il

i
\ )
’
1
|

.ﬁ. J

i

i

¥

s ammms an mumma A Bemmeey A0 G Al G BN B A0 el o v



cityLAB.aud.ucla.edu

Westwood Village Vision

Published by cityLAB

School of the Arts ana Architecture
UCLA

September 2011

Editors:
Dana Cuff, Harrison Higgins. and Karen Kice

Contributors:
Jane Blumenfeld, Emmanuel Soriano, Loosine Vartani, Dave Dixon,
and Charles Tsang

Westwood Village Vision Steering Committee:
Jeff Averlll

David Bergman
Maric Camacho
Jessica Dabney
Christopher Koontz
Jody Litvak

Mike Metcalfe

Eric Norton

Annie Philbin
Steve Sann

Jim Suhr

The production of this report was overseen by the Steering Committee,
though cityLAB is solely responsible for its content.

The authors wish to thank students from UCLA's Department of
Architecture and Urban Design. In Winter, 2011: greduate students
Wael Batal, Daniel Hesketh, Jonathan Nadel, Shannon Starkey, Zheng
Tan, and Charles Tsang. In Spring 2011: AUD 133 undergraduates
Special thanks to the Hammer Museum and to UCLA's Department
of Architecture and Urban Design. This research was funded by UCLA
and by the Westside Urban Forum.

Graphic Design: Dan Oprea

For more information, contact cityLAB@aud.ucla.edu
Digital copies of this report are available at cityLAB.aud.ucla.edu

bhboopooooooopooEooOEORRl

|

CONTENTS

1..INTRODUCTION
+Goals
+The Village in Context
+The Five Village Curses

2..WESTWOOD VILLAGE AND UCLA HISTORY

3...WESTWOOD VILLAGE TODAY
3A..HOUSING AND DEMOGRAPHICS
+Local Demographics
+West Los Angeles Housing
+Westwood Village Housing
+UCLA Housing in Westwood
3B...DINING AND RETAIL IN WESTWOOD VILLAGE
+Current Situation
+Legocy Commercicl Establishments and Institutions
+Future Retail
3C...OFFICE AND COMMERCIAL
+Westwood Office Market
+UCLA Offices
3D...ENTERTAINMENT AND CULTURE
3E..IMAGEABILITY
3F...MOBILITY, INFRASTRUCTURE, TRANSIT, AND PARKING
+Transit and Accessibility
+Insatiable Parking Needs
+The Broxton Garage
3G...PUBLIC SAFETY
3H...PLANNING AND GOVERNANCE
+Homeowners Associations
+The Business Improvement District
+UCLA's Long Range Development Plan

4...URBAN LAB: TWO FUTURES - WESTWOOD VILLAGE SCENARIOS
+Why Plan2
+How to Plang
+What to Plan?2
+Scenarios

S...APPENDIX: Persons interviewed for the report.

29

31
34
35

39
40

(4,



INTRODUCTION
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When it comes to Westwood Village, there is one
thing everyone agrees about: it has seen better days. Beyond
that, opinions vary widely about the cause of the decline, the
factors that contributed to the Village's former prominence, the
obstacles to success faced by past revitalization efforts, and
the present forces at work in Westwood Village. Visible signs of
trouble in the area include vacant storefronts, crumbling streets
and sidewalks, a homeless population, and empty lots in an area
where commerce and entertainment once thrived. Disagreement
about the past and frustration with the present have led to
a situation in which there is no agreement about a vision for
Westwood Village's future.

Over the past three decades, there have been
numerous attempts, both piecemeal and comprehensive, to
reestablish the area’s distinction, but none has definitively turned
the tide. Still the potential of the Village remains palpable.
Centrally located among some of Los Angeles’s most affluent
communities and adjacent to UCLA's populous campus and
renowned medical center, Westwood Village retains a special
character. In the context of two significant new developments,
the formation of the 2011 Business Improvement District (BID)
and the planned groundbreaking for the subway in 2013, the
current problems of Westwood Village can be reconsidered as
opportunities for future revitalization. Given the wide variety of
interests and stakeholders, it is important to separate fact from
opinion. The following pages describe research into Westwood
Village—it's history, myths about its past and present, and its
current status—so that stakeholders can build an informed
opinion about the area's possibilities. The intent is to focus the
blurred vision that presently blocks Westwood Village's progress
toward a better future.

Goals

More specifically, cityLAB has resecrched, analyzed, and
documented present conditions in the Village in order to initiate
the visioning process with two transformative scenarios and two
teams of experts.' This case problem statement is directed toward
those experis. and serves to ground the two scenarios described
in its final pages (see pp. 44-50). Cross-disciplinary teams will
include such participants as planners, residents, land use lawyers,
real estate economists, developers, urban designers, and business
strategists. The teams are limited in size to focus the visioning
process.




This case provides with the background needed to launch
new ideas for Westwood Village's future. Each team will answer the
following questions:
* What are the necessary components that drive this
scenario?
* What will be the catalyst that begins to move this
scenario from plan into reality? How would it be
implemented?
* What role can the BID play2 UCLA2 Metro? Private
developerseg Community organizations2 The City of Los
Angeles? The City Councilmember and his stoffe
The resulting visions will be two distinct and full-bodied
proposals for Westwood Village's future, each pushed to uncover
the logics and possibilities of its own driving forces. The outcome
of the visioning process however, is the debate and discussion
those proposals generate among stakeholders to whom they
will be presented. If your teams work effectively to play out the
community, planning, development, economic, and design issues,
a clearer vision for the Village will emerge.

The Village in Context

Westwood Village is bordered incongruously: on the
north by UCLA, to the east by the residential neighborhood of
Holmby Hills, on the south by Wilshire Boulevard, and to the west,
by the Los Angeles National Cemetery. Holmby Hills shares with
other residential communities in the Westwood area a sense of
ownership of the Village. Nine homeowner organizations; a city-
sponsored neighborhood council; an independent community
council; and a variety of business civic, and philanthropic
organizations. Westwood shares its 1920s origin with the
establishment of southern branch of the University of California. As
UCLA has grown to fulfill its statewide mission, it has both abetted
the Village's success and put pressure on its infrastructure. While
UCLA and the Village depend upon one another, town and
gown tensions persist. Although the Village is characterized as
a retail district, it contains almost four times more office space
than retail, along with housing, dining, neighborhood services,
and cultural and entertainment uses. Development in the Village
is guided by two primary sets of planning regulation: its zoning
designation (primarily C4, commercial) and by the Westwood
Village Specific Plan, a set of land development regulations and
building design guidelines adopted by the City of Los Angeles
in 1989 and updated as recently as 2004. At present, there are
mixed views about whether the Specific Plan is impeding the
Village from changing in positive ways, essential to its protection
from unwanted development, or both. Similarly, critics complain
that the C4 zoning is out of date, prohibiting pool and billiards
halls, gyms, bowling alleys, and other uses that today might be
desirable.

Besides the subway and the BID, there are several
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other significant changes pending in and around the Village.
UCLA is currently constructing 500 new graduate student
studio apartments, at the western edge of the Village, that are
scheduled to be completed in 2012. In early 2011, the university
also announced plans to build a new residential conference
center and faculty club.< A 29-story hotel or housing tower with
ground floor retail and restaurants is approved for the site at corner
of Wilshire Boulevard and Gayley Avenue (most recently occupied
by c Hollywood Video outlet).” At Wilshire and Veteran, on a site
where university parking (Lot 36) is locoted and linked to the future
subway portal, UCLA expects to build a high density development
in support of its educational mission. These last two projects will
effectively mark the entry into the Village along Wilshire Boulevard
from Interstate 405, though their timing is unclear.

The Five Village Curses

The history of the Village begins in 1929 at the same
moment UCLA is founded. That history has been punctuated with
significant changes. To some the course of the Village's current
downturn appears unalterable. Westwood Village has so much
going for it that simple explancations about its problems seem
inadequate. Still everyone has a theory. If we are to believe what
we hear, there are five different, frequently uttered explanations
about why Westwood Village is depressed today. These so-called
“curses” are described here one by one: movies, competing
interests, parking, neglect, and an oct of violence. If we air the
curses, we can then seek the facts that inspire or belie them and
possibly find antidotes.

1. The Big Screen and the Changing
Marketplace

The movie industry that made Westwood Village
a beacon of entertainment in Southern Californic from the
1950’s to the 1980's also led to its demise. Its big screens could
not adapt to the changing economics of the industry and
the construction of multiplexes across Southern California
neighborhoods, including many in close proximity to Westwood
Village. This led to the migration of many moviegoers, who
gravitated towards the ease, convenience, and choice offered
by multiplexes attached to major shopping malls or other retail
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districts.* Changes in the disiribution of not only fitm:but bocks
further vndermined Westwaed Viliage, iust as the prominerce of

other praximate retall destingtions wos on the rise,

2, Competing interests; Can't We All Just Get
Along?

Nof since janss sold its inferest in the Viflage ir ithe
19505 has there been coordinGgied businass pian for the district.
Property owners do not share common goats, nor do merchants.
Past BIDs have met littie success. UCLA continces 10 grow,
developing commerce on campus fhat competes with local
businesses while continuing o develop universityseloted uses in
the Village that dampen ils attraction to shoppers. Neighbors,
watching development change thie chorocter of their community,
have becoms effective in their resistance o projects they do
rot favor. all of itis crectes en atmasphere of uncertainty that
repels investment. While it might be fair to coll oul UCLA and
neighborhood politics as curses in their own right, here they ore
grouped more genarally intc problems associcted with an inability
te pton and to implemeant plan: effectively.

3. There's No Place to Park

The Westwood Vilicge prablem most commonly cited by
retcit property owners. merchants, and neighbors is parking: there's
not encugh, it's 100 expensive, and it's not well located. wWhen
coupiad, batfic ond parking maks it inconvenient to access and
miove around the Villcge while shopping so pecple go elsewhere.

4. Unseemiy Streefs

The Villcge is run dowr. s public infrastruciure is not
adeguately mainiained by the City; sidewaiks and shreels are
crumbling: fhere's o well-gstablishad homeless populotion: ond the
stusent market encourages iow-end businesses.

5. 1988 Shooting

Westwond Vilicge was s¢ poputar that s sireets were
pocked on weekend nights untii Karen Toshimao, on innoceant
bystancer, was shot in gang-related violence. Even prior fo
the shooting, streets in the Village had been closed to traffic
on weekend nights o discourage “cruising,” cousing reduced
revenues occording to seme relailers. The media bililz following tha
tragedy killed the villege's buzz. Since that shooting things have
never been the same,
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There is some truth in each of these norrotives, vet the
date coliectad below demonsirote thot no single curse is suificient
to have produced the Villoge's curreni meloise, Morecver,
focusing on easy vet inadeguate explanalicns refects ¢ generes
tendency o either (o focus on the prablems since salutions are
hardier to find or {b} crecte bling spots to other causes that might
be possible 1o resolve.

Everyene is entitled 1o his or her own opinicn {or curse}
but not o his own facts, If o shared vision for Westwood Village
is to be found, it will depend on understonding the facts of the
current situohon well enough to recognize the apportunities if
presents. Below, atter a brief review of Village histery. the topics
ubove are re-examined and viewed in the new light of research-
based evidence.

CityLAB, in the course of its research, has uncovered
what constitutes a final Curse. concealed as ¢ solution: Lef's Qo
back 1o the way things were. Blinded ty nostalgia and burned
by the forces of decline, simple solttions from earlier imes are
invoked: diagonal parking, fewer students, histaric sighage,
magnet retailers, or a student urtion withou! retail and restaurants.
Typicalty, Westwocd Villkage's heyday is lccated in the 1950s, or af
other fimes. the 1980s. The past holds lessons. Antiguaied solutions,
however, are specific to earlier chollenges and opportunities and
are tikely to fit poorly with today's context. For example, bookstores
und the single-screen thealre have been replaced with Amazon
ond Netfix, While past formulations are vndeniably aitraciive,
they are uniikely to be robust responses to a vastly changed Los
Angeles,
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Westwood Village and
UCLA History

Westwood Village, founded by the Janss Investment
Company, opened for business in 1929. The land developed by
the Jansses was once part of the 4,338-acre Rencho de San Jose
de Buenos Ayres, granted by Mexican Governor Micheltorena to
Maximo Alanis in the 1820s. By 1922, after a series of fransactions and
railroad land grabs, the property was acquired by Arthur Letts, the
founder of the Broadway Department Store chain. The property was
entrusted to Letts' son-in-law, Harold Janss, and to his brother, Edwin
J, subdividers of Van Nuys and today's Canoga Park. They actively
promoted home sites in "Westwood Hills" and dubbed the region
“The Second Hollywood", enticing four motion picture companies—
Fox Film Corporation, Harold Lioyd Corporation, National Film
Corperation and the Christie Film Company—to move to Westwood.
By 1925, the Jansses began to focus on developing the land

north of Wilshire Boulevard. The following year, Westwood Hills was
annexed by the City of Los Angeles and the Regents of the University
of California chose a 384-acre property in Westwood Hills as the new
home for its southern branch. The site’s appeal came from its size,
its proximity to Los Angeles, and its ideal climate. The University of

alifornia invesiment was seen as a major stimulus for surrounding
development and a potential attractor of afluent residents. The Janss
Investment Company “took vigorous steps to help consummate”
UCLA's location in Westwood.* Soon after the UCLA location was
finalized, the Jansses began preparing a plan for Westwood Village.

10l 23
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The Weshwood scheme was fashioned after Konsas City developer
S.C. Nichols' Country Civb Pz, o new shepping cenler mode! cnd
ona of the first to accommaodate shoppers arriving by culcmabile.
westwood Village had an integrated business development
scheme with no center or hierarchy of location or tenants, The
Jonsses intended all porfions of the complex o be eguaily
atiractive to shoppers. Becouse maintiining the villcge™ aspect

of Westwood was importaind to the Jansses, the district's broad
sireels tormed short, iregular blgoks inlended tc facilitote traffic
fow. Wesiwood's commercial center was planned os an ensembie
of smaller, suburban cutposts of fraditional downiown Los Angeles
stores. nolional retailers, and neighborhood-serving independent
rnerchants,

The Jonsses sold Westwood Village in 1955 o raise capital
for other ventures. The sale marked the end of the pericd of single-
ownership and coordinated retail monagement. The effects of those
changes were nct immediately noticed ner were the challenges
that Westwood Vilicge would foce s the shepping mall.came to
gominate Norin American relaling and the multiplex theater came
te domincie Narth American cinema, In the 19605 and 1970s. the
populotion of UCLA and popularity of Westwaad Village continued
to grow concurrentty, Up untit the late 1980s Westwood Village was
one of the pretmiere ong mos! hegvily talicked shopping disfricts
in Los Angeles, drawing patrons from cil over Southern Cafifornia.
tany components of the Villkege are fouted as the catalyst for that
popularity. from the entertainment diskict with ¢ mulifude of movie
heatres and film premieres to the plonnred retod mix, Westwood
viiage worked. During this fime, UCLA fransitioned from a commuter
campus to o residential compus, building student housing and
facilities on “the Hill." the area in the northwest portion of campus
where ¢ majority of undergraduate students now live. Over the
vears, UCLA has continued 1o grow through developing its criginal
384 acres, acquinng cddifional fond ond buildings in the vicinity, and
leasing office space in towers olong Wilshire Boulevard. Loder, the
university acguired lanci it has dubbed “Southwest Compus™.” Within
the additional 35.5 acres. it developed porking {Lofs 32 and 36},
the West Medicol Building. and the Science & Technology Building.
Weyburn Teaace Aportments were consiructed as graduate student
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housing in the area in 2004, along with cnother phase of graduate
student housing construction to be completed in 2012, The current
total area of the UCLA compus is now 419 ocres.®

Duning the past 15 years. Westwood Village has shiffed
from a once-thriving retait center to « district with @ loss of
ideniity. an ambiguous oudience. and decaying infrasiruchure.
This occurred despite its Close proximily o the UCLA campus, ifs
hoving a community invested in ils success, its being surounded by
stokehoiders with ready access to copital. and its ability to marshat
poiitical clout. Inresponse to high vacancy rates. domaged shreets
and sidewalks, and an entrenched homeless population, the
recently passed Z011 BID set comresponding gouls: 1o improve the
Vikage by making it clean, sofe. and baouful? The future of the
Village is promising, if only some agreement con be recched about
elaborcting those goals info ¢ vertable plan,




A. Housing and Demographics

1. Local Demographics

In 2000, within o one-mile radius of Westwood Villoge there
was a population of 98,277. At the time of the 2000 Census, the per
capita income was $44,281, more than twice the countywide per
capita income of $20,683. Looking closely at the individual census
tracts, the tracts northwest and northeast Westwood Village have
per capita incomes, $84,702 and $121,932 respectively, the highest
within the one-mile radius of Westwood Village. Omit census tracts
dominated by student populations, and the per capita income level
for the one-mile radius is $52,513. Within these four tracts dominated
by students, the per capita income ranges from $5.763 (on-campus)
to $14,406 (off-campus private apartments).'“ [See Figure 3.1]

The UCLA campus is. of course, a significant presence
in Westwood beyond its effects on per capita income statistics.
The student population totals 39,593, with 20,701 undergraduates
and 18,892 graduate students enrolled in the 2010-2011 academic
year. With the addition of academic faculty and non-academic
administrative and service staff, UCLA's total daytime population is
74,421, [See Figure 3.2]

2. West Los Angeles Housing

West Los Angeles is one of the most expensive rental
housing markets in Los Angeles County. The current median monthly
rental rate of single-family homes, condominiums and apartments
across the West Los Angeles sub-region is $2,500."" The median rental
rate for all of Los Angeles County for all housing types is $2,000.'2 The
average rental rate of a two-bedroom apartment at $2,267 per
month makes Westwood the most expensive neighborhood in the
sub-region, followed by Beverly Hills c¢t $2,000; Santa Monica is $1,938;
Brentwood is $1,841; Rancho Park is $1,640; and Palms is $1,504.'% The
average rental rate for o two-bedroom apartment in Los Angeles
Countyis $1,932.'* With regard to median home prices, West Los
Angeles is currently at $763.300, while Los Angeles County is at
$375.500. [See Figure 3.3]

3. UCLA Housing in Westwood

The first mojor UCLA development of on-campus housing
occurred between 1959-1963 with the construction of four new
idence halls on “the Hill", UCLA's on-campus housing zone located

reside
in its northwest quadrant, providing over 3,300 undergraduate beds.
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Prior to this firne, smaill dormitories for studends had been locoted

in Westhwood Villuge. inciuding on the site of the preseni Palazzo
devetopment. Since 1959, the university has intermittentiy but
consistently added ta its student housing stock fhrough development
and purchase. In 1978, UCLA responded to community agniagaenism
o campus expansion by purchasing twe existing multi-famity
developments in Westwood o Creale the off-campus Landiair

and Glenrock residential complexes. Since thot time, UCLA has
purchased 380 units around Westwood o serve os undergraduaie
off-campus housing cnd un additionat 200 units for faculty housing. ™
The curent on-campus bed count sfands ot 10.433 beds available
fcr undergraduoie sfudents and 3.04% for greducte studenis, Forly
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percent of ol undergroduate students are housed in university
owned housing today, The proportion is expected to increase to
51% of the undergraduate studenis by 2020 os UCLA pursues it
geat of transforming itself from o pradominantly commuter to @
predominanily residential campus,

On-compus housing rates for undergraduate studenis range
irn cost from $1,150 per month per person for o friple-occupancy
arrangement o $1,500 per month for a single-occupancy room with
@ shered bathroom.™ The universily s housing optlions for graduate
students in and cround Weshwoaod include Weyburn Terace on
Weybum Avenue, just west of Gayley Avenue. Typicat monihly
rates for groduate student hausing range from $1,229 - $1.338 fora
single-occuponcy studio aportment, 1o $1.137 per person in o shared
twe-bedroor apariment. Some faculty housing is olso avoiiobie
nedar compus. wiih rades ranging from $1,548 for o one-bedreorn
apariment, to $3.808 for a two-bedroom condominium.” (See Figure
3.31

S0y

4. Westwood Village Housing

Within the Westwood Vilioge BID boundaries, there are
1.286 housing units most of which are locoted in the eastern part
of fhe Vitloge ulong Glendon, Tiverton and Hilgard Avenues, they
are divided among 18 multi-fomily complexes, seven of which hove
more than 86 unils. The lengest of those complexes is the Palazo on
the north end of Glendon Avenue, with 350 rental units, The second
largest housing complex is of 247 Tiverion Avenue, with 227 unils for
senior cssistedHliving.  Although maost of the Village's unils are offered
s rentais, there are 135 condominium units ot 949 Hilgard Avenve.
seme of which are avaitable for rent. [ See Figurs 3.4]

B. Dining and Retail in Westwood
Village and UCLA

Westwood Viloge's history is rocied in shopping. The
Villuge was conceived by the Jansses as the Weshiide home tor
suburban branches of raditional Downtown gepartment stores and
H 2 i STl & Roredi Rures.” GOLA Mowsing UCLAWel Moy 2001
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933 Hilgard Ave
939 Hilgard Ave
i 945 Hilgarg Ave

869 Hiltgard Ave

800 Tiverton Ave

940 Tiverton Ave
947 Tiverion Ave
944 Tiverion Ave
852 Tiverion Ave
1900 Glendon Ave

.1 850 Hilgard Ave

1 964 Hilgard Ave

972 Hilgard Ave

1000 Tiverton Ave

10186 Tiverton-Ave
1022 Twverton Ave
1030 Tiverton-Ave
1033 Hilgard Ave

1,286 Housing Units

refaiters. With retaii spaces scaled to the size of the neighbarhood
rather than to region, the notordety of the district came not from
drewing capacity of any one enaterprise but fram the ctiractiveness
of the assembly os o whole. Competitive with the Miracle tile ondg
Hollywood &3 o shopping district, Westweod also sought to meet the
daily needs of students and hemeowners for groceries, hardvware,
financict services. parsonal services, and entertainment. in 1955,
when the Janss brothers sold their remaining inderests in the Village,
the new absence of monagement occurrad just ¢s depariment siore
consoidotion and competition from new malls were on the rise. The
mix of stores in the Village begon o respond more to the needs of
studerits gt o growing UCLA ond became less orienied 1o deslinciion
shoppers. By 1985, the surge in shops and restaurants had aitered
the characier of Westwood Villoge significantly. refiguring it as o
vibrant enlertainment retait center prirarity serving vouthiful Westside
customers, including the necarby populafion of UCLA stdents.

Commercial Office Space

:Market " Westwood SantaMonica_:  Bevery Hills  :  Guiver City West LA
{Buildings 27 107 75 47 NA
iTotal Sq. Fi. 4,687,300 $,455,000 £.991,300 |  4.378,300 NA
{lnventory S D S

:Totat Vacarncy 17.50% 13% 18.90% 15.20% 17%
Rate i S—

iAverage Asking $3.41 $3.47 $3.60 $2.44 $3.24

3.2 wWert LA Commanziai Spaie

In the most recent period, UCLA’s godt te become a
resiciential campus for undergraduates has led the university 1o
provids c range of goods and services on campus, some of which
compete directly with Village retailers and service praviders for
cusforners. Al students living cn campus hove ¢ mieal plan included
in their housing contfracts. Prepaid meoi comracts hove increased
convemence for students and university revenues. In addificn Yo
dining halis, the university provides food services at Tood courfs
and cafes distribuled throughoud the campus and collocated ai
Ackerman Union, originally opened in 1961 and expanded in 1977
and 1997. The jast expansion was accempanied by the oraiiferation
on campus of franchise restaurants, starfing with Ponda Express in
the eardy 1990s. Many ofher chain restaurants soon followed, from
Rubio’s Mexican Grill ang Weizel Prebzels, to Carl's Jr, Jomba Juice,

cco el ond Sharro. All directly competed with Westwood Viltage
eateries. CGvertime, Ackerman haos evolved info a ons-stop shop

for UCLA stugenis for food, textbooks, Briin merchandise, clothing.
entertainment, und personad services. In jonuary of 1997, a group of
Westwood shop owners Gsked the wniversity to place o morgtorivm
on further compus reteit development. suggasting that expanded
refait operation ot UCLA had hurt Westwood Vikage business. The
independent non-profit organizetion thaf nins Ackermaon ond
ciher on-campus services, Asscaioted Students UCLA, disputed the
conienfion,®

Current Situation

Understanding simitor and nearbyy retcil centers in Los
Angelss hadps pul the curreni Westwood Village retail sectorin
coniext. Among Los Angeles's various centers, this study focuses
on Santa Monica's Third Street Promenade, the Westside Pavilion,
Beverdy Hilis' rejail Golden Tiangie, Old Town Pasadena. and Culver
City's Culver Bevtevaord shopping and diniag district. Among these.
Oid Tewn Pascdena, Culver City, and the Third Street Promenade
ore parficularly relevont comperisons because they represent the
succasshul revitalizotion of formerly moribungl or blighted shopping
areqs, [See Figure 3.5)

Within this group, Beverly Rills fops the retall slore rental
rates with o range of $50 to $3100 per sauare foot per menth (psipm}
far Rodeo Drive shops. and an average of $60 per square foot per
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raonih {psfpm) within the relaoil creq behween Witshie and Sgnfo
Monica Boutevards, ™ The retail vacancy rote in Bevery Hills is of
approximately 14%, with ¢ moicrity of the vacancies outside the
prirme Rodeo Drive areq. Rents for Santa Moenica's Third Street
Promencde are betwesen $13 and $16 psfpm. with a 3% voconcy
rote.t Old Town Pasadena: $7 to 38 psfpm with an 8% vacancy
rale’t Nearby, the Westside Paviien shops rent for 37,50 psiprn with
o 6% vaconcy rate 7 In the post severdl years, downtown Culver City
has gone through an aggressive redevelopment of Cpi-»fer_Bouievord
thiat turned many of the storefronts into populor eateries with rersts
now ranging from §3 (o 34 pstpms” [See Figure 3.4]

The current vacancy rate of all retail storefronts in Westwood
is approximately 27%, but the vacancies are not eveniy distributed.®
Much of the setail vaconcy is found on Westwoot Boulevard. where
3 out of 78 storefronts are vacant ¥ The areas of lowest vaconcy
rates are in the nerthwest section ¢f ihe Villoge, of the intersection
of Wevykurn ond Broxion Avenue, Along these segments storefront
vacancias are 16% and 6% respectively. On Broxton Ave. oniy two
out of 31 shops are currentiy vacant.” when compared o the relai
centers wa studied in West Los Angeles, Westwood Village's retcit
vaconcy rate s the highest. [See Figure 3.7)
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Westwood Village Vacancies by Street
' §"eé‘i“ i Vacancies ! Total Retail Spaces® :
Brox{onﬂwenue - . o pou
‘Gayley Ave 5 46 C g,
Glendon Ave i 8 ! o3 ' T :
iKinross Avem P 4 73 ‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘ 31%
Le Conte Ave 2 10 puoy
;L‘indbrook Dr 1 1o ;' o
E\."\4"est\ﬁu’oc}d Blvd 30 "’ i 78 P
‘:f\feyburn Ave 5 Y S
WF|Shirervd ......... 0 ............. et a : .
Total 57 T .

Seource: cityL AB Wesiwaod Village survey
“Tetal retait spacos include active and vacant siare fromts
"Does not include four fine dinng restaurants inside the W Hotel

Discussions with recl estate professionols familiar with 1he
reici morket in Westwood Village reveat ihe avercge retal rentol
rates are betwaen $2.25 to $3.60 psfpm within an estimaten che
million square feet of relail space.® * These rates are for below or af
the low end of comparable districts witkin the Los Angeles region, SHII,
ieasing retaif space in ihe Vilcge is o challenge. New ienons fron
well-known chains are enticed with deep move-in discounts in ihe
hope that they will drow other desirable businesses along with them,

Since the 19505, Villege property has continued 1o chonge
hands Ihrough both sales and inheriigrice. creating a varied raix of
fondowners, many of whom no fonger live locally ang many of whom
cic nof coordinate marketing or store mix plorning with one another.
In itterviews, respondents identified three fypes of property owners:
{0} thase who care deeply about the Vilage (including both some
long-term owners ond more recent ones): {b} long-term ownats, wilh
limited debt, motivated by continued, if modercte, rental income
flows; and (C} new owners, with significont debt. motivated by
immediate, high rental income Sows. According fo some reports, the
different interests of these groups impede coardinated planning in
the Village. Furthermare., the absence of coordinated management
hos centribuled to on od heo retail mix, Currently, the retail mix of
Westwood consisis of moinly independen stores with fithe overall
cohesion. Retail chuing such as Ralphs, Best Buy, and Victonia's Secret
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3.8 Westwood Vilage Current have stores in Westwood, but the district lacks an anchor tenant
SO ol Sk ﬁm RElIQlME whose prestige and name recognition will attract other tenants and
General Services h shoppers. Retail districts with anchor stores have been shown to
I Rerd Category Count % n : consistently outperform those without one as anchor fenants draw
; Food & Beverage 88 44% consumers who eventually spill over to increase profits in surounding
Retail . 57 29% stores. [See Figures 3.8, 3.9, and 3.10]
e A LifeOWellness, ] 159 | -] it  oreciiond : As \/\E/;estwood Village has decreased in popularity, the
[ Sgg:;:;ﬁ‘es';ﬁ?cses : 1: g:ﬁ: “ne dnng, ot retail offerings in other nearby districts have continued to evolve
Enterlainment 5 3% n ‘ to satisfy specific market opportunities. The Beverly Hills Golden
Medical Services 1 1% RS A Triangle (including Rodeo Drive) has captured the high-end/luxury
Total Active Stores 199 = : goods market since the 1970s. Century City has regularly updated
n oo bl its built environment and retail mix to attract the high-end shopper
Generol (Neighborhaod) Services incl as well, with offerings that include gourmet food outlets, anchor
n i Bt department stores, and multiplex theaters. Third Street Promenade
do offers a range of mid- to high-market retail stores and restaurants but
" s most recently increased its presence in the luxury market with the
Food g Bsverags “ re-opening of Senta Monica Place, which now includes a range of
luxury brands, like Louis Vuitton and Burberry, and uniquely scaled
m versions of refailers like Bloomingdales. Although Santc Monica
e Place is not related to Third Street Promenade in terms of ownership
Fine Dining  Cae/Restaurant S, and management, these two shopping sites complement each
i A m other in terms of physical orientation and customer base. Another
CoffeelLight Food  :Category . /‘;/ ok Waestside mall, the Westside Pavilion, opening in 1985 and recently
Zaaz‘u?g?ning .......... ? gg : 223{2 (- remodeled, has largely mid-market offerings like Express, Forever 21,
Coffee/Light Food 11 13% : Barnes & Noble Booksellers, and a Nordstrom department store. The
Fine Dining 7 36% A b el specialization of these centers and their dependence on large retail
Café/Restaurant | 5 6% Thirty-eight percent of the food outlets fo attract a regional customer base has brought into question
Casual Total F&B 88 S e I e\l Westwood Village's original conception of being both small-scale
Dining nodara ma and varied enough fo address the needs of destination luxury goods
shoppers, students as well as residents.
It is easy to spot all of the vacancies in Westwood
n Village, but it's not as easy to realize the presence of some historic
ewn  EsStablishments. In total there are 26 stores and one hotel that have
Fast-food “ been in service for more than 25 years. Eleven of those stores have
been open since the early to mid 1980s, with only five establishments
dating back to Westwood Village's nascent years. These historic
n entities are Oakley's Barber Shop on Gayley Ave (1929), the Christian
Eleclionics Science Reading Room on Glendon Ave (1939), Campus Shoe
n Repair on Weyburn Ave (1936), and the Claremont Hotel on Tiverton
Neghborlhood Goods. e e I o Ave (1939), in the following decade, Sarah Leonard Jewelers (1946)
oy Category - . Count % opened on Westwood Boulevard. Currently there are nine stores
Fashion Retail/Clothing 23 0% n that have been in business for the last 40 to 60 years, including Bel-Air
E"f:;‘ggf’;s‘f’dums ‘9’ }gw : Camera (1950s). Stan's Donuts (1960s), and Elyseé Café [1970s). [See
Nelghbo..rhOOdG.O()ds ........... 8. ...................... 14.(.,”10. n Flgure 3-] ] Ond 3. ] z]l . - ) . '
Jewsiry y 11% The upcoming retail picture in Westwood Village is reported
Total F&B 88 to be promising by many intimately involved in the community.
o n Urban Outfitters, currently located on the corner of Kinross and
Westwood Boulevard, is moving a few blocks north on Westwood
n Boulevard to a larger location. With this move, several undisclosed
it Lo co-fenancies are rumored to be negotiating properties in the vicinity
Eleclronles ive Neighborhood of the new Urban Qutfitters. Target is opening in early 2012 and will
Fashion |- ] Goods iz Cvs ans Taaer 122" 191455 share the old Bullock's building with Ralphs, Best Buy, and the UCLA
Retai/Clothing ool Vigag ylseg _=
Em
L= ]




Westwood Village Retail

Age Trajectory of Stores Older than 25 Years

[Late 1920s/1930s to 1940s]

Late 1920s/1930s: Oakley's Barber Shop
(1929), Christian Science Reading Room
(1939), Campus Shoe Repair (1936),

Claremont Hotel (1939).

1940s: Sarah Leonard Jewelers (1946).

[1950s to 1970s]

Acapulco Mexican Restaurant
(formerly El Encanto), Bel-Air Camera, Flax

Pen to Paper

Morgan & Company Jewelers,
Stan's Donut Shop, Muriel Chastanet Inc.

1970s: Elysée Café, London 1
Cleaners, Shane's Jewelry.

Hour

|

[1980s]

[Present Day]

Early 1980s: Apple Cleaners, CopyMat,
Diddy Riese, Falafel King, Fat Burger,
Sak's Teriyaki, Sepi's Subs, Stop Market,

Westood Copies, Lamonica’s NY Pizza
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Westwood Village's collection of
establishments older than 25 years.




Westwood Village Retail
Establishments in Business for Over 25 Years

[2011]
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Late 1920s to 1930s

1. Campus Shoe Repair (1936)

2 Oakley's Barber Shop (1929)

3  Claremont Hotel (1939)

4 Christian Science Reading Room (1939)

1940s
1) Sarah Leonard Jewelers (1946)

1 Flax Pen to Paper
2 Bel-Air Camera
3 Acapulco (formerly El Encanto) Mex Restaurant

1960s
1 Stan's Donut Shop

2 Muriel Chastanet Inc.
3 Morgan & Company Jewelers

24 Total Establishments
Note: Some of these businesses may have moved to a
different place within the Village since first opening

1970s

“ Shane's Jewelry

2, London 1 Hour Cleaners
3, Elyeé Café

Early 1980s

1, Sepi's Subs

Stop Market
Apple Cleaners
Diddy Riese
CopyMat

Falafel King
Westwood Copies
Lamonica’'s NY Pizza
91 Fat Burger

70 Sak's Teriyaki
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childcare center. At 93,000 square feet, the store will be the smallest
Target store in the nation. As with all pending deals on Westwood,
community members hope Target will be o catalyst for revitalization
of the surrounding area.”” Besides these changes, @ number of new
restaurants are coming to the Village: the popular east coast chain
Five Guys Burgers and Fries, 800° Neopolitan Pizzeria (a new restaurant
established by the famous Umami Burger group). The Panini Café,
Waffle Chix, Skylight Gardens, and Extreme Pizza. This varied mix of
new business is grounds for some optimism about Westwood Village.

C. Office and Commercial

1. Westwood Office Market

Westwood, which includes Westwood Village, the area
around Westwood Boulevard to Santa Monica Boulevard, and
Wilshire Boulevard from the San Diego Freeway to Beverly Glen
Boulevard, has o total 4,697,300 square feet of office space in 27
buildings.* High demand for Westside office space has persisted,
matching the growth of the Westside employment center and “as
entertainment, media and technology companies continue to seek
high-quality space.” A range of tenants occupies office space in the
Villoge, from an abundance of medical-related uses to internationally
known architectural firms. Westwood's average asking rate for office
space in the first quarter of 2011 was $3.41 psfpm, slightly above West
L.A.’s average of $3.24 psfpm.*' Despite the differences in price,
vacancy rates are similar: Westwood at 17.5% and West Los Angeles
at 17%. Beverly Hills's office rental rates are higher at $3.60 psfpm; and
18.8% of all office space there is currently vacant.” Overall, Colliers
International, a global commercial developer and market researcher
with offices in Los Angeles, expects vacancy rates in several Westside
submarkets, including Westwood, to decrease due to sustained high
demand and the absence of new construction. [See Figure 3.13]

2. UCLA Offices

UCLA represents a major force in the Westwood office
maorket. The university owns one office building in Westwood Village
at 10920 Wilshire Boulevard, where it cccupies 300,000 square
feet of space for university-related administration and services.

The property at 100 UCLA Medical Ploza is actually part of the
campus. The university now fully owns the 123,000 square feet of
once-leased office space that is dedicated to UCLA uses as well as
some remaining non-UCLA medical tenants. Together, these two

s Eye on Westwood.” UCLA Today: Faculty and Studen!




office buildings total 424,415 square feet or 7% of all office space in
Westwood.* UCLA rents ¢ fair amount of additional space scattered
throughout the Village.

WESTWOOD VILLAGE PARKING

D. Entertainment and Culture

A long-time entertainment destination, Westwood Village
has a multitude of cultural venues including cinemas, theaters, and
museums. It is home to both the Geffen Playhouse and Hammer
Museum, two important Los Angeles cultural institutions, both of which
are affiiated with UCLA. These institutions, combined with the Fowler
Museum and cultural programming associated with UCLA-Live on
campus make UCLA the largest arts institution in one of the globe's
major centers for arts and culture production. In addition, the Italian
Cultural Institute, whose mission is o promote and exchange culture
between lfaly and the United States, resides in Westwood Village.

During the postwar era, Westwood Vilage was home to
various forms of popular cultural events. The Westwood Art Festival
began in the 1960s and for thirty years grew in popularity. The week-
long, biennial sidewalk fair expanded to include over 1,000 artists,
attracting 125,000 visitors, earning as much as $70,000 in sales.* By
the early 1980s, neighborhood groups brought an end to the Festival,
complaining that it had deterioroted, atiracting too many of the
wrong sort of customers to the area.

Aside from the ups and downs of street fairs, from its
beginning Westwood thrived as a district for both motion picture
production and cinema. With several major studios nearby, the 1929
opening of the Village was shortly followed by the construction of
its first cinema, the Fox Westwood Village Theater, two years later,
The Fox Theater became one of the choice locations for Hollywood
movie premieres, contributing to its status as a Westside landmark.

A collection of cinemas formed around the Fox. In 1937 the 900-seat
Bruin Theater opened across the street, and in 1940 the UCLAN (later
renamed the Crest Theater) opened as a live theater before being
converted to fim after World War Il. These were joined |ater by the
1.000-seat Mann Westwood, the Mann National, the Egyptian, the
Regent, the Avco. the Mann Westwood 4, and the Mann Plaza. From
1966 to 1975, the number of screens in Westwood grew from three

Lot Name / Number of Spaces
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1o Westwood Villege: on wilshire Boulevard, ot Cenlury Cily. on Third
Street Promencide, in the Weshwood Pavilion, and within Unuversoi
Cilywak.” Audiences graviteted fowaards the ease, convenience
ang choice offered by multiplexes that were increasingly obie to
sareen fstrun maovies as a result of chonges in the nature of fim
distribution.™ Typically the multiplexes were newer, offered superior
guatity fin terms of comfort ond technology}, and more immersive
entertcinment experiences thon those of oider, independent theaters
ke those ot Weslwood Villcge. Additioncly. moviegcers were
rcreasingly drawn fo cinemags loccted close to complementary
amenties. like those found inmalis.” As o resul! of its faiiure fo adapt
o the new exigencies of movie viewing, many first-run films have
skipped Westwood, narrowing the kind of fims available for viewing
in the Vilage and inducing audiences o fravel to ofher locations
necrby.

Live music is perhicps the most contioversial fype of
ertertainment in Westwood Vilage. In the late 1960's Westweod
Viloge had oreputation os "o fun, hip place... [whare] musicians
sprang up on the weekends." Dillon's, o four-story entertainment
complex featuring muliiple rock music venues, opened to great
fonfare in 1974, Algng with Dillon's, dance venues like Duet brought o
giverse clientele from ol over Los Angeles. Eventudlly. neightorhood
activists convinced police to enforce an ordinance requiing dance
permits. ond the music scene moved elsewhere. Local hemeowners
fecred he clubs would incite 9 "Whisky-A-Go-Go syndrome. " The
nomeowner's opposition developed inio on ordinance requiing on-
site parking for all live performance venues. Despite this crdinance.
the music scene conlinued to develop and by the 19805 “the viliage
ailracted large, semetimes vnruly, crowds as it Decame ¢ regionat
destingfion.”* in the 1990s, focat organizations began o pressure
poliice fo enforce on ordinonce making it dlegoi for patrans to
dance in on esiablishment without 0 dance permit. Many cloint this
apposition was rocially charged and meaant to stop drawing diverse
groups info Westwood Villege.® The Daily Bruin notes that the current
music scene s largely emply, except for The oceasionol uninspired
shreet performey .

while cinemg end live music have struggled in the Viloge,
tegitimale theater and the visuai arfs have thrived. The Westwood
Ployhouse, an ariginal Westweod Village structure buitt in 1929 ¢ the
raasonic affilictes Club, was acquires by UCLA In 1994, With a gift
trom the Geffen Foundciion in 2002, it was rencvaled as the 500-seat
Geffen Theater, A more infimate space with 120 seats, the Audrey
3T (AN 7 990 £ Cily Wi | i

Skirball Kenis Theater, opened in 2005, from the stari, the godl was to
have o world-closs theatrical company in Westwood Vilage # after
several rehabilifation and expansion projecis. the Gefien Piayhouse
is arguably a principal center for Los Angeles’ theatricol aris. The
Geffen offers five plays per se0son ¢n the main stoge ond three or
four ploys on the second stage. The playhouse is known for casting
celebrily film and television actors inits productions. In 2009, the
Improv Space opened in Wesiwood Village. This small, independent
group performs improvised shows and teaches closses out of ¢ small
storefrontin the Villoge on a $28.000 annuot budget.

Trarough the 1950s, 1940, and 1970s, Westwood Village was
home fo several focal art galieries that received significant support
from the community. In 1954 Rulth Lane Rose. the owner of Lane
Galieries. reflecied this support, commenting: “l was prepored to
starve 1o deoth, but people hove proceeded to amaze me... Scles
hove been ecmazing.™ Through the yeaors, the presence of fine orfs
has decined. wilh The Homrer Museum as the only iocation that
dispioys and promoies fine orts.

ih 1990. former choirman of Qccidental Petroleurn
Corporalion, Or. Armand Hammer, faunded the Armand Hammer
Museum of At and Culture Center 1o dispioy rosterpieces
trom his privaste collection. Wher Or. Haremer passed cway, o
parinership wos estcbiished between UCLA ond the Armmand
Hommer Foundation: it wos finalized in 19944 The Museum i3 now
opercted by UCLA's Scheol of the Arls ana Architeciure, and the
collection inchudes obiects formerty exhibiled UCLA's Wight Arf
Gallery and Grunwaid Center for the Graphic Ards glong with items
from Hommar's parsonat colieciion.® In addifion to its permonent
collection. the museum introduces important new artists to the Los
Angeles public. features an ambilious program ot tempaorary exhibits
along with extensive programming to engages the community,
Public evenis range from lecthures and films 6 storyteliing ond yoga.
tAony of these rake place in the 300-seat Billy Wilder Theater. White
ihe building’s blonk exterior walls are fortressdive, the courtyarg
invites in the public with o cofé. secting, and greenery. The Hammer
Qls0 sponsers roughiy fen Hommer Projects each yeer, offering
internationct and local arlists laborotory-like surroundings to creafe
naw work or 1o show axisting wark in @ frash context. In 2010, the
Hammer announiced the founding, in parinership with nongrofit
gallery LAXART, of a Los Angeles Biennial, which will begin in 2012 and
feature artisls from the city and surreunding arecs in institutionat and
found spaces.

The ftation Cutfural institete (IC)., founded in 1984 by the
ltalion Ministry of Foreign Affairs, is one of five government cultural
agencies established in the United Stodes. The institute produces
Holicn cutturl events in the Los Angeles crec and monthly culfural
ond ecademic activities including art exbibitions, flm screenings
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and videos. In gddition, it is a schoo! of ialian longuage and cutture
oflering in hause, online courses. and study abroad opportunities, ™
The Library of the IIC contains cpproximately 5000 volumes wifh w
terge number of books inditerature, ards. cnd cinema with o special
chiicren's seciion, soon open fo the pubiic.

e

E. Imageability

The identity of an area comprises several factors that
include the character, visibility, and distinctiveness of its urban form
and architecture. Distinctive character ways clearly central to the
arigingl Westwoced Village development concept. The distriict’s
primary streets (Broxton and Westwood) formed ¢ Y-shoped
interseciicn where iconic fowers ana lines of paims met, The originclly
imitedi range of architecturcl styles provided the Viloge with
vaned but coherent oppearance. Atthough the Village's clarity hos
beenloshin the intervening decades as omamented buildings were
cocted in slucco, infill projects were clad in smmooth brick, and retail
cevelopment paid litile heed to the existing architectural context-—
numerous histeric structures have been saved, Stmilary vanous
interventions in the Villege have resulted in wide variely among
Village streetscapes, from Broxion with ifs widened sidewalks for cafes
ond pedestrian activity to sireets with a hodgepodge of sirip retail
cnd iitfte space for crowded bus stops. Through ol of this, the “bones”
of ke originat Village remoin.

The architeciure of Westwood Villoge cumrently ranges
in shyte from the ahginal Mediterranean-Revival and Art Deco. to
French Regency, Modern and Postwar Modermn.” The mixture of
styles prevides the Villoge with the informal feeling of o oioce thot
has evolved over time. Four buildings in the Village ore listed on
the pigiioncl Register of Historic Ploces, and ecch provides g hint of
the eclectic orchitechural styles within the Villoge: the 1931 Sparish
Cotlorial Revival Fox Theaier; the 1937 Art Moderne Bruin Thecter;
_ the 1929 Spanish Colonial Janss investment Compony Building: ond
the 1929 Mediterranean Egyvplian Theater, Forty-three addilionat
, structures cre listed s Iocally significant historic resources.™ The
prospec! of addifional buildings being fisted on the hiskwic register
hos caused same sfractures 1o be demolished before reguictions
would inhibit sighificant regevelopmert of the buiidings or their sites,

A parkway aleng Wishire Boulevard once made the
Viliage visuaity accessible from Wilshire Boutevard and cilowed
the distict to terve as ¢ dislinet gotewaoy 1o UCLA, but that open
space was eventually sold for high-rise develepment, As ¢ result.
the visibility of Weshweod Village is largely hindered by its location
in refction fo its context. With San Biego Freewoy and the Los
Angeles National Cemetery ta the wesl, Higard Avenue fo the east.
Wilshire 8oulevord o the south and the UCLA campus and medical

i, Wi, SO et wit T GG esteri il Lo

gl Fign, o

center tc the northy, the once-iconic towers that served as regionat
tandmarks of the Vilage are now gone or hiddien from view from

the surrounding streets. This lack of visibility has been aggravated

ty access interruptions. Westwood Boulevard ence connected
Westwood Villoge 1e Sunset Boulevord. Now it "deod ends” at UCEA's
southern entrance along Le Conte Avenue. To the south, the Wilshie
coridor creales an edge congition, visually removing the Village
from the bustie of office work in and around the towers there, High-
rise buildings tining the length of Wilshire Soulevard exacerbate this
condition. In addition, the unique asymmetrcal sireet grid that was
much lauded in ifs conception, contributes to Westwood Village's
indiscernibility providing no point of arrival, no clear center, ond no
streets direcily perpendicular Yo Wiishire Bouieverd.,

F. Mobility, Infrastructure, Transit,
and Parking

1. Transit and Accessibility

The Son Diego Freeway (405}, among the most heavily
traveled norih-south conidors in Southern California, borders the
west edge of Westwood Village with an exit o ang enirance from
Wilshire Boulevard, providing recdy cccess ol limiting mobility as
aresull of the intense fraffic congestion that chiaractenze the areo.
Cver 300000 people fravel to the Westside of Los Angeles every
day. ™ Siudents and stalf pour out of UCLA in the late afternocn,
ioining the hordes of commuters, Wilshire Boulevard in the Westwood
arec has thiee of the ten most heavily frofficked intersections in Los
Angeles. In order to mitigate its contibution 10 the problerm, UCLA
has implemented o successiut froffic reduction program that has
reduced vehicle hips in absolute numbers over the past seven years,
even as the campus popuiation has increcsed. Monetheless. 105,000
vehicle thips continue to come o and from UCLA deaily 5

Current projects by the Los Angeles Country Metropolitan
Transporiction Authority {Metro} will theorstically improve access
to Wesiwaod Village due to improved freeway occess. The 1-408 ™
Seputveda Pass improvements Proiact is expected 1o tessen fraffic S
congestion on the segment of interstate 485 cciacent fo Wastwood
Village. The projeci will widen the 405 and odd o 10-mile high
ozcupancy vehicle (HOV] lone 10 the segment from the Sonta
rMonica Fregway [interstate-10} to the Ventura Freeway [US-101).
Anticipated proiect completion is 20135

Extensions »f rall transit clong the £xpegdition and Purple
tines. both of which wilt have Westwood Bouleverd stations, enhonce

vy BExtention,” Metro, Wel. 24 Mo
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its alreqdy ample accessibility o the region. The Westside Subwaoy
Exponsion wif add seven stops in ¢ 9-miie extension 1o tMetro’s Purple
Line, included in this plon is the Westwood/UCLA station under
Wilshire Boulevard with poricls at Westwood Boulevard and ot Gaviey
Avenue. This mudti-yecr project wili connect Weshwiood Villkage fo the
greater Los Angeles Melio sulboway system and increase accessibility
while lowering froffic congestion, The st stop o the Purple Line

wilt be just post westwood Village. locatad on the west side of the
405 at the Veteran's Administration. Construciion is plonned fo
commence in 2013 and operations are set (o beginin 2024 (under
the 36/13 Initiotive}. More immediately, Phase 2 of the Exposition

Line construction and opearation includes a stop af Westwood and
Military. The Village is currently served by Santa Monica's Big Blue
Bus, the Culver City Bus, LADOT Commuter Express bus, Metro and
nMetro Rapid and. during the weekdays, Santa Clarifa Transit Bus and
Antelope Vaolley Transit. {See Figure 3.14]

2. insatiable Parking Needs

Access to parking has long been a concern o Westwood
Village shoppers ond residents. A much-douded feature of the origingl
Westwood Vilage design wos ihe 15700t setback of all buldings
from service clleys, creating room for employee parking so that
customars woutd have no competition finding street parking.®® From
ihe stort, employees resisted using the cileys despite concerted
efforts by the business associalion. As early as 1932, porking space
wes said 1o be at o premium in the Viliage ™ During this time parking
loh sizes were soall, focations were scattered. and their relation to
store sites was offen tess than ideol. At olher paints in hislory, crective
shared arangementis were employed, Gs when premieres occuned,
moviegoers parked ¢f the Federat Builging and took a shuttle into the
Vikoge.

Perhaps the most commionily heard explonction of Village
problems today is the lack of public parking. Retailers complain thet
shoppers come 1o the Vilgge unabie to find ¢ space; they must
move thei cars after shopping Gt one esteblishment o shop ot
the nexi; there is only one true public structure: there is not @nough
metered parking. The debate about parking in the Villoge conbe
broken down into three ditferent issues: first, sufficiency: second.
convenience: and third, cost. it is important 1o separate the issues to
determine the exact najure of the parking preblen: and the soluficns
that wilt be most effective.

in our research, we found no current cornprehensive daia
ubout existing porking in Westwoog Village. In july 2011, we surveyed
ail the porking ovditable in the district [see Map 3.13 p. 30, That
sureey shiows thol there are 12,493 spaces in the 8ID area. Of these,
83%, or 10,416 speces are availobie fo the public dudng regular
business howrs {and beyond}, o prices that range from free {for the
first two howrs ot the Broxton Garage) to more than $12 per hour,

Yo adaress the fiistissue, suificiency, ¢ question musi be
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answered: Are 10,616 spaces cdequate o accommodate the

retod, restaurant, and commercial uses in the Village? The city's
porking regutations require four spaces per 1,600 sauare feet of

retait ond commercial use, and ten spaces per 1,000 squore feet of
resteurant use. The Village has approximaiely 1,000,000 square feet
of retait/restcuront/commercial uses, of which iust over half {559, or
approximately 556.000 square feet) is retail and commercial, and just
under half {45%, 450.000 square feel) s food and beverags related
sit-down andl fast food restaurents.” Based on the city's parking
reguirements, the Viloge's establishments need a totat of 6,760
spoces (2,200 for refail and commerciol and 4,500 for restaurants).
Thus, there are 3.914 excess spoces or 0% more parking spaces thon
required. According to the Village's own specific plan, therefore, the
carea hos more than enough parking spaces.

It is striking that o perceived shortage of parking persisis
even when retall vacancy rates are high. indicating the problem may
instead be relcfed fo the convenience and tocation of the existing
parking. The mop showing exsting porking focations demonstrales
that porking is weli distributed throughout the Village. see pp.30}
There are spaces both north and south of Wilshire (5,748 and 4,338
spaces, respectivelyl. Of the total, 4.4% or 470 spaces are metered
on-street parking. Visible on-street parking is desired by refailers, many
ol whom support replacing paraliel with angled parking.™ Cruising
for porking. s argued by porking expert and UCLA professor Donaid
Shoup, has generated additional traffic congestion in the Villkarge, A
studly by Shoup and his UCLA students found the average cruising
distance o find parking in Wesiwood Village was about haif ¢ mile
and ook an average of 3.3 minutes. Using these calculctions, the
search for CUrb parking generctes appraximcedely 953.000 additional
miles of vehicle ravel i Westwoad Villege every yecr. The turmover
rate for parking in Westwood Village consisted of 17 cars per space,
per day, with o total of 8.000 cars using metered spots in the Village
2ach waekday ¥




As for the third guestion conceming cost. ihere cre 3564
or 3.4% of the toial spaces of free porking for the firs! two hours ot
the Broxion Garoge. The remacining spoces come ef various prices.
ranging fram $3 per hour o $12 per hour, with more reasonobie
It rates {or longer stays ™ Af other area refoit districts {3rd Streed
Premenade, Old Town Pasadenc. and Downtown Cubver City), the
firsi 1.5 to 2 hours of porking are free with subsequent hourly rates of
$1 ta $2. and maximum flat rates between $6 and $9.

This reseorch pinpoints the parking grebiem as one of
maenagement rather thon insuificient supply. There are several ways
parking is inadecuately monoged: availchie parking is not cleorly
marked for moterisis trying fo find a spoce; costs vary widely so
that maetorists do not know how much they should be paying for o
space; cosis are high relative 1o other shopping disticts; it is unclear
whether ¢ particuler struciure has spaces available, Af vorious points
in ime, some form of parking district ond even voiet distict has been
suggesied, as raeans (o courdinale parking in the Vilage.

3. The Broxton Garage

in 1972, the Cily of Los Angeles purchosed praperiy in
Westwood Villoge on Broxion Avenue with the infention 1o buid
o publicty-operated parking garage on the site. In the 1970s and
19805 the mercharts and owners of Westwood Villuge agreed fo
increose metered parking rotes, resulting in the highest parking rates
in the Cily, in order o raise funds fo build the Broxfon gorage. After
some complications, in 1997 the Broxion Gorege opened with 364
spofs and it remains the only parking facility in Westwood Viloge o
provide free parking.® The Broxton Gorage is akso the only puilicly-
run porking struciure in Los Angeles and is seen by iocal community
members as an ireplaceabie asset in Wesiwood Vilage.®

in 2010, due fo a $52 million budaget gop, the City of Los
Angeles proposed a plon to privatize the operalions of ning city
parking gorages threugh the sale or long-term lecsing of those
incitfies. Westwood Village stakehoiders vigorously opposad the
plan, Locai representotives argued thot cifordable porking was
crucict 1o any retail success, and elimingiing affordable parking
options, as this pton would ostensibly do ¥ private operators increased

narking fees, would further crippie an clready dire retall situation in
Westwood Vilage.™ The city, on the other hond, saw the Broxton
Gaorage s a fiscal liability. From 2008 to 2009, the Broxion Garage
sGw revenues decling by 4%, from $1.002.979 10 $944,830.4 In 2611,
strong community opposition prevailed. and the city obandoned ifs
privatization plans for the fime being.

Despife recent conkrovessies over parking. the stoture
of Westwood Village as o commercial center was nof seriousty
eroded by its porking problems ot miciceniury, inlorge port because
competing districts were faring no better in ferms of providing cheap,
accessible parking.® Over the years, compeling retail disticts Aave
increased parking while the parking inventory in Westwood Village
has chonged litile. Parking advocates ook 1o the coordinated
parking plons af Culver City, Third Street Promenade, and Old Town
Pusadena, to demonsteate the benefits of city-provided, free (or
cheap} parking. Those that follow Donald Shoup's schoot of thought
argue that paking brings fraffic ond undesirable fand use patierns,
They propose o3 the primary solution raising perking rofes in order to
increase furnover ancd minimize “cruising for parking.” Clearly among
lhe neighbors, the former comp dominales, demonsiraied in fheir
recent Broxion victory.

G. Public Safety

In 1988, rivol gang members from South Los Angeles opened
fire on o crowded Broxton Avenue in Westwood Vitlage. The shooting
death of 27-year old graphic arlist Karen Toshirna, an innocent
bystander, coused a media frenzy in Los Angetes and notionwide
and iz ofien cited o3 the root of public safety concemns i the Vilage.
Police polrols were kipled in the period immediately after the ragedy
und 30 officers were assigned to the mutder investigation. Gang-
refefed viclence encroaching upor an ctfiuen’ and relatively sofe
Weslside neighborhoed caused the crowds 1o recedes immediiately.
white the tragic death may not be he sole couse of the decline of
Westwood Village, it cerlamnly accelerated the process,

Neverthieless, Westwood remeins a refolively safe
community. Crime dato for Westwood idefined as 1-405 ta the
tos Angeies Country Club and Sunset Bouleverd 1o Sonta Monica
Boutevard for these purposes® | show it among the safer Los Angeles
neighborhoods. in o ranking that compared those neighborheods,
Westwood ranked 194 cut of 209 for violent crimes and 152 out of
209 for properly crimes., In the six months between QOctober 2010
and Aprit 2011, Westwood had 6%.8 crimes per 10,000 people, higher
thon necrty Bel-Al. Beverly Crest and Century City bul lower thon
Brentwood, Sawtelle. ond West Los Angeles.
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Among the factors that consistently erode percepfions of
scdety in Westwood Village is the presence of hcmeless people. The
Los Angeles Homeless Services Authiorty fake homeless counts by
; Council District. Nigntfime fieid surveys of the Village indicate that
i some Clleyways are regular sites of encampment. While numbers
' inevitably fiuctuate and it is difficult 1o isolate sialistics specific to
westwood Village. Councit Gistrict 5. which includes Westwood
village, hod o homeless count of 461 in 2009, o 70% decrease from
thie count ot 1,522 homeless persons in 2007,¥ Additionally. significont
effcrts, in response fo receni fitigation, are being made o provide
housing to homeless veterans on the properly owned by the Veterarns
Admimsiafion,

H. Planning and Governance
Westwood Villoge is locaied in Ciy of Los Angetes and
currently represented by Counciimember Paul Korefz. I January
1989, ihe Cily Council adopted by ordinance the Westwoaod Village
Specific Plun to guide development in the Village through tand
developrnent reguiolions and the application of design review
procedures parficular to the Villcge. Since adoption the plan has
been arnended rarely, firstin 1991 and again in 2004, ifs champions
view the plan as protecting the Viloge fram unwonied incursions by
developers, property owners, marchonts, and UCLA. Others see the
plan as dated. inherently inflexible, and in need of substantial revision.
Potenticl fenants hove found i difficult 1o meel its requirements
and complain of Hhe high costs of doing 50. Parking requirements,
5 cutdatad restrictions on resfauranis, and onerous signcge reguichons
are among debraciors that are cential to the complcints, each of
which compiicate ond extend the entiliement process. In porticutar,
the Specific Plon requires certain uses within the district tc provide
ample parking in propinguity to their location, or af teast within the
54-acre Specific Plan boundaries. despite the faci that much of
the Vilage is ot buld-out. Furthermore, 50% of any parking that is
removed through the deveiopment process must he pravided in
addition 10 meeting the parking requirements stoted in the plan.
Similariy, since the 1990s, the restaurant industry has deveicped new
kinds of ecteries, inchiding o new category of fast casuai restaurants
fwhere food is oriered at o counfer but consumed Gt ¢ tablej, which
poorly fit with resiaurant uses defined by ihe plaa. Any restaurant that
does not include table service, or where the order is placed before
the qustomer sits down, is defined os o fast food establishment. the
numiber of which i capped in the plen. The cap mokes it difficutt
to integrate new popular restavrant types. including those geored
1oward working professioncls such as Tender Greens or v Cofé
de Chaya. info the Village's mix of stores and services. Given the
number of vacant storefronts, there is pressure to loosen some of the
restiiclions in the Villoge, ond neightors understandably worry about
the consequences. As menticned earlier. the majority of the Village
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is zoned C4, o commercial designation that permits office, reiail,
and howsing with certain resirclions that have come into question,
At the time the C4 zone was created, pool halls, bowling alleys,
ayms, and billiards rooms were potential hovens of iilicii activity, Now
contemporary versions of such uses —yoga studios, fithess faciities,
entertainment venues that inchide upscale bowling —are restricled,
even though these might conlibute jo much needed vitality.

1. Homeowners Associations

Homeowners in the neighborhoods that surround Westwood
Village ere keenly interested in its future and the fiming, character,
and impacts of developiment bolh in the Village gnd on the UCLA
campus. Response to development proposals is frequently organized
by the Westwaod Community Council and severcl homeowners
associafions {inciuding Blair House Homeaowners Association, the
Comstack Hills Homeowners Association. the Diplomat Homeowners
Associction, the Holmby-Westwood Property Qwners Associciion.
the North Westwood Village Residents’ Association, the Park Ashion
Homeowners Association, the Weasiwood Hills Property Owners
Associction, fhe Westwood Homeowners Association, and the
Wilshire Carridor Condominium Residents Associction). The Westwood
Neighborhood Councit {& distinct organizotion from the Westwood
Community Council organized and funded by the Cily of Los Angeles
iy 20101 has pbeen less central 1o development discussions. Opposition
by residents to propasals for new development close to thermis
frequent yet cocasional cooperation is also in evidence, as with
the 29-dory hatel and concdiominium tawer af Wilshire and Gayley.
Among the projects that foce significont resistance are those that are
proposed for the UCLA campus.,

2. The Business Improvement District

i pMay 2011, business owners approved ¢ 810 for Westwood
Village. The newly formed BID cregtes an addilional fax on property
owners, generating income that wii e used 1o help clean and
repair infrastruciure in Westwood Villoege. Differing from previous,
foited BIDs. the 2011 BID exfended ifs boundaries to high-rise office
buitdings south of Wilshire Boulevard. adding more diversity in BID
represeniction thon previous boundares arcund the Specific Pion
ang increcising {he annual income for the BID. The primary obiective
of the Bl is to create a clean, safe, and teauliful disirict. The two
funciions of such on organizofion that are not included ore marketing
and idenfity programs for the orea, These were intentionally
posiponed untii such tima tha property cwners could see the
benefits of their aussessmeants in terms of more bosic objectives. A
ceprasentative BID Board was formed, with one UCLA representative.
four Wilshire Boulevard., properly owners, six Village property owners,
and Iwo merchants, The Executive Director, Andrew Thomios, hired in
Auty 2011 comes from years of the Bayside District Corporation that
mianages Third Sireet Promenada; the Assisiant Director is &ic Norton
who came 1o the position from Councitmernber Koretz's office, where
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he served os ¢ field deputy. The first public meeting of the Board took
place in August 2011,

Primary maintenonce fasks within the Westwood BID
incluae: daily sireet sweeping, araffit removed, landscaping, power-
woshing sidewatks, community ambassadors o the streets, and
improvemanis 1o the homeless situaticn. In adaition, the BID has
outiined ¢ specific fund for parking and roffic management and
a smal fund for public commumication. The BiD’s fwo full-fime sicff
members manage the funds ond oversee the maintenance ¢nd
are located in ¢ central and accessible, ground-floor office space
within the Village. This three-year BID {spread over & 2.5-year period)
cins to make Westwood Yillage morg competitive with surrounding
districts, many of which hove their own B1Ds in place. In addifion, the
money generated by the 81D weuld poienticlly encble Westwood
Vidlage o recaive additionat governmenial funds through matching
gront programs. Alihough exempt under sfote law, UCLA has agreed
io contnbule 1o he BID in order to support the reviializclion of
Westword Village,

3. UCLA's Long Range Development Plan

The University of California prepares a Long Roenge
Development Plan {most recently in 2008} jo guide developmen of
ihe campus ¢s o means 1o meet its teaching, research and public
sarvice missions. The plan sets campus development objectives.
esiablishes campus land use zones, ond identiies new building
spoces in each zone, Allhough the compus area is incorporaied info
the tertitory of the Westwood Neighbornocd Council, the universily
is nol subiect to developmeni raguiation by other subdivisions of
the state. inclucing the City and County ¢f Los Angeles, in pursuing
development reloted to ifs statewide mission as set in the Master
Pion for Higher Educalion in Cotifornia, {The university is, hiowever,
subiect io complionce with the California Environmental Quolity Act
or CEQA.} Since this report views UCLA s o fundamental piece of
the Village stery, ifs role is deseribed and analyzed in eoch of the
component sections above,
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The Way Forward For Westwood
Village:

Two Scenarios For The Future

1. Why Plan?
It is widely assumed that Westwood Village will eventually
come back as ¢ vital retail district without intervention. This laissez-
faire view suggests that as the economy recovers, the Vilage
will attract the businesses that naturally fit with the needs and
desires of its highly heterogeneous local clientele. The market,
plus neighborhood political clout and the participation of a few
enlightened developers, will steer Westwood Village back on course.
Such o strategy, if it can be called one, has several potentially faulty
assumptions and several pitfalls. One potentially faulty assumption
is that the incremental market-responsive developments (condos
here, a new restaurant there) will add up to form the kind of Vilage
many desire. Another is that retail can lead development rather
than follow, although the opposite is common wisdom. Lastly, as
mentioned af the outset of this report, a potentially fatal flaw is to
assume a nostalgic stance, hoping that the beautiful historic photos
of the Village might be cast in contemporary stone. It is foulty to
assume that an aray of changes (the nature of West Los Angeles’s
retail market, online shopping. and new transit access) will not
fundamentally affect the Village. If one assumes instead that these
change >structure the Village's basis for success, th
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o complex areng-the research conducted thus tar suggests twa
gitections that Westwoogd Vilage might fake and, thus, two scenarios
that can be moere fully developed, examined, and evoalualed. While
neither option will be oplimal for everyone, the diciogue that wil
occur in considering ecch may form the basis for negotiations about
a way forward ameng residents, merchants, about property owners.
if the two scenarios are tod simitar, the opporiunity for constructive
debote is reduced. Both scenacrios are built upon strong development
markets, distinciive auclities of the Vilioge, clear agents ior chonge.
ond the competitive Los Angeles context, ali of which affect the
Vilage's evolution. Without doubt. both also require a certain leap of
fqith,

Therefore, the two scenados outiined here are as distinct
from one cnother as possible while remaining plausible in ferms of
their potential autcomes, For this reason, «s the Urkan Design Lab
teams develop their projects, they shoukd seek loqical extremes
rather than some fee-early comoremise or meiting-pot approach, in
he fong run, it s fikely that any vision the neighbarhood creates will
entail cultural institutions, housing, reiail, transit-hubs, ond office. But
for the purposes of this exercise, fhe cultural institutions and housing
will e emphcsized in the scenario we caolt Living Culture white
the fransit-hub and office will be the focus of the Car-Lite Vilage
sCenaric.

3. What to Plan?

The ideo of “"mixed-use” whils lqudable hos been reduced
in deveicpment praclice to generic solutions. By conirast, the
careful blending ond distribution of very particular uses was at ihe
hecrt of the Jansses’ criginat pian tor the Vilage. The two visions for
westwood Village proffer {orward-iooking, distinct identities. As fhe
table below demonstrates, six vanobles hove been sirngled out to
draw boundaries betwaen the two scenarios: distribution. intensity,
choracter, program, time frame, and leaders. Each vardable has two
possible vaives to guide the scenarios' development. [See figure 4.1]

4.1 Poometen

Artful Living ‘'VARIABLE
:Housing, entertanment, {PROGRAM iOffice, transit systems + elements
iculture .
Campus-like CHARACTER ‘Small city CBD
INTENSITY High
DISTRIBUTION Radial from transit-bub

‘TEMPORAL FOCUS  {Day-time

Scenario 1: Living Culture

Living Culture is o future vision of Westwood as @ magnet
for arts, entertcinment, and cuitara that in turn creaies desircble
residentict and shopping environments, The Vikege's identity
is solicified s Westside Los Angeles’s cuftural core. §t takes full
advantage of Westwoed Village's proximiiy 1o UCLA fo the benefit
of each and buids upon the Hammer, the historicat importance
and current presence of cinema, the Geflen, UCLA-Live, the Fowler
hMuseurn, and possibly more remote instifuiions like the Getiy or
LACMA. Compatible small and large institutions, from galieries
and new museuns to artisancl food and drink esiabiishrents, are.
encouraged jo come 1o Westwood.

The creation of a vital cultural district depends on
mare than visitors to the area; it must culfivate ¢ street ife that is
active, safe, welcoming, multi-faceted. and creative. Steeet dife
depends on a range of events, goods. oind senvices as wel as ¢
populction that will support them. To complement the institutionad
focus and capitalize upon i, incentives are provided o crecie
an arecy of housing opfions, sorme of them new, fo meel the
desires of young professionals. empty-nesters, graduaie students,
and cregtive types, A skrong housing market serves fo expand
the resident populstion-one that bridges the divide, literaily ond
metaphoricaily-hetween Holmby Hills and North Village. A vibrant
and distinctive neighborhocd wili attract prospective residents, retail,
and new culfural evenis as well as establishments. UCLA'S campus
environment is a resource for Living Cullure, not only because of the
fremendous cuitural capital it confains, but becouse ifs exiensive
landscape serves os o backyarg for the new condominiums ang
apartments.
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Scenario 2: Car-Lite Village

Car-tite Villoge imagines @ place in the City of Los Angeles
where o caris gptional if not unnecessary. Westwood Village is
bronded as the next generation of Los Angeles commercial districts.
beyond ihe shopping mall, beyond smor! growin. and beyend
transit-criented development. Commerciol office development is
atfracted by this distinct. green idenfify within the city, o place where
workers leave cars of home and avoid the congestion that plagues
roadls and highwaoys. Westwood Yillege's original planning, coupled
with immineat transit development, maokes this possitie. The new
subway stop, the LAX Fly-Away, Zip Cars, extersive bus networks,
shuttles between Wesisice dastingtions, and bicyctes il contribute
o the convenience of waerking in G car-iess environmenh, As & new
transit hub. the Car-Lite Village by day becomes on oasis in the city
iy night and weekend fcr visiters. sheppers, and neighizors.

At present, there is relatively siong demand for office space
in the Village., primorily atleacting medical uses. academic/research
operctions, and financial services. The commercial market can grow
more diverse Ry billing itselt as one of the heaithiest districts in Los
Angeles, where walking and cycling are the norm, fed by mulii-
maodal trarsit options. Car-tite Village attracks firms that specificatly
seek lfestyle aavantages for their employees: high-tech firms, design-
relaied morkets, and any company that promoles its green ogendla,
Synerdistic progioms will seek 1o keep office-workers in the Villoge
ofter houts. To promote the Cor-lite icentity of the Village means
crecting a city-within-a-city, that is. a place thot has a full spectrum
of goods and services. The surrounding single-fomily neighborhoods
retain, even protect, thair iow-density character while gaining
atractive new amenities ana cennectivities without increasing traffic.

Sites for Change

To begin to revitalize the Vilage. it is worth looking fo those
sites where fransfarmaelion i imminent, likely, or ot leost possible,
These can be seen on the map {See Figure 4.2]. Two large sites on the
noith side of Wilshire are definilely going to be transformed. The site
at the comer of Gayley and Wishire {1) has been recently spproved
for o heiel and condominiurs tower, with ground Reor uses that
include dining and reiqil. At Wilshire and Veteran {2). HCLA's Lot 341
an important site where the compus will expand office, housing, and
ocademic activifies in o prominent tawer, The vniversity expects to
cion this fower in the near-ferm, The large surfoce parking lot behind
Jery's Deli {3} s another prime tocation, considerad relatively recenily
for o muttiplex theater. The long-promised reidil development on the
farmer site: of the Monn Thecater. owned by Ron Simms, ot Gayley
and Lyndbrook (4} remnains a promise velcifiled. Another zone where
urhon design thinking is much needed the Village's northern frontier
{5}, where il meets the soulnem edge of UCLA compus,
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Presenting the Vision

Each Urban Design Lab team, in conducting its scenario
planning, must answer the following guestions aboui the vision
proposed.

How does it unfold? What kick-starts the new direction?
* What is the role of Metro?
* What is the role of UCLA2
* What is the role of the Business Improvement District?
* What is the role of the Councilmember's office?

These questions con be asked from a different perspective:
In each new vision for the Villoge how and where do the following
contribute:
e Transit
« University-reloted octivities and uses
+ Coordinated efforts of the local merchants and property owners
* Changes in policy

Lastly, each team must give some indication of how its new vision will
physically change the Village. What will it look like? How will it feele
Where will new development happen?

Presentation Requirements

A set of common graphic and textual depictions of Car-
Lite and Living Culture will be expected to result from the Urban
Lab. These images are intended for public review, discussion, and
presentation.

APPENDIX

f’ersons Interviewed in 2011 for this Report
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Jeff Averill*
David Bergman*
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Maria Camacho?
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Jessica Daobney*
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Carole Magnuson
Mike Metcalfe*
Shana Montoya
Sam Morabito
Eric Norton*
Steve Olsen
Annie Philbin*
Tony Ranger
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Steve Sann*
Donald Shoup
Stacey Siegel
Jim Suhr*
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