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1.1 EXECUTIVE SUMMARY

The Orange County Transportation Authority (OCTA) is considering 
development options on its 11.1 acre Fullerton Park-and-Ride 
property (Site). The property’s parking lots are currently underutilized, 
presenting the potential for development while retaining its role as 
a multi-modal transit hub. OCTA has retained a consultant team 
comprised of IBI Group, Economic & Planning Systems, Inc. (EPS)  
and VCA Engineers to support the transit agency in exploring the 
Site’s development potential. 

The facility serves as a regional transfer point for OCTA and Los 
Angeles County Metropolitan Authority (Metro) bus operations. The 
facility provides a total of 745 parking spaces, including 29 ADA 
spaces to Park-and-Ride customers. 

OCTA’s primary goals for the site’s development are as follows:

•	 Identify land uses that would complement transit and Park-and-
Ride usage at the site

•	 Provide additional revenues for OCTA

•	 Support the City of Fullerton and local neighborhood with 
desirable developments

•	 Provide services to the transit riders

These primary goals are implemented through conceptual land use 
plans along with parking configurations, an economic market study 
and recommendations for development options on the site. These 
concept plans:

•	 Reflect City and local developer input
•	 Evaluate the market-rate and affordable/supportive housing  

types
•	 Allow design and development flexibility through the use of 

districts 
•	 Encourage a mixture of uses (retail, residential, offices, 

affordable housing, supportive services) 
•	 Provide accessible open spaces along the site 
•	 Encourage a refined parking system 

Keeping the OCTA parking requirements (409 stalls) in mind, only a 
portion of the site could be built with surface parking supporting it, 
as of now. In the near future, structured parking strategies need to be 
explored in order to support more intense development of the site. A 
phased approach to development of the site is also recommended 
with options for shared parking. 

Overall, the purpose of this document is to set forth the vision, 
and present options along with next steps that will help determine 
the future development potential of the site. Graphic depictions 
used in this report are for illustrative purposes only. They are not 
intended to depict actual buildings but are a demonstration of the 
site development.

5

Figure 1.1. Fullerton park-and-Ride Site
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2.3 SCENARIO OBJECTIVES  

The following objectives will be used to achieve the study’s goals:

Transit and Rideshare Operations
•	 Accommodate multimodal connections 
•	 Provide curb drop-off areas 
•	 Support Transit-Oriented Development
•	 Improve transit amenities

Site Development
•	 Provide legible and predictable circulation for all modes
•	 Enhance security
•	 Provide complementary land-uses that support on-site                           

transit, residential, and office use

Economics
•	 Generate new revenue streams for OCTA
•	 Provide economic sustainability and stability
•	 Flexibility to adapt to market conditions
•	 Provide housing options that address market needs

Community
•	 Emphasize the community context
•	 Provide communal spaces for neighborhood uses 

2.1 INTRODUCTION 
Data Source: EPS

The Orange County Transportation Authority (OCTA) is considering 
development options on its Fullerton Park-and-Ride property (Site) 
at the southwest corner of Orangethorpe and Magnolia Avenues. 
Although the Site is a functioning Park-and-Ride facility servicing 
several OCTA and Metro bus routes, the property’s parking lots 
are underutilized, presenting the potential for development while 
retaining its role as a multi-modal transit hub. 

The purpose of this report is to identify redevelopment strategies 
that will provide a framework for generating revenue, increasing 
transit ridership for the OCTA Fullerton Park-and-Ride facility and to 
help meet community needs.

2.2 STUDY GOALS

•	 Identify land uses that would complement transit and Park-and-
Ride usage at the site

•	 Provide additional revenues for OCTA

•	 Support the City of Fullerton and local neighborhood with 
desirable developments

•	 Provide services to the transit riders

7
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Data Source: Google Earth

2.4 REGIONAL CONTEXT

Site’s location is on the north side of the I-5 and SR-91 interchange, 
providing convenient access to employment and population centers, 
as well as commercial destinations in Orange County and beyond. 
Please refer to the appendix section 7.1 for more details.

Figure 2.1. Regional Context
Site

FullertonBuena Park

Anaheim
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Figure 2.2. Aerial view of Fullerton Park-and-Ride site Data Source: Google Earth

2.5 SITE CONTEXT

The Site is located at the southwest corner of Orangethorpe Avenue 
and Magnolia Avenue, two major thoroughfares in North Orange 
County, as illustrated in Figure 2.2. It is a linear site with an overall 
area of 11.1 acres with 745 surface parking stalls. Please refer to 
the appendix section 7.1 for more details.

Site limit

9
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2.6 TRANSIT NETWORK

Seven OCTA bus routes and one LA Metro bus route 
serve the Fullerton Park-and-Ride site, as illustrated 
in Figure 2.3. Buses currently enter the site via the 
91 West Freeway/Park-and-Ride entrance ramp, just 
south of the Park-and-Ride off Magnolia Street, or 
through the access driveways along Orangethorpe 
Avenue. Route 30 is the only route that does not enter 
the site, as it passes along Orangethorpe Avenue. 
Once at the Fullerton Park-and-Ride site, buses dock 
at one of fourteen existing bus bays located along 
the southern edge of the site. The Fullerton Park-
and-Ride has covered bus bays for seven routes, 
including routes to Anaheim (including Disneyland), 
Buena Park (including Knott’s Berry Farm), Placentia, 
Stanton, Westminster, Fountain Valley, Anaheim, 
Garden Grove, and Huntington Beach. Express 
bus service is offered to and from Los Angeles six 
times daily. In addition, OCTA recently introduced 
the Bravo! 529 rapid bus route that originates at the 
Fullerton Park-and-Ride and extends south to the 
Goldenwest Transportation Center. The site is easily 
accessible from local freeways via the I-5/Magnolia 
interchange. Please refer to the appendix section 7.1 
for more details.

Figure 2.3. Fullerton Park-and-Ride Transit Network
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2.7 EXISTING LAND USE

The area within a half-mile radius of the Fullerton Park-and-Ride 
site consists of mostly commercial, multi-family residential, single 
family residential, and public facilities uses. Figure 2.4. illustrates 
the various land uses within a half-mile radius of the Fullerton Park-
and-Ride site as set forth by the City of Fullerton Zoning Code. 
Please refer to the appendix section 7.1 for more details.

Figure 2.4. Fullerton Park-and-Ride Adjacent Land Use 

11
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2.8 PARKING OCCUPANCY

The survey reported peak parking demand occurred from 8:00 AM 
to 11:00 AM with an occupancy rate of approximately 46%, as 
illustrated in Table 2.1.

2.9 SITE ACCESS MODE SPLIT

An evaluation of the AM peak period shows a majority of users, 
approximately 54%, drove and parked at the Fullerton Park-and-
Ride site before riding transit. In contrast, during the PM peak 
period, a majority of users, approximately 57%, were dropped off 
at the Fullerton Park-and-Ride site, as illustrated in Figure 2.5. and 
Figure. 2.6.

7:00 AM 311 42%
8:00 AM 345 46%
9:00 AM 346 46%

10:00 AM 337 45%
11:00 AM 341 46%
12:00 PM 330 44%
1:00 PM 332 45%
2:00 PM 319 43%
3:00 PM 305 41%
4:00 PM 266 36%
5:00 PM 188 25%
6:00 PM 144 19%
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Table 2.1. Parking Occupancy Survey

Figure 2.5. Modal Share – AM Peak Figure 2.6. Modal Share – PM Peak



2.10 SITE CONSTRAINTS

•	 OCTA doesn’t own the land around the Park-and-Ride
•	 Free parking encourages driving and doesn’t allow for revenue 

capture from parking fees
•	 Multiple parties are not communicating their interests and needs 

for this site, missing joint planning opportunities
•	 Private transit operators function separately
•	 OCTA may be financially constrained to buy more land for transit 

parking
•	 The site is physically constrained by the freeway and existing 

development and there is no undeveloped land in the vicinity 

2.11 SITE OPPORTUNITIES

•	 Excess parking supply can be redeveloped
•	 Community and local employer participation in the planning 

process
•	 Convert a portion of parking for a Park and Fly operation 
•	 ‘Redesign Fullerton Park-and-Ride to better serve future bus 

operation
•	 Adjust parking to meet current and future needs while promoting 

flexibility in design 
•	 Explore the potential of revenue capture opportunities
•	 Formalize shared use agreements with various transit operators
•	 Improve the environment and public health with more 

opportunities to walk and bicycle 
•	 Integrate facilities, amenities, and signage for all users 

into redevelopment plans

Figure 2.7. Axonometric view of the site

13
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2.12 STUDY AREA

Figure 2.8.   Site, looking east from the existing facilities Figure 2.9.   Site, looking east from Magnolia Avenue

Figure 2.10.   Site, looking east from Orangethorpe Avenue Figure 2.11.   Site, looking north east from Orangethorpe Avenue
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Figure 2.12.  North view from site, looking across Orangethorpe Avenue Figure 2.13.  Site, looking north west from existing facilities

Figure 2.14.  Existing Facilities  Figure 2.15.   Site, looking north east from existing facilities  

15
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3.1 CONCEPTS

Concepts were initially crafted and then narrowed 
to the final seven presented in this section of the 
report. These seven concepts:

•	 Evaluate market-rate and affordable/supportive 
housing types

•	 Reflect City and local developer input

•	 Create a range of configurations by creating 
districts which can be interchanged, phased, and 
adjusted to allow versatility for potential future 
development partners

•	 Encourage a mixture of uses (retail, residential, 
offices, affordable housing, supportive services) 
which not only complements the neighborhood 
built scale but also reflect the market study

•	 Allow for phased, efficient development that can 
be adjusted according to the market demand

•	 Provide accessible open spaces along the site 
for short term programming for the community

•	 Encourage a refined parking system to 
accomodate existing services and future 
development requirements

17

Figure 3.1.   Site, looking east from existing facilities  
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3.2 LINEAR

Table 3.1.   Strength and Weakness Analysis

ELEMENT STRENGTHS WEAKNESSES

BUS OPERATIONS Retains the existing bus circulation layout -

CIRCULATION Retains the existing bus parking (10 bus pads) -

COMMUNITY Addresses the goal of community by satisfying 
demands of affordable housing and supportive 
services

Lack of proper transition between areas with 
different types of land uses

DEVELOPMENT DENSITY Consistent with the market study demand analysis Difficult to meet the criteria of +/- 150 Units/district

ECONOMICS - Requires shared land-uses between districts to meet 
+/- 150 unit requirement

PARK-AND-RIDE Distinct Park-and-Ride allocated near the bus parking -

PARKING Retains the existing surface parking Large, uninviting parking areas

PUBLIC SPACE - Core of activity missing around the bus parking

Figure 3.2.  Rendered view, looking west from Orangethorpe Avenue
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Summary Area 
(SF)

Area/Unit or 
Stall (SF)

Units Stalls

One/Two Bedroom Unit 93,350 700 130 160

Micro-unit 30,890 350 88 44

Permanent Supportive Housing 12,990 450 28 14

Supportive Services for Housing 32,590 93

General & Community Retail 18,000 - - 79

Co-working Space 12,990 - - 37

Office 36,960 - - 105

OCTA Stalls Required - - - 409

Non OCTA Stalls Required - 300 - 497

Total Stalls Required - - - 906

Total Stalls Provided - - - 913

WEST DISTRICT

WEST DISTRICT

WEST CENTRAL DISTRICT

Orangethorpe Ave

M
agnolia Ave

WEST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST DISTRICT

EAST DISTRICT

24,960 Office

24,960 SF One/Two Bedroom 
(36 Units)

49 39 Stalls+/- (28-34) Stalls34 Stalls31 Stalls 56 Stalls71 Stalls OCTA 144 StallsOCTA 265 Stalls 139 Stalls Available
124 Stalls Required

Required
Provided 126 93 Stalls144 Stalls550 Stalls

+/- (129-84) Stalls+/- (48-55) Stalls +/- (37-44) Stalls
7 Stalls Required

58,500 SF Structured Parking 
(195 Stalls)

12,990 SF Permanent 
Supportive Housing (28 Units)

19,600 SF Supportive
Services for Housing

12,990 SF One/Two Bedroom 
(18 Units)

17,900 SF Micro-unit Housing
(50 Units)

17,900 SF One/Two Bedroom 
(24 Units)

17,900 SF One/Two Bedroom 
(24 Units)

58,500 SF Structured Parking 
(195 Stalls)

19,600 SF One/Two Bedroom 
(28 Units)

7,000 SF Retail
12,990 SF 

Co-working Space

12,990 SF Micro-unit Housing
(36 Units)

11,000 Retail
Existing Surface Parking

(126 Stalls)
Existing Surface Parking

(93 Stalls)
Existing Surface Parking

(144 Stalls)12,000 SF Office
48,000 SF Structured 
Parking (160 Stalls)

PARKING ALLOCATION

BREAKDOWN BY LEVELS

SECTION

PLAN (linear)

Bus movements
Auto movements
Shared lane
Sidewalk
One way bike lane
Planting strip/buffer
Pedestrian bridge
Building access
Flood control easement
Powerline pole
Pick up / drop off zone

Solar carports
Structured parking
Proposed bus park with transition plaza
Plaza/ Event space/ Multipurpose area
Transit facilities
Office
Residential
Community retail
Co-working Space
Supportive Services for Housing

Not To Scale

19
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3.2.1 PROFORMA (LINEAR OPTION)*
Data Source: IBI Group, CoStar, Saylor’s Current Construction Costs 2018, EPS

Table 3.2.   Proforma Summary (Linear Option)

Revenues
Annual Net Operating Income $1,909,309 $720,762 $0 $1,284,449 $393,984
Desired Yield on Cost* 5.50% 5.50% 5.50% 7.50% 7.50%
Net Building Value (Supportable Development Costs) $34,714,716 $13,104,756 $0 $17,125,992 $5,253,120
Net Building Value per Unit/Building SF $267,036 $152,381 $0 $246.24 $291.84 N/A N/A

Costs
Total Development Costs $29,672,994 $10,715,940 $4,176,533 $15,829,024 $3,509,818 $16,153,800 $1,831,200
TDC per Residential Unit/Commercial SF/Stall $228,254 $124,604 $149,162 $227.59 $194.99 $32,700 $32,700

Land Value
Supportable Residual Land Value $5,041,722 $2,388,816 $0 $1,296,968 $1,743,302 -$16,153,800 -$1,831,200
Land Value per Unit or Bldg SF $38,782 $27,777 $0 $18.65 $96.85

SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $10,470,808 PARKING -$17,985,000
Starting Annual Ground Lease at 6% of Value $628,248
Annual Debt Service on Parking Costs** -$1,169,950

Years of Ground Lease Payment until OCTA Parking 
Costs are Repaid***

NPV of OCTA Revenues over 50 Years at 5% 
Discount Rate

Retail
Private 

Structured 
Parking

OCTA Structured 
Parking

38

-$1,958,727

Item Apartments Micro Units
Permanent 
Supportive 
Housing

Office

Land Use

*Based on recent property sale transactions in the area and EPS professional 
judgment.
**Assumes OCTA issues debt for full structured parking cost at 5% interest with 
30-year amortization.
***Assumes ground lease payments escalate 2% annually while debt service 
payment remain constant.
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Figure 3.3.  Rendered view of the proposed bus parking

21

ASSUMPTIONS
Data Source: IBI Group, CoStar, Saylor’s Current Con-
struction Costs 2018, EPS

[1] For these calculations, the parking costs for 
housing and commercial spaces are assumed to be 
provided as structured parking. Site plan shows 550 
structured parking spaces and 363 retained surface 
spaces.			 
[2] Based on CoStar market research for smaller 
units, with 10% premium for new construction.		
			 
[3] All Building Direct Costs assume prevailing 
wage requirements and are based on the following 
sources:					   
-Residential based on Saylor’s Current Construction 
Costs 2018 in Zone 4 and Los Angeles for Apartment, 
4-7 stories, plus a 10% premium per sq. ft. for micro 
units.
-Office based on Saylor’s Current Construction 
Costs 2018 in Zone 4 and Los Angeles.			 
	
-Retail based on Saylor’s Current Construction 
Costs 2018 in Zone 4 and Los Angeles for Store, 
Retail, less an assumed savings of $25 because the 
proposed retail is in the ground floor of residential 
and garage buildings.				  
-Structured parking based on Saylor’s Current 
Construction Costs 2018 in Zone 4 and Los Angeles 
for Garage, Parking					   
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3.3 LAYERED

ELEMENT STRENGTHS WEAKNESSES

BUS OPERATIONS 14 bus pads with a layered parking layout Requires a disruption to existing bus service to 
change operational configuration

CIRCULATION Centralizes bus operations thereby reducing the 
walking distances from parking areas.

Disrupts the existing bus layout

COMMUNITY Addresses the goal of community by satisfying 
demands of affordable housing and supportive 
services

-

DEVELOPMENT DENSITY High-density development allowing for more 
residents and employees thereby increasing transit 
ridership

-

ECONOMICS - Requires structured parking for full buildout

PARK-AND-RIDE - Requires a parking structure to support the density 

PARKING Parking structure wrapped with active uses. Distinct 
parking areas defined by uses 

-

PUBLIC SPACE Increased open space opportunities 	 Core of activity missing around the bus parking

Figure 3.4.  Built form context

Table 3.3.   Strength and Weakness Analysis

ORANGETHORPE AVENUE
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Table 3.5.2.   Summary (Layered Option)
23

Summary Area 
(SF)

Area/Unit or 
Stall (SF)

Units Stalls

One/Two Bedroom Unit 141,140 700 200 246

Micro-unit 7,200 350 20 10

Permanent Supportive Housing 7,200 450 16 8

Supportive Services for Housing 7,200 20

General & Community Retail 32,170 - - 142

Co-working Space 18,290 - - 52

Office 14,400 - - 41

OCTA Stalls Required - - - 409

Non OCTA Stalls Required - 300 - 519

Total Stalls Required - - - 928

Total Stalls Provided - - - 931

WEST DISTRICT

WEST DISTRICT

WEST CENTRAL DISTRICT

Orangethorpe Ave

M
agnolia Ave

WEST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST DISTRICT

EAST DISTRICT

77 Stalls53 Stalls66 Stalls 20 Stalls41 Stalls OCTA 409 Stalls
4 Stalls Required

Required
Provided 140 Stalls241 Stalls550 Stalls

+/- (46-59) Stalls+/- (164-188) Stalls+/- (15-18) Stalls 4 Stalls Available

58,500 SF Structured 
Parking (195 Stalls)

26,600 SF One/Two Bedroom 
(38 Units)

26,400 SF Structured
Parking (88 stalls)7,200 Office

7,200 SF Supportive
Services for Housing

26,600 SF One/Two Bedroom 
(38 Units)

26,600 SF One/Two Bedroom 
(38 Units)

17,370 SF One/Two Bedroom
(50 Units)

17,370 SF One/Two BeDroom
(50 Units)

58,500 SF Structured 
Parking (195 Stalls)

7,200 SF Micro unit Housing 
(20 Units)

7,200 SF Permanent Supp-
-ortive Housing (16 Units)

7,600 SF Retail
18,290 SF 

Co-working Space
19,500 SF Structured

Parking (65 stalls)

26,600 SF One/Two Bedroom 
(38 Units)

26,400 SF Structured
Parking (88 stalls)7,200 Office

17,370 Retail7,200 Retail
Existing Surface Parking

(126 Stalls)
48,000 SF Structured 
Parking (160 Stalls)

PARKING ALLOCATION

BREAKDOWN BY LEVELS

SECTION

PLAN (layered)

Bus movements
Auto movements
Shared lane
Sidewalk
One way bike lane
Planting strip/buffer
Pedestrian bridge
Building access
Flood control easement
Powerline pole
Pick up / drop off zone

Solar carports
Structured parking
Proposed bus park with transition plaza
Plaza/ Event space/ Multipurpose area
Transit facilities
Office
Residential
Community retail
Co-working Space
Supportive Services for Housing

23

Not To Scale
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3.3.1 PROFORMA (LAYERED OPTION)* 
Data Source: IBI Group, CoStar, Saylor’s Current Construction Costs 2018, EPS

Table 3.4.  Proforma Summary (Layered Option) *Based on recent property sale transactions in the area and EPS profession-
al judgment.
**Assumes OCTA issues debt for full structured parking cost at 5% interest 
with 30-year amortization.
***Assumes ground lease payments escalate 2% annually while debt service 
payment remain constant.

Revenues
Annual Net Operating Income $2,919,925 $170,932 $0 $736,689 $704,137
Desired Yield on Cost* 5.50% 5.50% 5.50% 7.50% 7.50%
Net Building Value (Supportable Development Costs) $53,089,554 $3,107,847 $0 $9,822,514 $9,388,493
Net Building Value per Unit/Building SF $265,448 $155,392 $0 $246.24 $291.84 N/A N/A

Costs
Total Development Costs $45,379,200 $2,541,330 $2,314,937 $9,078,645 $6,272,825 $16,971,300 $8,894,400
TDC per Residential Unit/Commercial SF/Stall $226,896 $127,066 $144,684 $227.59 $194.99 $32,700 $32,700

Land Value
Supportable Residual Land Value $7,710,355 $566,518 $0 $743,869 $3,115,668 -$16,971,300 -$8,894,400
Land Value per Unit or Bldg SF $38,552 $28,326 $0 $18.65 $96.85

SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $12,136,409 PARKING -$25,865,700
Starting Annual Ground Lease at 6% of Value $728,185
Annual Debt Service on Parking Costs** -$1,682,601

Years of Ground Lease Payment until OCTA Parking 
Costs are Repaid*** 44
NPV of OCTA Revenues over 50 Years at 5% 
Discount Rate

-$7,290,113

Land Use

Item Apartments Micro Units
Permanent 
Supportive 
Housing

Office Retail
Private 

Structured 
Parking

OCTA Structured 
Parking
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Figure 3.5.  Rendered view of the proposed transition plaza
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ASSUMPTIONS
Data Source: IBI Group, CoStar, Saylor’s Current Con-
struction Costs 2018, EPS

[1] For these calculations, the parking costs for 
housing and commercial spaces are assumed to be 
provided as structured parking. Site plan shows 791 
structured parking spaces and 140 retained surface 
spaces.		
[2] Based on CoStar market research for smaller 
units, with 10% premium for new construction. 
Micro-units get another 10% premium. PSH units 
are priced at 30% AMI for a 1-person household.	
	
[3] All Building Direct Costs assume prevailing 
wage requirements and are based on the following 
sources:					   
-Residential based on Saylor’s Current Construction 
Costs 2018 in Zone 4 and Los Angeles for Apartment, 
4-7 stories, plus a 10% premium per sq. ft. for micro 
units.
-Office based on Saylor’s Current Construction 
Costs 2018 in Zone 4 and Los Angeles.			 
	
-Retail based on Saylor’s Current Construction 
Costs 2018 in Zone 4 and Los Angeles for Store, 
Retail, less an assumed savings of $25 because the 
proposed retail is in the ground floor of residential 
and garage buildings.				  
-Structured parking based on Saylor’s Current 
Construction Costs 2018 in Zone 4 and Los Angeles 
for Garage, Parking					   
				  



FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
Orange County Transportation Authority

3.4 HORSE-SHOE I

ELEMENT STRENGTHS WEAKNESSES

BUS OPERATIONS Compact bus parking layout Requires a disruption to existing bus service to 
change operational configuration

CIRCULATION Centralizes bus operations thereby reducing the 
walking distances from parking areas

Disrupts the existing bus layout

COMMUNITY Addresses the goal of community by satisfying 
demands of affordable housing and supportive 
services

-

DEVELOPMENT DENSITY High activity non-residential uses engage the street. 
Local retail adjacent to the bus parking

Difficult to meet the criteria of +/- 150 Units/district

ECONOMICS - Requires a parking structure to support the density

PARK-AND-RIDE Distinct Park-and-Ride allocated near the bus parking - 

PARKING - Requires structured parking for full buildout

PUBLIC SPACE Increased open space opportunities around the bus 
plaza

Public space concentrated in west central district

Figure 3.6.   Proposed Retail (East District)

Table 3.5.   Strength and Weakness Analysis
ORAN

GET
HORPE
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Summary Area 
(SF)

Area/Unit or 
Stall (SF)

Units Stalls

One/Two Bedroom Unit 34,820 700 50 62

Micro-unit 25,000 350 70 35

Permanent Supportive Housing 11,700 450 26 13

Supportive Services for Housing 5,450 15

General & Community Retail 32,365 - - 143

Co-working Space 11,840 - - 34

Office 42,150 - - 120

OCTA Stalls Required - - - 409

Non OCTA Stalls Required - 300 - 421

Total Stalls Required - - - 830

Total Stalls Provided - - - 831

WEST DISTRICT

WEST DISTRICT

WEST CENTRAL DISTRICT

Orangethorpe Ave

M
agnolia Ave

WEST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST DISTRICT

EAST DISTRICT

77 Stalls49 Stalls 15 Stalls34 Stalls34 Stalls 33 Stalls71 Stalls OCTA 409 Stalls
11 Stalls Required43 Stalls Required

23 Stalls AvailableRequired
Provided 125 Stalls100 Stalls550 Stalls 56 Stalls

+/- (14-17) Stalls+/- (10-13) Stalls+/- (67-79) Stalls 31 Stalls Available

58,500 SF Structured 
Parking (195 Stalls)

17,150 SF 
Office

11,700 SF Permanent 
Supportive Housing (26 Units)

25,000 SF Micro-unit 
Housing(70 Units)

25,000 SF One/Two Bedroom 
(36 Units)

25,000 SF Office

5,450 SF Supportive Services
for Housing

9,820 SF One/Two Bedroom
(14 Units)

58,500 SF Structured 
Parking (195 Stalls)

7,600 SF Retail
11,840 SF 

Co-working Space 17,370 Retail7,395 Retail
Existing Surface Parking

(125 Stalls)
Existing Surface Parking

(100 Stalls)
Existing Surface Parking

(56 Stalls)
48,000 SF Structured 
Parking (160 Stalls)

PARKING ALLOCATION

BREAKDOWN BY LEVELS

SECTION

PLAN (Horseshoe 1) Not To Scale

Bus movements
Auto movements
Shared lane
Sidewalk
One way bike lane
Planting strip/buffer
Pedestrian bridge
Building access
Flood control easement
Powerline pole
Pick up / drop off zone

Solar carports
Structured parking
Proposed bus park with transition plaza
Plaza/ Event space/ Multipurpose area
Transit facilities
Office
Residential
Community retail
Co-working Space
Supportive Services for Housing

27
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FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
Orange County Transportation Authority

3.4.1 PROFORMA (HORSESHOE I OPTION)* 
Data Source: IBI Group, CoStar, Saylor’s Current Construction Costs 2018, EPS

Table 3.6.  Proforma Summary (Horseshoe 1 Option) *Based on recent property sale transactions in the area and EPS profession-
al judgment.
**Assumes OCTA issues debt for full structured parking cost at 5% interest 
with 30-year amortization.
***Assumes ground lease payments escalate 2% annually while debt service 
payment remain constant.

Revenues
Annual Net Operating Income $720,361 $593,513 $0 $1,097,738 $708,405
Desired Yield on Cost* 5.50% 5.50% 5.50% 7.50% 7.50%
Net Building Value (Supportable Development Costs) $13,097,480 $10,791,136 $0 $14,636,506 $9,445,402
Net Building Value per Unit/Building SF $261,950 $154,159 $0 $246.24 $291.84 N/A N/A

Costs
Total Development Costs $11,195,294 $8,824,062 $3,761,773 $13,528,068 $6,310,848 $13,766,700 $4,218,300
TDC per Residential Unit/Commercial SF/Stall $223,906 $126,058 $144,684 $227.59 $194.99 $32,700 $32,700

Land Value
Supportable Residual Land Value $1,902,186 $1,967,075 $0 $1,108,437 $3,134,554 -$13,766,700 -$4,218,300
Land Value per Unit or Bldg SF $38,044 $28,101 $0 $18.65 $96.85

SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $8,112,252 PARKING -$17,985,000
Starting Annual Ground Lease at 6% of Value $486,735
Annual Debt Service on Parking Costs** -$1,169,950

Years of Ground Lease Payment until OCTA Parking 
Costs are Repaid*** 46

NPV of OCTA Revenues over 50 Years at 5% 
Discount Rate

-$5,568,655

Land Use

Item Apartments Micro Units
Permanent 
Supportive 
Housing

Office Retail
Private 

Structured 
Parking

OCTA Structured 
Parking
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Figure 3.7.  Rendered view of the proposed transition plaza along Orangethorpe Ave 
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ASSUMPTIONS
Data Source: IBI Group, CoStar, Saylor’s Current Construc-
tion Costs 2018, EPS

[1] For these calculations, the parking costs for 
housing and commercial spaces are assumed to be 
provided as structured parking. Site plan shows 550 
structured parking spaces and 281 retained surface 
spaces.	
[2] Based on CoStar market research for smaller 
units, with 10% premium for new construction. 
Micro-units get another 10% premium. PSH units 
are priced at 30% AMI for a 1-person household.	
	
[3] All Building Direct Costs assume prevailing 
wage requirements and are based on the following 
sources:					   
-Residential based on Saylor’s Current Construction 
Costs 2018 in Zone 4 and Los Angeles for Apartment, 
4-7 stories, plus a 10% premium per sq. ft. for micro 
units.
-Office based on Saylor’s Current Construction 
Costs 2018 in Zone 4 and Los Angeles.			 
	
-Retail based on Saylor’s Current Construction 
Costs 2018 in Zone 4 and Los Angeles for Store, 
Retail, less an assumed savings of $25 because the 
proposed retail is in the ground floor of residential 
and garage buildings.				  
-Structured parking based on Saylor’s Current 
Construction Costs 2018 in Zone 4 and Los Angeles 
for Garage, Parking					   
				  



FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
Orange County Transportation Authority

3.5 HORSE-SHOE II

ELEMENT STRENGTHS WEAKNESSES

BUS OPERATIONS Compact bus parking layout Requires a disruption to existing bus service to 
change operational configuration

CIRCULATION Centralizes bus operations thereby reducing the 
walking distances from parking areas	

-

COMMUNITY Addresses the goal of community by satisfying 
demands of affordable housing and supportive 
services

-

DEVELOPMENT DENSITY High activity non-residential uses engage the street Difficult to meet the criteria of +/- 150 Units/district

ECONOMICS - Doesn’t meet the requirement of +/- 150 units/ 
district

PARK-AND-RIDE Distinct Park-and-Ride allocated near the bus parking - 

PARKING Retains some of the existing parking layout Requires structured parking for full buildout

PUBLIC SPACE Consolidated open space around the bus 
operations	

-

Table 3.7.   Strength and Weakness Analysis

Figure 3.8.   View of the proposed retail and surface parking with carports from Orangethorpe Avenue
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Summary Area 
(SF)

Area/Unit or 
Stall (SF)

Units Stalls

One/Two Bedroom Unit 46,970 700 82 108

Micro-unit 12,990 350 36 19

Permanent Supportive Housing 12,990 450 28 14

Supportive Services for Housing 12,990 37

General & Community Retail 24,970 - - 143

Co-working Space 12,990 - - 37

Office 46,970 - - 133

OCTA Stalls Required - - - 409

Non OCTA Stalls Required - 300 - 458

Total Stalls Required - - - 867

Total Stalls Provided - - - 880

WEST DISTRICT

WEST DISTRICT

WEST CENTRAL DISTRICT

Orangethorpe Ave

M
agnolia Ave

WEST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST DISTRICT

EAST DISTRICT

77 Stalls37 Stalls37 Stalls34 Stalls 63 Stalls70 Stalls OCTA 409 Stalls
12 Stalls Required45 Stalls Required

Required
Provided 140 Stalls140 Stalls550 Stalls 50 Stalls

+/- (26-31) Stalls+/- (67-79) Stalls+/- (27-32) Stalls 32 Stalls Available37 Stalls Available

58,500 SF Structured 
Parking (195 Stalls)

18,000 SF One/Two Bedroom
(26 Units)

24,670 SF Office

22,300 SF Office
12,990 SF Supportive Services

for Housing

12,990 SF Permanent Supportive 
Housing ( 28 Units)

12,990 SF Micro-unit Housing
(36 Units)

12,990 SF One/Two Bedroom
(18 Units)

12,990 SF One/Two Bedroom
(18 Units)

17,370 SF One/Two Bedroom
(24 Units)

58,500 SF Structured 
Parking (195 Stalls)

7,600 SF Retail Transit Facilities
12,990 SF 

Co-working Space 17,370 Retail
Existing Surface Parking

(140 Stalls)
Existing Surface Parking

(140 Stalls)
Existing Surface Parking

(50 Stalls)
48,000 SF Structured 
Parking (160 Stalls)

PARKING ALLOCATION

BREAKDOWN BY LEVELS

SECTION

PLAN (Horseshoe II) Not To Scale

Bus movements
Auto movements
Shared lane
Sidewalk
One way bike lane
Planting strip/buffer
Pedestrian bridge
Building access
Flood control easement
Powerline pole
Pick up / drop off zone

Solar carports
Structured parking
Proposed bus park with transition plaza
Plaza/ Event space/ Multipurpose area
Transit facilities
Office
Residential
Community retail
Co-working Space
Supportive Services for Housing

Parking Access



FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
Orange County Transportation Authority

Table 3.8.   Strength and Weakness Analysis

ELEMENT STRENGTHS WEAKNESSES

BUS OPERATIONS Retains the existing bus operations layout -

CIRCULATION Retained the existing bus parking (10 bus pads) -

COMMUNITY - Lacks gathering spaces for the community

DEVELOPMENT DENSITY Consistent with the market demand for the market 
study (+/-150 Units/district)

-

ECONOMICS Meets the requirement of+/-150 units/district Requires structured parking for full buildout

PARK-AND-RIDE Distinct Park-and-Ride allocated near the bus 
parking

-

PARKING Retains some of the existing parking layout Large, uninviting parking areas

PUBLIC SPACE - Core of activity missing around the bus parking

3.6 DEVELOPER I 

Figure 3.9.   Rendered view of the existing bus parking  from Orangethorpe Avenue
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Table 3.2.  Summary (Developer I Option)

PLAN

Summary Area 
(SF)

Area/Unit or 
Stall (SF)

Units Stalls

Studio Unit 64,400 500 126 95

One Bedroom Unit 134,400 600 220 220

Two Bedroom Unit 64,400 800 78 117

General & Community Retail 24,100 - 72

OCTA Stalls Required - - 409

Non OCTA Stalls Required - 300 - 504

Total Stalls Required - - 913

Total Stalls Provided - - 919

Bus movements
Auto movements
Shared lane
Sidewalk
One way bike lane
Planting strip/buffer
Pedestrian bridge
Building access
Flood control easement
Powerline pole
Pick up / drop off zone

Solar carports
Structured parking
Proposed bus park with transition plaza
Plaza/ Event space/ Multipurpose area
Transit facilities
Office
Residential
Community retail

WEST DISTRICT

WEST DISTRICT

WEST CENTRAL DISTRICT

Orangethorpe Ave

M
agnolia Ave

WEST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST DISTRICT

EAST DISTRICT

22,800 SF Two 
Bedroom (28 Units)

12,000 SF 
Two Bedroom (14 Units)

17,600 SF One 
Bedroom (28 Units)

17,600 SF One 
Bedroom (28 Units)

17,600 SF Two 
Bedroom (22 Units)

45 Stalls27 StallsOCTA 235 StallsOCTA 165 StallsOCTA 9 StallsRequired
Provided 209 Stalls385 Stalls165 Stalls160 Stalls 59 Stalls Required

+/- (128-145) Stalls+/- (68-79) Stalls+/- (53-59) Stalls+/- (131-151) Stalls 17 Stalls Available71 Stalls Available

22,800 SF One 
Bedroom (38 Units)

12,000 SF 
One Bedroom (20 Units)

17,600 SF 
Studio (34 Units)

25,110 SF Structured 
Parking (84 Stalls)

23,220 SF Structured 
Parking (77 Stalls)

23,220 SF Structured 
Parking (77 Stalls)

25,110 SF Structured 
Parking (84 Stalls)

12,000 SF One 
Bedroom (20 Units)

22,800 SF One 
Bedroom (38 Units)

12,000 SF 
One Bedroom (20 Units)

17,600 SF One 
Bedroom (28 Units)

12,300 SF Structured 
Parking (41 Stalls)

23,220 SF Structured 
Parking (77 Stalls)

23,220 SF Structured 
Parking (77 Stalls)

23,220 SF Structured 
Parking (77 Stalls)

12,000 SF Two 
Bedroom (14 Units)

22,800 SF Studio 
(44 Units)

12,000 SF 
Studio(24 Units) 15,000 Retail9,100 Retail

12,000 SF Studio 
(24 Units)

Existing Surface Parking
(165 Stalls)

Existing Surface Parking
(160 Stalls)

PARKING ALLOCATION

BREAKDOWN BY LEVELS

SECTION

PLAN

33

Not To Scale



FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
Orange County Transportation Authority

3.6.1 PROFORMA (DEVELOPER I OPTION)* 
Data Source: IBI Group, CoStar, Saylor’s Current Construction Costs 2018, EPS

Table 3.9.   Proforma Summary (Developer 1 Option) *Based on recent property sale transactions in the area and EPS professional 
judgment.
**Assumes OCTA issues debt for full structured parking cost at 5% interest with 
30-year amortization.
***Assumes ground lease payments escalate 2% annually while debt service 
payment remain constant.

Revenues
Annual Net Operating Income $5,445,121 $527,501
Desired Yield on Cost* 5.50% 7.50%
Net Building Value (Supportable Development Costs) $99,002,201 $7,033,344
Net Building Value per Unit/Building SF $233,496 $292 N/A N/A

Costs
Total Development Costs $84,623,816 $4,699,256 $16,546,200 $2,877,600
TDC per Residential Unit/Commercial SF/Stall $199,584 $195 $32,700 $32,700

Land Value
Supportable Residual Land Value $14,378,386 $2,334,088 -$16,546,200 -$2,877,600
Land Value per Unit or Bldg SF $33,911 $97

SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $16,712,473 PARKING -$19,423,800
Starting Annual Ground Lease at 6% of Value $1,002,748
Annual Debt Service on Parking Costs** -$1,263,546

Years of Ground Lease Payment until OCTA Parking 
Costs are Repaid***

NPV of OCTA Revenues over 50 Years at 5% 
Discount Rate

$6,155,760

24

Item

Land Use
Private Structured
Parking

OCTA Structured
Parking

CommercialApartments
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3.6.2 ALTERNATIVES
Data Source: IBI Group, CoStar, Saylor’s Current Construction Costs 2018, EPS

Alternative I: OCTA will be funding all of the structured parking required 
for private uses as well as any structured spaces required to provide 
409 total spaces for OCTA.  For example, this diagram shows 919 total 
spaces, of which 325 are surface and the remaining 594 are structured.  
Let’s consider the cost of all that structured parking (about $19.5M as 
of right now), assume that OCTA is financing that over 30 years, and 
compare that to the ground lease a private developer may be willing 
to pay for the rights to develop the indicated amount of housing and 
commercial space.  As of right now, it appears that the total “residual 
land value” of the development program in Developer Option 1 does 
not exceed the cost of the structured parking, and OCTA would not be 
recouping its investment through ground lease payments for 20+ years, 
but after that the garage would be paid off and net ground lease revenues 
would accrue to OCTA.  
 
Alternative II: The alternative to this approach is that the developer 
would have to pay for the structured parking, at least their own, but 
that essentially wipes out the residual land value entirely (the land 
for development is worth less than the cost of the parking) plus the 
developer’s return threshold is higher than OCTA’s, and OCTA essentially 
would not expect to get any ground lease revenue ever.

ASSUMPTIONS
Data Source: IBI Group, CoStar, Saylor’s Current Construction Costs 2018, 
EPS

[1] For these calculations, the parking costs for housing and com-
mercial spaces are assumed to be provided as structured parking.  
Site plan shows 594 structured parking spaces and 325 retained sur-
face spaces.					  
[2] Based on CoStar market research for smaller units, with 10% 
premium for new construction.					   
[3] All Building Direct Costs assume prevailing wage requirements 
and are based on the following sources:					  
-Residential based on Saylor’s Current Construction Costs 2018 in 
Zone 4 and Los Angeles for Apartment, 4-7 stories.		
- Retail based on Saylor’s Current Construction Costs 2018 
in Zone 4 and Los Angeles for Store, Retail, less an assumed  
savings of $25 because the proposed retail is in the ground floor of 
residential and garage buildings.”					  
-Structured parking based on Saylor’s Current Construction Costs 
2018 in Zone 4 and Los Angeles for Garage, Parking				  
	
				  

35



FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
Orange County Transportation Authority

3.7 DEVELOPER II 

ELEMENT STRENGTHS WEAKNESSES

BUS OPERATIONS 14 bus pads with a layered parking layout Requires a disruption to existing bus service to 
change operational configuration

CIRCULATION Centralizes bus operations thereby reducing the 
walking distances from parking areas.

Disrupts the existing bus layout

COMMUNITY Addresses the goal of community by providing 
gathering spaces for neighborhood uses

-

DEVELOPMENT DENSITY High-density development allowing for more 
residents and employees thereby increasing transit 
ridership (+/- 150 Units/district) 

-

ECONOMICS Meets the requirement of+/-150 units/district Requires structured parking for full buildout

PARK-AND-RIDE - Park-and-Ride not in close proximity to the bus 
plaza

PARKING Parking structure wrapped with active uses Requires structured parking for full buildout

Table 3.10.   Strength and Weakness Analysis

Figure 3.10  Rendered view of the transition plaza and bus parking 

PUBLIC SPACE Increased open space opportunities around the bus 
plaza

Public space concentrated in west central district 
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ELEMENT STRENGTHS WEAKNESSES

BUS OPERATIONS 14 bus pads with a layered parking layout Requires a disruption to existing bus service to 
change operational configuration

CIRCULATION Centralizes bus operations thereby reducing the 
walking distances from parking areas.

Disrupts the existing bus layout

COMMUNITY Addresses the goal of community by providing 
gathering spaces for neighborhood uses

-

DEVELOPMENT DENSITY High-density development allowing for more 
residents and employees thereby increasing transit 
ridership (+/- 150 Units/district) 

-

ECONOMICS Meets the requirement of+/-150 units/district Requires structured parking for full buildout

PARK-AND-RIDE - Park-and-Ride not in close proximity to the bus 
plaza

PARKING Parking structure wrapped with active uses Requires structured parking for full buildout

Summary Area 
(SF)

Area/Unit or 
Stall (SF)

Units Stalls

Studio Unit 69,940 500 138 104

One Bedroom Unit 152,860 600 248 248

Two Bedroom Unit 69,940 800 88 132

General & Community Retail 19,310 - - 58

OCTA Stalls Required - - - 409

Non OCTA Stalls Required - 300 - 541

Total Stalls Required - - - 950

Total Stalls Provided - - - 959

WEST DISTRICT

WEST DISTRICT

WEST CENTRAL DISTRICT

Orangethorpe Ave

M
agnolia Ave

WEST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST DISTRICT

EAST DISTRICT

22,500 SF Two 
Bedroom (28 Units)

17,900 SF One 
Bedroom (28 Units)

17,900 SF One 
Bedroom (28 Units)

17,900 SF Two 
Bedroom (22 Units)

33 Stalls25 StallsOCTA 409 Stalls13 Stalls AvailableRequired
Provided 168 Stalls631 Stalls160 Stalls

+/- (129-147) Stalls+/- (167-190) Stalls+/- (129-147) Stalls
12 Stalls Required

7 Stalls Available

22,500 SF One 
Bedroom (36 Units)

16,000 SF 
Two Bedroom (20 Units)

17,900 SF 
Studio (34 Units)

25,110 SF Structured 
Parking (84 Stalls)

36,150 SF Structured 
Parking (120 Stalls)

36,150 SF Structured 
Parking (120 Stalls)

36,150 SF Structured 
Parking (120 Stalls)

36,150 SF Structured 
Parking (120 Stalls)

25,110 SF Structured 
Parking (84 Stalls)

26,720 SF Structured 
Parking (90 Stalls)

13,540 SF One 
Bedroom (22 Units)

13,540 SF One 
Bedroom (22 Units)

22,500 SF One 
Bedroom (36 Units)

17,900 SF One 
Bedroom (28 Units)

18,075 SF Structured 
Parking (61 Stalls)

13,540 SF Two 
Bedroom (22 Units)

13,540 SF Two 
Bedroom (16 Units)

22,500 SF Studio 
(44 Units)

16,000 SF 
Studio(32 Units) 11,000 Retail8310 Retail

13,540 SF Studio 
(26 Units)

13,540 SF Studio 
(22 Units)

Existing Surface Parking
(160 Stalls)

PARKING ALLOCATION

BREAKDOWN BY LEVELS

SECTION

PLAN

Bus movements
Auto movements
Shared lane
Sidewalk
One way bike lane
Planting strip/buffer
Pedestrian bridge
Building access
Flood control easement
Powerline pole
Pick up / drop off zone

Solar carports
Structured parking
Proposed bus park with transition plaza
Plaza/ Event space/ Multipurpose area
Transit facilities
Office
Residential
Community retail

Not To Scale
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FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
Orange County Transportation Authority

3.7.1 PROFORMA (DEVELOPER II OPTION)* 
Data Source: IBI Group, CoStar, Saylor’s Current Construction Costs 2018, EPS

Table 3.11.   Proforma Summary (Developer 2 Option)

Revenues
Annual Net Operating Income $6,056,249 $422,657
Desired Yield on Cost* 5.50% 7.50%
Net Building Value (Supportable Development Costs) $110,113,619 $5,635,430
Net Building Value per Unit/Building SF $236,295 $291.84 N/A N/A

Costs
Total Development Costs $94,121,489 $3,765,255 $17,429,100 $8,698,200
TDC per Residential Unit/Commercial SF/Stall $201,977 $194.99 $32,700 $32,700

Land Value
Supportable Residual Land Value $15,992,130 $1,870,176 -$17,429,100 -$8,698,200
Land Value per Unit or Bldg SF $34,318 $96.85

SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $17,862,306 PARKING -$26,127,300
Starting Annual Ground Lease at 6% of Value $1,071,738
Annual Debt Service on Parking Costs** -$1,699,618

$1,212,155

Years of Ground Lease Payment until OCTA Parking 
Costs are Repaid***

34

NPV of OCTA Revenues over 50 Years at 5% 
Discount Rate

Land Use

Item Apartments Commercial
Private Structured
Parking

OCTA Structured
Parking

*Based on recent property sale transactions in the area and EPS professional 
judgment.
**Assumes OCTA issues debt for full structured parking cost at 5% interest with 
30-year amortization.
***Assumes ground lease payments escalate 2% annually while debt service 
payment remain constant.
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Figure 3.11  Rendered view of the proposed bus parking layout

39

ASSUMPTIONS
Data Source: IBI Group, CoStar, Saylor’s Current Construc-
tion Costs 2018, EPS

[1] For these calculations, the parking costs for 
housing and commercial spaces are assumed to be 
provided as structured parking. Site plan shows 799 
structured parking spaces and 160 retained surface 
spaces.				  
[2] Based on CoStar market research for smaller 
units, with 10% premium for new construction.		
			 
[3] All Building Direct Costs assume prevailing 
wage requirements and are based on the following 
sources:					   
-Residential based on Saylor’s Current Construction 
Costs 2018 in Zone 4 and Los Angeles for Apartment, 
4-7 stories.		
-Retail based on Saylor’s Current Construction 
Costs 2018 in Zone 4 and Los Angeles for Store, 
Retail, less an assumed savings of $25 because the 
proposed retail is in the ground floor of residential 
and garage buildings.”				  
	
-Structured parking based on Saylor’s Current 
Construction Costs 2018 in Zone 4 and Los Angeles 
for Garage, Parking					   
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Figure 3.12.   Rendered view of the proposed bus parking layout (West Central District)

Figure 3.13.   Rendered view of surface parking with proposed solar carports (East District)

ORANGETHORPE  AVENUE
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Figure 3.14.   Rendered view of the transition plaza from West District 

Figure 3.15.   Rendered view of the proposed bus parking layout from Riverside Fwy
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3.8 PHASED OPTION

The Phased Option keeps OCTA parking requirements (409 stalls) in 
mind, with only a portion of the site (East District and East Central 
District) built with existing surface parking supporting it, as illustrated 
in Figure 3.16.

Figure 3.16.   View of the proposed development with surface parking

ELEMENT STRENGTHS WEAKNESSES
BUS OPERATIONS Retains the existing bus circulation layout -
CIRCULATION Retains the existing bus parking (10 bus pads) -
COMMUNITY - Lack of proper transition between areas with different 

types of land uses
DEVELOPMENT DENSITY Consistent with the market study demand analysis Difficult to meet the criteria of +/- 150 Units/district
ECONOMICS - Requires shared land-uses between districts to meet +/- 

150 unit requirement
PARK-AND-RIDE Distinct Park-and-Ride allocated near the bus parking -
PARKING Retains the existing surface parking Large, uninviting parking areas
PUBLIC SPACE - Core of activity missing around the bus parking

Table 3.12.   Strength and Weakness Analysis (Phased Option)
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WEST DISTRICT WEST CENTRAL DISTRICT

Orangethorpe Ave

M
agnolia Ave

WEST DISTRICT + WEST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST CENTRAL DISTRICT

EAST DISTRICT

EAST DISTRICT

Required
Provided

32 Stalls90 Stalls 8 Stalls Available
120 Stalls98 Stalls409 Stalls

409 Stalls +/-(71-84) Stalls

15,500 SF Office

15,500 SF Office

16,800 SF Studio 
(34 Units)

16,800 SF One
Bedroom (28 Units)

16,800 SF Two
Bedroom (20 Units)

10,800 Retail
Existing Surface Parking

(120 Stalls)
Existing Surface Parking

(98 Stalls)
Existing Surface 

Parking for OCTA (409 Stalls)

PARKING ALLOCATION

BREAKDOWN BY LEVELS

SECTION

PLAN (Phased)

Bus movements
Auto movements
Shared lane
Sidewalk
One way bike lane
Planting strip/buffer
Pedestrian bridge
Building access
Flood control easement
Powerline pole
Pick up / drop off zone

Solar carports
Structured parking
Proposed bus park with transition plaza
Plaza/ Event space/ Multipurpose area
Transit facilities
Office
Residential
Community retail
Co-working Space
Supportive Services for Housing

43

Summary Area 
(SF)

Area/Unit or 
Stall (SF)

Units Stalls

One/Two Bedroom Unit 33,600 700 48 67

Studio 16,800 350 34 17

Office 31,000 - - 90

General & Community Retail 10,800 - - 32

OCTA Stalls Required - - - 409

Non OCTA Stalls Required - 300 - 206

Total Stalls Required - - - 615

Total Stalls Provided - - - 627

Summary (Phased Option)

Not To Scale
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3.8.1 PROFORMA (PHASED OPTION)* 
Data Source: IBI Group, CoStar, Saylor’s Current Construction Costs 2018, EPS

Table 3.13.   Proforma Summary (Phased Option) *Based on recent property sale transactions in the area and EPS professional judgment.
**Assumes OCTA issues debt for full structured parking cost at 5% interest with 30-year amortization.
***Assumes ground lease payments escalate 2% annually while debt service payment remain con-
stant.

Revenues
Annual Net Operating Income $1,042,683 $572,508 $236,390
Desired Yield on Cost* 5.50% 7.50% 7.50%
Net Building Value (Supportable Development Costs) $18,957,868 $7,633,440 $3,151,872
Net Building Value per Unit/Building SF $231,194 $246.24 $291.84 N/A N/A

Costs
Total Development Costs $16,204,560 $7,055,352 $2,105,891 $0 $0
TDC per Residential Unit/Commercial SF/Stall $197,617 $227.59 $194.99

Land Value
Supportable Residual Land Value $2,753,308 $578,088 $1,045,981 $0 $0
Land Value per Unit or Bldg SF $33,577 $18.65 $96.85

SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $4,377,377 PARKING $0
Starting Annual Ground Lease at 6% of Value $262,643
Annual Debt Service on Parking Costs** $0

Years of Ground Lease Payment until OCTA Parking 
Costs are Repaid*** 0
NPV of OCTA Revenues over 50 Years at 5% 
Discount Rate

$6,699,869

Land Use

Item Apartments Office Retail
Private 

Structured 
Parking

OCTA Structured 
Parking
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ASSUMPTIONS
Data Source: IBI Group, CoStar, Saylor’s Current Construction Costs 2018, 
EPS

[1] For these calculations, the housing, office, and retail developments 
are assumed to utilize existing spaces.  					   
[2] Based on CoStar market research for smaller units, with 10% 
premium for new construction.	
[3] All Building Direct Costs assume prevailing wage requirements 
and are based on the following sources:					  
-Residential based on Saylor’s Current Construction Costs 2018 in 
Zone 4 and Los Angeles for Apartment, 4-7 stories.
-Office based on Saylor’s Current Construction Costs 2018 in Zone 4 
and Los Angeles.				  
-Retail based on Saylor’s Current Construction Costs 2018 in Zone 
4 and Los Angeles for Store, Retail, less an assumed savings of $25 
because the proposed retail is in the ground floor of residential and 
garage buildings.				  
-Structured parking based on Saylor’s Current Construction Costs 
2018 in Zone 4 and Los Angeles for Garage, Parking				  
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04  MARKET STUDY
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LAND USE FINDINGS CONCLUSIONS

MULTIFAMILY RESIDENTIAL 
(lower density)

High market demand demonstrated by 
healthy rent growth and low 
vacancy rates.

Economically viable up to 35 units/acre

AFFORDABLE HOUSING High market demand due to the needs of 
homeless populations.

Economically viable up to 35 units/acre

OFFICE Low market demand as the site’s relatively 
small size doesn’t resonate with the new 
speculative Class A office development.

Dropped from further consideration

HOTEL Low market demand due to the site’s 
distance from major tourist destinations and 
employment 
centers.

Dropped from further consideration

NON RESIDENTIAL High market demand due to the site’s visibil-
ity from the freeways and access to transit 
through the Park-and-Ride.

Economically viable within retail and light 
industrial uses

Table 4.1.  Findings from the EPS Market Study (part I)

4.1 EPS MARKET STUDY FINDINGS
Data Source: EPS Market Study
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Table 4.2.   Findings from the EPS Market Study (part II)
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4.2 SUMMARY
Data Source: EPS Market Study

1. The market position of the Fullerton Park-and-Ride is strengthened 
by its strong accessibility and visibility due to its transit service and 
adjacency to the region’s freeway system (the I-5 / SR-91 interchange) 
,as well as frontage on significant surface streets.

2. Residential development appears to be in demand at and around 
the OCTA site, given regional and local growth patterns, and can yield 
strong benefits to OCTA in terms of transit ridership. However, local 
market-rate rents are modest compared to some other areas, which 
will affect the financial feasibility of new housing, particularly at higher 
densities that cost more to construct (due to structured parking, life 
safety requirements, etc.).

3. Office development does not appear to be in high demand in the
vicinity of the OCTA property, and is not recommended as a
prioritized land use.
 
4. Hotel use is also not recommended as a prioritized use, as the local 
area commands relatively low room rates and the site is not competitive 
in terms of convenience with the many other hotels serving tourist 
destinations in the vicinity.

5. Retail development does appear to be in demand, given the site’s 
strong accessibility and visibility, and should be considered a viable use 
as a stand-alone development or as part of a mixed-use 
development.

6. Light industrial development is also in demand, though such use may 
not be optimally compatible with the typical ridership and placemaking 
goals of transit-oriented development.

7. The OCTA site could also be an appropriate location for affordable 
housing or various housing solutions meant to serve the County’s 
homeless population, but would not be expected to generate significant 
land revenues for OCTA.

8. A financial analysis was prepared that compares the value of potential 
market-supported developments to their construction costs, and yields 
“residual land values” estimating what OCTA might expect to receive 
for the sale or lease of the property. This analysis indicated that lower-
density multifamily may yield the highest land values, followed by light 
industrial uses. Higher-density housing with structured parking appears 
to have feasibility challenges in the near term, as this development type 
has higher construction costs while the value of the units does not 
increase proportionately.

9. As market conditions evolve, developers may be more optimistic 
about higher density housing or other uses than this analysis suggests. 
It is recommended that OCTA be realistic in its expectations regarding 
financial returns from the land itself, but also aspirational about the 
long-term use of the property. A developer solicitation process that 
encourages creativity to meet a variety of objectives, rather than simply 
maximizing land value, may yield very positive results for OCTA and the 
local community.

10. When considering the potential disposition of its property at the 
Fullerton Park-and-Ride, OCTA should account for a variety of factors 
including transit ridership impacts, placemaking and community 
compatibility, and local and regional needs in addition to maximizing 
revenue from the land disposition. Table 4.3 below characterizes how 
each land use tested for the Site addresses a variety of OCTA goals.
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4.3 PROFORMAS FINDINGS*
Data Source: EPS

*Please refer to the appendix section 7.4 for all the proformas.

Table 4.3.   Proformas Summary

SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $10,470,808 PARKING -$17,985,000
Annual Debt Service on Parking Costs [5] -$1,169,950
Years of Ground Lease Payment until OCTA Parking Costs are Repaid [6] 38
NPV of OCTA Revenues over 50 Years at 5% Discount Rate -$1,958,727
SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $12,136,409 PARKING -$25,865,700
Annual Debt Service on Parking Costs [5] -$1,682,601
Years of Ground Lease Payment until OCTA Parking Costs are Repaid [6] 77
NPV of OCTA Revenues over 50 Years at 5% Discount Rate -$7,290,113
SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $8,112,252 PARKING -$17,985,000
Annual Debt Service on Parking Costs [5] -$1,169,950
Years of Ground Lease Payment until OCTA Parking Costs are Repaid [6] 46
NPV of OCTA Revenues over 50 Years at 5% Discount Rate -$5,568,655

SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $16,712,473 PARKING -$19,423,800
Annual Debt Service on Parking Costs [5] -$1,263,546
Years of Ground Lease Payment until OCTA Parking Costs are Repaid [6] 24
NPV of OCTA Revenues over 50 Years at 5% Discount Rate $6,155,760
SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $17,862,306 PARKING -$26,127,300
Annual Debt Service on Parking Costs [5] -$1,699,618
Years of Ground Lease Payment until OCTA Parking Costs are Repaid [6] 34
NPV of OCTA Revenues over 50 Years at 5% Discount Rate $1,212,155

SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $4,377,377 PARKING $0
Annual Debt Service on Parking Costs [5] $0
Years of Ground Lease Payment until OCTA Parking Costs are Repaid [6] 0
NPV of OCTA Revenues over 50 Years at 5% Discount Rate $6,699,869

Retail
Private 

Structured 
Parking

OCTA 
Structured 

Parking
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4.3.1 ASSUMPTIONS*
Data Source: EPS

•	 All structured parking is considered a cost to the project that OCTA 
pays for either directly or through discounted land value. As such, 
the positive land values associated with private development (which 
are assumed to NOT have to pay their own parking development 
costs) are contrasted against the cost of the structured parking. 
In every case except the “Phased” plan that does not involve 
any structured parking, the aggregate cost of parking structures 
exceeds the value of the land for private development.

•	 The land value for permanent supportive housing (PSH) is 
assumed to be zero, as in OCTA would effectively donate the land 
for such development. In reality, those types of developments 
require significant subsidy because their income-restricted rents 
barely cover their operating expenses , so the entire construction 
cost must be subsidized. Rather than assuming OCTA provides 
that subsidy by actually paying the PSH developer several million 
dollars, it is assumed that OCTA gives the land for free but the 
actual development and operating cost subsidy comes from other 
sources.

•	 The amount that a developer would pay for the rights to develop 
the land on a ground lease is estimated at 6% of total “fee simple” 
land value. This ratio is pretty standard for ground leases, but is 
subject to negotiation and could conceivably be at least a little 
higher. The ground lease payments are then assumed to escalate 
at 2% per year over time, which again is pretty standard.

 

•	 The ground lease payments are then compared to the estimated 
amount that OCTA would pay in debt service on the parking 
structures. Those payments are assumed to be fixed rather than 
escalating, and the garages would be fully amortized over 30 years. 
In some cases, the garage costs so greatly exceed the land values 
that even though the ground lease revenues escalate over time, it 
still takes over 30 years before the nominal cumulative value of the 
ground leases exceeds the costs to finance the garages. Only the 
phased approach (which has no structured parking) and developer 
option 1 (which has a moderate amount of structured parking and 
does NOT include affordable housing) generate positive revenues 
to OCTA in less than 30 years.
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05  FINDINGS AND RECOMMENDATIONS



March 2020 

5.1 FINDINGS

• Uses that appear to be feasible include**:

1. Market-rate apartments (with and without structured parking)
2. Market-rate micro-units (with and without structured parking)
3. Retail (with surface parking)
4. Co-working space (with surface parking)
5. Mixed-use housing over commercial (with structured parking)

• Uses clearly requiring subsidy include:

1. Affordable housing
2. Permanent supportive housing
3. Supportive services for housing
4. Stand-alone retail (with structured parking)
5. Stand-alone co-working office (with structured parking)

• Cost of Structured Parking can be prohibitive.

• Market-rate residential uses seem to generate the most value.

• A phased approach to development of the site is also recommended 
with options for shared parking.

**None of these uses appear to have enough value to contribute significantly to the 
costs of structured parking for transit riders, so an optimally feasible scenario would 
retain transit parking in a surface configuration OR identify another source of funding 

5.2 RECOMMENDATIONS

•	 Develop Joint-development policies specific to the site. Also, 
maximize shared parking options with Private-Public and Private-
Private Parking Agreements.

•	 Coordinate with the City to identify expectations, requirements, 
and potential variances for parking, etc.

•	 Prepare and release a Request for Information or Request for 
Proposals to identify developers interested in the site.

53

Figure 5.1.   Fullerton Park-and-Ride site context
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06  JOINT DEVELOPMENT POLICIES
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6.1 POLICIES
Data Source: MARTA’S TOD guidelines, METRO Los Angeles policies, VTA’s 
Transit-Oriented Development program

Case study research from Santa Clara Valley Transportation Authority 
(VTA) , Los Angeles County Metropolitan Transit Authority (METRO) 
and Metropolitan Atlanta Rapid Transit Authority (MARTA) reveal 
some policies adopted that OCTA should be aware of as they embark 
on joint development.

FINANCIAL

•	 METRO: Long term ground lease, and collaborative contribution 
to create greater community economic benefit.

•	 MARTA: Retains fee ownership of joint development parcels and 
conveys their development rights through long-term lease rather 
than sale.

PARKING

•	 VTA: Facilitate the creation of new TOD projects in VTA-owned 
land.

•	 MARTA: Limit parking capacity, and encourage shared parking.

TRANSIT

•	 METRO: Preserve and maximize connections to transit facilities 
via Transit Prioritization and Integration.

•	 VTA: Development projects will include Physical Improvements 
and/or Transit Programs. 

AFFORDABLE HOUSING

•	 METRO: Affordable Housing Policies encourages a range of 
housing types, and discount joint development ground leases 
below the fair market value.

•	 MARTA: Applies a policy goal of 20% affordability, on average, to 
joint development projects through affordable housing policies.
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7.1.1 SITE ASSESSMENT
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7.1.2 CIVIL SITE ASSESSMENT
Data Source: VCA
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7.2.1 MARKET STUDY AND FEASIBILITY ANALYSIS 
Data Source: EPS
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7.2.2 MARKET STUDY AND FEASIBILITY ANALYSIS SUMMARY
Data Source: EPS
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7.3 PROFORMAS
Data Source: EPS
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