


base of customer support, it would be important for the BID to encourage LAWA
to make these lands available for private development. Such support would also be
consistent with the City of Los Angeles’ economic development policies which are
increasingly focused on supporting the City’s job base, particularly higher-paying
jobs in fields of high technology, creative arts and information-related activities.

Golf Course Expansion on the North Side

The existing Westchester Golf Course is an important amenity for the community,
but its current configuration has only 15 holes rather than the typical 18 holes for
most facilities. As part of the North Side
development, the Panel believes that this
course should be expanded to 18 holes
and offer enhanced restaurant/meeting
facilities that could serve both the
business and local resident communities.
When enhanced, the course might also
represent an important location for a
new hotel facility.

Make Parking an Asset

A well-functioning parking system is
an important ingredient to successful
revitalization of a business corridor. If well managed, parking can be a valuable
asset as a source of revenue. Developing the management system is a key priority
for the BID as a first step to revitalization. New construction of facilities, a
market driven rate structure for on and off street parking to ensure full utilization
of spaces, and professional management will all encourage more visitors to the
community.

Before any major decisions about parking are taken, it is important to carefully
review the study of existing parking supply and assessment of future needs that
is being completed for District. The study should evaluate the number of spaces
needed in the district.

Part of the evaluation should also include consideration of the rate structure for
parking and the location of parking. In addition, management of the parking
resources, operations, and enforcement should be consolidated under a Parking
Authority. This will allow the BID to meet the needs of the whole. Ideally,

two parking structures could be developed on the east side of the Sepulveda
Boulevard corridor. The parking structures will serve as catalysts for development
and provide incentives for companies to relocate into Westchester Village.
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Portal to Los Angeles

To build upon the Westchester

Town Center— Portal to Los Angeles
concept, developing a gateway
landmark at the intersection of
Sepulveda and Lincoln would set the
stage for Westchester’s image and
branding. The landmark should make
an iconic statement that tells visitors
they have arrived in Los Angeles.
Some of the ideas that came from the
Panel to create this statement were 87th Street Triangle

the use of video screens, billboards,

murals, and other graphics that will illuminate Sepulveda Boulevard.

Specific Planning Concepts for the East Side of
Sepulveda Boulevard

The Panel’s review of the Westchester BID physical conditions found that the
west side of Sepulveda was largely stable in character, and that some of the
landowners were already pursuing development programs that would enhance
their properties and the District as a whole. In addition, it was perceived that
the primary attention of the BID related to the west side of Sepulveda should be
directed toward expanding the boundaries to the west and incorporating North
Side properties.

R = -

. . Store frontage in the 87th Triangle
In contrast, the portion of the BID on the east side of Sepulveda drew the Panel’s ’ ’

attention, as the relatively narrow blocks fronting Sepulveda and La Tijera
Boulevards face immediate issues as property owners consider expansion and
redevelopment to higher and better uses, particularly with respect as to how
parking is to be provided. Accordingly, some detailed development concepts
evolved which are presented below.

The eastern section of Westchester Town Center, where La Tijera Boulevard,
Truxton, and 87th Street converge (87th Street Triangle), is comprised of a
number of unique small local businesses. Upon examination, the panel believes
this 87th Street is an overlooked asset, which could flourish if parking and other
infrastructure improvements could be undertaken.

Potential uses could include creative office spaces and a boutique hotel. In
addition, creating a street cut-through to link 87th Street to Sepulveda Boulevard
would link the two areas together and reinforce and east west pedestrian
circulation and frontage. The extended 87th street would be built for slow-moving
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traffic. Bricks and pavers can provide an element of “inhospitality” for vehicle
traffic in favor of pedestrian traffic.

To further enhance the Triangle, the Panel suggests creating a green space that
replaces the parking lot located on the parcel number 19 between 87th Street and
La Tijera Boulevard (see Figure 7 below) which is currently used as a parking
lot. This would help to add some green open space currently non-existent in
Westchester Village. In addition, a transfer/sale of development rights from

the 87th Street triangle parcel could provide a source of economic return to
incentivize new development on adjacent sites and support the construction of
replacement parking.

Second Phase of ULI TAP Involvement

The Panel believes that the one day charrette has resulted in a fruitful discussion
of a number of planning and development issues facing the BID and the outlining
a number of possible solutions for its consideration. However, the members also
believe that there would be substantial benefit to having a second program where
the ULI TAP would reconvene and assist the BID in a joint planning session that
would involve LAWA and planners from the City of Los Angeles.

The purpose of the second ULI TAP program would to further explore the
interaction between the future evolution of the BID, the northerly expansion

of LAX, the extension of the Green Line into the Westchester Community and
the future utilization of the North Side Development Area. Logically, this TAP
could be funded by LAWA as part of its larger planning and environmental
review process, and would provide important contributions to both the LAX and
Westchester planning processes.

The City of Los Angeles and LAWA should encourage an ongoing BID/ULI/
City program to strengthen and implement the concepts identified by the ULI
and build upon them with its plan for the Westchester BID and other parts of
the Community. Another ULI TAP Panel should be convened within the next
six months for that purpose that, hopefully, is funded by LAWA environmental
mitigation monies.

For the longer term, a work group comprised of Westchester BID, LAWA,

City Planning Department, Mayor’s Office and Council District 11 Office
representatives should be formed to guide professional planning and related
services that can guide the implementation of this report. Once again, it is
believed that funding for this activity can also be provided by LAWA through its
Environmental Assessment sources.
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Panel Members

PANEL CHAIR

Javier Mariscal, AICP
Project Director, Public Private Ventures

Javier Mariscal is highly experienced
in public and private sector urban
redevelopment. Javier has over 18
years of real estate development
experience, including 10 years in the
public sector as redevelopment agency
staff for the Cities of Huntington Park,
West Covina, Ontario and Cypress.
He also worked more than 8 years

in the private sector homebuilding
industry specializing in urban infill
development for award-winning
builders such as the Olson Company
and John Laing Homes. Javier

was instrumental in acquiring and
entitling urban infill housing sites

that created over 750 new homes in
diverse communities including Santa
Ana, Claremont, Inglewood, Sylmar
and Pasadena. Javier is a nationally
accredited urban planner and member
in good standing with AICP. Born and
raised in South Central Los Angeles,
Javier received his MA in Urban
Planning from UCLA and his BA in
Architecture from Yale University.

Donald Brackenbush,
Urban Design
Principal, Public Private Ventures

With PPV, Donald Brackenbush

has participated in developing and
implementing asset development plans
for the new California State University,
Channel Islands Campus in Camarillo,
the asset development program for Cal
Poly Pomona, as well as the plan for
College Park (Chino, California)—a
new community that incorporates a new
Chaffey Community College District
campus. With PPV, Donald has been a
key participant and manager in all PPV
asset development programs. Donald
is PPV’s lead principal relating to the
planning, design, and engineering
aspects of this work. Donald is
presently managing the site searches
for and planning for new campuses for
the Kern Community College District
in Bakersfield and the College of the
Desert in the Coachella Valley.
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Edward (Ned) D. Fox
Partner, Vantage Property Investors, LLC

Since January 2003, Mr. Fox has
served as Chairman and Chief
Executive Officer of Vantage Property
Investors, LLC, a private real estate
investment and redevelopment
company. Prior to 2003, Mr. Fox

was Chairman and Chief Executive
Officer of Center Trust, a real

estate investment trust, from 1998

to January 2003 when Center Trust
was acquired by Pan Pacific Retail
Properties. Mr. Fox also served as the
Chairman of CommonWealth Partners
from 1995 through October 2003, a
fully integrated real estate operating
company that he co-founded in 1996.
Prior to forming CommonWealth
Partners, Mr. Fox was a senior partner
with Maguire Thomas Partners. He is
a member of the ICSC, ULU and the
American Institute of CPA.



John A. Fransen
President, The Fransen Company

John A. Fransen is the president of
The Fransen Company, a Newport
Beach-based real estate consulting
firm founded in 1984. The company
works with cities, private land owners,
developers, and users of property, as
well as pension funds and lenders on
new projects, redevelopments, and
re-positioning of existing properties.
The firm evaluates project potential,
provides strategic plans, and in many
cases also assists in the implementation
of the plan. Current and past clients
have included: Third Street Promenade
and the Bayside District in Santa
Monica; TIAA-CREF; The California
cities of San Jose, Glendale, Long
Beach, Los Angeles, and Big Bear
Lake; The Irvine Company; Newhall
Land and Farming; Westfield; The City
of San Bernardino; and The San Diego
Olympic Training Center.

Bill Fulton

Principal, Design Community
and Environment

Deputy Mayor, City of Ventura

William Fulton, Principal, joined
DC&E in 2008 as part of its merger
with Solimar Research Group, where
he was the Founding President

for eight years. Bill specializes in
urban planning, metropolitan growth
trends, economic development, TDR
and policy projects with a focus on
government agencies, land conservation
organizations and developers as clients.
Leading DC&E’s Ventura office, he is
well known as the best-selling Author
of the Guide to California Planning
and the L.A. Times best-seller, The
Reluctant Metropolis: The Politics

of Urban Growth in Los Angeles.
Currently serving as Ventura’s Deputy
Mayor, Bill is also a Senior Scholar
at the School of Policy, Planning,

and Development at the University

of Southern California. He is also

the founding publisher of California
Planning & Development Report.
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Jim Kumon
Project Manager, Miralles Associates

Jim Kumon is a Project Manager at
Miralles Associates where he leads

the implementation of sustainable
design practices within a full service
architecture firm. With a background in
urban design, design/build development
and construction management, he

is uniquely qualified to consult on
delivering diverse residential and mixed
use buildings as the foundation of vibrant
urban neighborhoods. He is a LEED
Accredited Professional and graduate of
the University of Michigan. Recently,
he has been speaker for the Urban

Land Institute Los Angeles and the
Congress for New Urbanism, as well as
served as the chair of the AIA Pasadena
Committee on the Environment.



Neal Payton
Senior Principal, Torti Gallas
and Partners, Inc.

Neal I. Payton, ATIA, LEED-AP, is a
Senior Principal at Torti Gallas and
Partners, Inc. where he created, opened
and directs the West Coast office in
Downtown Los Angeles. Projects
extend from the coast of Mississippi
and central Texas, to Washington State,
Salt Lake City, as well as throughout
southern California, including a
70-acre redevelopment parcel in Boyle
Heights known as Wyvernwood. Often
called upon to work on politically and
culturally sensitive sites, Mr. Payton
has led over 40 design charrettes and
participated in close to 100. His work
centers on Urban Design and Town
Planning at a variety of scales including
inner city revitalization, inner suburban
infill and refill, transit oriented
development in emerging development
areas as well as regional plans for
counties and metropolitan areas

Neil Resnick
Executive Vice President/Transaction
Services, Grubb & Ellis Company

Neil Resnick, a veteran office leasing
broker, has joined the West Los
Angeles office of Grubb & Ellis as

a senior vice president. Resnick’s
forte is tenant representation. While
he has represented numerous high
profile corporate tenants, his specialty
has been acting in an advisory
capacity to entertainment and creative
firms. Resnick got his start in 1986
joining the Beverly Hills/Century
City office of CB Richard Ellis,
where he was consistently a top
producer. His partial list of clients
include Universal Music Group,
MCA Music Publishing, CarsDirect.
com, IBM e-Business, Fox Studios,
Motown Record Co., Brillstein / Grey
Entertainment, Hilton Hotels Corp.,
Bank of America and the William
Morris Agency. Prior to the Seagram
acquisition of PolyGram, Resnick was
responsible for assisting PolyGram
with numerous office relocations and
renewals across the country.
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Richard W. Thompson,

AIA, AICP

Principal, Urban Design & Planning,
AC Martin Partners

As Principal in Charge of the Urban
Design and Planning Studio at AC
Martin Partners, Inc., Richard leads
the firm’s division dedicated to urban
and campus planning. Under his
leadership, the studio has developed
a national reputation with an award-
winning portfolio that includes
significant projects in Campus Master
Planning, New Community Planning,
Urban Mixed-use Development,
Urban Revitalization and Corporate
Master Plans. The success of the
studio’s practice is reflected in

the fact that all of AC Martin’s
master plans have been approved

by their respective communities

and institutions and are guiding the
architecture that follows. Richard
has also been honored as a member
of American Institute of Architects’s
prestigious College of Fellows.






