute
shed is an important factor in locational choice in addition to availability of land. Expanded housing
opportunities over time could have the stabilizing benefit of improving the match of jobs and housing
within the sub-regional economy. Capital improvements connecting and improving local community
access to transportation infrastructure is an important community benefit in this regard to realize the
above economic outcomes.

Affordable Housing. With the loss of redevelopment agency affordable housing set-aside funds, the
decline in available affordable housing funds has been substantial. The County, through its Housing
Element, will continue to address existing and new sources of funding for affordable housing
programs, such as new market housing tax credit programs and programs that are currently being
considered by the California State legislature, but have not yet been adopted.

Enhancing Overall Quality of Life. An overarching community benefit of expanded jobs, access to
transit, and improved local services, local public infrastructure, and public amenities willenhance local
quality of life.

Increasing Public Safety. The proposed street and access improvements under this Specific Plan would
also have the benefit of improving public safety. A neighborhood with expanded business activities,
work opportunities, transit access, and housing opportunities would likely reinforce community
identity and citizen participation in local events, resulting in greater social and economic cohesion.
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Capital Improvement Program

8.1 Introduction

The conceptual CIP is summarized in Table 8-1 and outlines the general categories of improvements,
estimated costs, responsible agencies and phasing. The CIP sets forth an ideal scenario and
establishes priority projects contingent on the availability of funding. The total estimated costs in
this conceptual CIP scenario are about $73.3 million. The bulk of these costs are for the
Willowbrook/Rosa Parks Station relocation and improvements in the Kenneth Hahn Plaza by Metro.
The phasing for this work is identified as short-to-mid range, depending upon when the funding
resources become available.

The major local infrastructure and accessibility costs are estimated for Streetscape Improvements at
about $16.8 million, followed by about $3.5 million for Transportation-related Improvements. These
improvements will be overseen primarily by DPW and funded by a variety of other sources that are
presented in this chapter. The phasing for this work is estimated for short-to-mid to long- range. Again,
this work depends on the availability of funding, particularly if the newly adopted EIFD legislation is
used; this is because the EIFD’s bonding capacity will increase over time as property tax increment
increases with new development.

Finally, Public Parking Facility Improvements are identified as possible incentives for cost reductions
for private sector development within the northwest quadrant. However, no specific plans or garage
cost estimates are available at this time. An option for full construction of a public garage might be
cost sharing garage subsidies with the private sector. The phasing of these costs is seen as mid-to-
long- range because it is assumed that it will take five years or longer to create public infrastructure
and amenities to begin to draw private sector investment.

8.2 Potential CIP Improvements

A detailed listing of potential transportation and related improvements is presented in Table 8-2 along
with an identification of responsible lead and partner agencies, potential funding sources and phasing.
Table 8-3 presents the potential utility improvements by private or enterprise utility companies also
with their responsible lead companies and partner agencies, potential funding sources and phasing.

CHAPTER 8 CAPITAL IMPROVEMENT PROGRAM
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Table 8-1:
Summary of Capital improvement Plan Priorities

Improvement Estimated Cost Coordinating Agencies Timeframe'

Land Assembly2 N/A County and School Districts Short- to Mid-Term
Transit-Related/Transit-Station Improvements $ 53,000,000 Metro® Short- to Mid-Term
County of Los Angeles Dept. of
Transportation Improvements S 3,456,500 Public Works (DPW) Short- to Mid-Term
Streetscape Improvements S 16,835,315 DPW Short- to Mid-Term
Public Parking Garage Improvements/Subsidies N/A Potential Parking District” Mid- to Long-Term
TOTAL $ 73,291,815

1. The timeline identified is a relative estimate in comparison to other improvements in the CIP.
Short-Term: 0-2 Years
Mid-Term: 2-5 Years
Long-Term: >5 Years

2. Potential land resources are available from the successor agency to redevelopment and from public school districts
possibly reconfiguring their local campuses.

3. About 510.25 million from the U.S. Department of Transportation (DOT) TIGER competitive grant funds is
currently available; TIGER is an acronym for Transportation Investment Generating Economic Recovery.

4. A parking management district will incentivize private development through reduction in parking costs and
Management of parking supply.

Source: Stanley R Hoffman Associates, Inc.
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Table 8-2:
Streetscape and Transportation: Inprovements, Responsibility, Potential Funding Sources

Improvements Coordinating Agencies Potential Funding Sources ‘

Transit-related Improvements

. 1
Timeframe

Upgraded Metro Rosa Parks Transit Station Metro Metro ‘ Short-Term
Vehicular/Pedestrian Improvements
Road diet on Mona Boulevard County of Los Angeles ¢ Metro Call for Projects Mid-Term
Department of Public e Cap and Trade
Works (DPW) e County of Los Angeles
Road diet on Willowbrook Avenue West (between the Metro Station and DPW Transportation Funds Mid-Term
119th Street ¢ Federal and State grants
andloans
Traffic signal - intersection of Mona Blvd. and 119th Street DPW * Transportation Short-Term
- Traffic signal analysis and subsequent implementation Development Act Funds
Traffic signal - intersection of Wilmington and 122nd Street DPW Mid-Term
- Traffic signal analysis and subsequent implementation
Pedestrian signal - intersection of Mona Boulevard and 120th Street DPW Short-Term
- Pedestrian signal analysis and subsequent implementation
Pedestrian sidewalk paving on the west side of Willowbrook Avenue West DPW / Metro Mid-Term
between Metro Station & 119th Street
Pedestrian sidewalk improvements on Wilmington Avenue between DPW Mid-Term
Imperial Highway and 117th Street (both sides)
Pedestrian sidewalkimprovements along 119th Street between Private development Mid-Term
Wilmington Avenue and Willowbrook West (north side only)
Pedestrian Oriented Improvements Package (Standard Improvement DPW Mid-Term

package) — 12 locations

Standard Improvement package includes:

- add zebra-style crosswalks to all crossings

- add pedestrian countdown signals and audio signals to all crossings
- add passive pedestrian detection to all crossings

- add advanced stop bars to all approaches

- add bulb-outs or reduce curb returns on corners where feasible
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Table 8-2 (Continued)

Bicycle Improvements

Class | bicycle path and pedestrian trail on Mona Boulevard DPW
Class | bicycle path/Class IV cycle track on Willowbrook Avenue West Metro/DPW
Class Il bicycle lane on Imperial Highway between Compton Avenue and DPW
Mona Boulevard

Class Il bicycle lane on Wilmington Avenue between 120th and 124th DPW
Streets

Class Ill bicycle route signage/striping on Compton Avenue, 119th Street DPW
(between Wilmington & Mona), and Willowbrook Avenue West (south of

119th Street)

Implement Bicycle Stations MLK, CDU, Private Development

* Metro
e DPW
e Cap and Trade

¢ Federal and State Grants

Mid-Term

Short-Term

Mid-Term

Mid-Term

Mid-Term

Short- to Mid- Term

Streetscape Enhancements

Wilmington/119th/120th Streetscape Project (DPW-funded) DPW e Metro Short- to Mid-Term
e DPW

Street trees on Specific Plan streets not included above DPW ¢ Business Improvement Long-Term
District

Pedestrian-scaled lighting on Specific Plan streets not included above DPW e Landscape and Lighting Long-Term
District

Street furniture DPW Mid-Term

Other Mobility Related Actions

Community contest to rename 120th Street between Compton and DPW e Metro Short-Term

Wilmington Avenues ¢ County of Los Angeles

Setup Transportation Demand Management Program DPW e CDC Short-Term

Parking

Parking Management District DPW e County of Los Angeles, Mid-Term

Property and Business Owners

Enhanced Infrastructure

Financing District

e Future parking revenues

1. The timeline identified is a relative estimate in comparison to other identified improvements.
Timeline: Short--Term: 0-2 years; Mid-Term: 2-5 years; Long-Term: >5 years.

Source: Stanley R. Hoffman Associates, Inc., The Arroyo Group, The Mobility Group
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Table 8-3:

Utilities: Improvements, Responsibility, Potential Funding Sources

Improvements
Evaluation of the need for water distribution
lines upgrades in the Specific Plan area

‘ Oversight Responsibility - Lead and Partner

Liberty Utilities, Golden State Water Company,
and City of Los Angeles Dept. of Water and
Power

Potential Funding Sources
WaterCompanies

Phasing1
Short-to Mid-Term

Detailed sewer study for Group 1

DPW and MLK Community Hospital

DPW through impact fees and

At time of developmentin

connectioncharges Group 1
Other sewer related review by required by Developers and LACSD Development Impact Fees Ongoing
Sanitation Districts of Los Angeles County
(LACSD)
Evaluation of demand for electrical services Primary responsibility: Southern California SCE through its utilities Ongoing
Edison (SCE) charges, as well as state
and federal grants and
Evaluation of demand for telecommunication  |Primary responsibility: AT&T AT&T funded through monthly Ongoing
services phone charges
Evaluation of demand for cable services Primary responsibility: Spectrum Spectrum through its utilities Ongoing
charges, as well as state and
federal grants and loans
Joint trenching with all utility providers Primary responsibility: SCE SCE in coordination with other Ongoing

Secondary responsibility: County of Los Angeles
oversight and other private dry utilities
companies

utility providers

1. Short-term: 0-2 years.
Mid-term: 2-5 years.
Long-term: >5 years.

Source: Stanley R. Hoffman Associates, Inc., JIMC 2 Civil Engineering

HOA.103086215.1







HOA.103086215.1



HOA.103086215.1






(]




	WB TOD Shelf Doc Revised May 2023 NO MARK UPS
	WB TOD Shelf Doc Revised May 2023 MARK UPS

