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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 parkinglots 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 1Bl 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:

* |dentify land uses that would complement transit and Park-and-
Ride usage at the site

* Provide additional revenues for OCTA

e 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.

Figure 1.1. Fullerton park-and-Ride Site —

March 2020 | B| 5
| —



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



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

* |dentify 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

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

1
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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 h ] o . ‘ e: Google Earth

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
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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 i
Figure 2.2. Aerial view of Fullerton Park-and-Ride site

afalis = a
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Data Source: Google Earth
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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 s 48
bus service is offered to and from Los Angeles six |
times daily. In addition, OCTA recently introduced |8
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.

NF_ .:. | : (T
ure 2.3. Fullerton Park-and-Ride Transit Network

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




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.

|ﬁi_l" -_uiiim_

Fullerton Park-and-
Ride Facility

SINGLE FAMILY RESIDENTIAL
MULTI-FAMILY RESIDENTIAL
[ COMMERCIALAND SERVICES

[ GENERAL OFFICE

| FACILITIES

TRANSPORTATION,
COMMUNICATIONS,
UTILITIES

OPEN SPACE AND
RECREATION

[ vACANT

mixep ResiDENTALAND I PUBLIC LANDS

- COMMERCIAL

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

298

ITE 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,

at the

Figure.

a majority of users, approximately 57%, were dropped off
Fullerton Park-and-Ride site, as illustrated in Figure 2.5. and
2.6.
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Figure 2.5. Modal Share — AM Peak
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e 09/19/2018 SURVEY
O0CCUPIED
SPACES PERCENTAGE
7:00 AM 311 42%
8:00 AM 345 46%
9:00 AM 346 46%
10:00 AM 337 45%
11:00 AM 3N 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%

Table 2.1. Parking Occupancy Survey
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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

e 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

e Improve the environment and public health with more
opportunities to walk and bicycle

* Integrate facilities, amenities, and signage for all users
into redevelopment plans




2.12 STUDY AREA

OCTA

[l T —
Figure 2.8. Site, looking east from the existing facilities

Figure 2.10. Site, looking east from Orangethorpe Avenue Figure 2.11. Site, looking north east from Orangethorpe Avenue
FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)

Orange County Transportation Authority 14




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

e

Figure 2.15. Site, looking north east from existing facilities
—
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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

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

Fiure 3.2. Rendered view, looking west from Orangethorpe Avenue

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 Lack of proper transition between areas with
demands of affordable housing and supportive different types of land uses
services

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 3.1. Strength and Weakness Analysis

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
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Required [/~ (37-44) Stalls| | EENSHNEN IEISENE) [(OCTA 265 Stalls]139 Stalls Available | EEISHRMEH [56Stalls] [+/- (28-34) Stalls| [0CTA 144 Stalls|

[ +/- (48-55) Stalls

|[39 Stalls |

[ +/-(129-84) Stalls__| NN

Provided | 550 Stalls | 124 Stalls Required 144 Stalls | 93 Stalls 7 Stalls Required
PARKING ALLOCATION
24,960 SF One/Two Bedroom
(36 Units)
12,990 SF One/Two Bedroom 17,900 SF One/Two Bedroom
(18 Units) (24 Units)
58,500 SF Structured Parking 19,600 SF One/Two Bedroom 12,990 SF Micro-unit Housing 17,900 SF One/Two Bedroom
(195 Stalls) (28 Units) (36 Units) (24 Units)
58,500 SF Structured Parking 12,990 SF Permanent 17,900 SF Micro-unit Housing
(195 Stalls) Supportive Housing (28 Units (50 Units)
" 48,000 SF Structured 1| TExisting Surface Parking! 12,990 SF "Existing Surface Parking! "Existing Surface Parking’
Parking (160 Stalls) (144 Stalls) Co-working Space [ (93Stalls) (126 Stalls)
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
BREAKDOWN BY LEVELS
e e e e s A D ES S S 8,
SECTION WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
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PLAN (linear) Summary Area | Area/Unit or | Units | Stalls Not To Scale
(SF) Stall (SF)
One/Two Bedroom Unit 93,350 700 130 160
Micro-unit 30,890 350 88 44
== Bus movements s S0lar carports Permanent Supportive Housing 12,990 450 28 14
éﬁto nd1(|Jvements — g”“cmrzdbparkingk o Cansiion o Supportive Services for Housing | 32,590 93
s Shared lane s Proposed bus park with transition plaza - - - .
e Sidewalk == Plaza/ Event space/ Multipurpose area General & Community Retail 18,000 79
~—— One way bike lane = Transit facilities Co-working Space 12,990 - - 37
Planting strip/buffer e (OffiCe Office 36,960 - - 105
Pedestrian bridge Residential OCTA Stalls Required - - _ 409
A Building access s Community retail -
Flood control easement Co-working Space Non OCTA Stalliseqwred - 300 - 497 | p—
®  Powerline pole « Supportive Services for Housing Total Stalls RGQlfII’ed - - - 906 March 2020 | B | 19
®  Pick up/ drop off zone Total Stalls Provided - - - 913 L |




3.2.1 PROFORMA (LINEAR OPTION)*

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

Discount Rate

Land Use
Permanent Private
ltem Apartments Micro Units Supportive Office Retail Structured OCTA Strp Clured
Housing Parking Parking
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*** 38
NPV of OCTA Revenues over 50 Years at 5% -$1,058,727

Table 3.2. Proforma Summary (Linear Option)

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)

octa Orange County Transportation Authority

*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.




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 2018inZone 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

Figure 3.3. Rendered view of the proposed bus parking
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: i i e my
Figure 3.4. Built form context
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 Disrupts the existing bus layout
walking distances from parking areas.
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

Table 3.3. Strength and Weakness Analysis

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)

octa Orange County Transportation Authority




Required [ +/- (15-18) Stalls | (R NSHENSEN IEISEISH [ OCTA 409 Stalls |20 Stalls | | +/- (164-188) Stalls |[53Stalls] 4 Stalls Available [ +/- (46-59) Stalls | [ NSHENEN

Provided [ TSR0 Stalls T 4 Stalls Required L oafsmls ][ fA0S@ls ]
PARKING ALLOCATION

26,600 SF One/Two Bedroom
(38 Units)
26,600 SF One/Two Bedroom
(38 Units)
7,200 SF Permanent Supp- 26,600 SF One/Two Bedroom 17,370 SF One/Two BeDroom
-ortive Housing (16 Units) (38 Units) (50 Units)
7,200 SF Micro unit Housing 26,600 SF One/Two Bedroom 17,370 SF One/Two Bedroom
(20 Units) (38 Units) (50 Units)
" 48,000 SF Structured 1| 18,290 SF MExisting Surface Parking’
Parking (160 Stalls) | Co-working Space | (126 Stalls)
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
BREAKDOWN BY LEVELS
: — — —
o oo mewe e e e s e NPT st o e e ey
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PLAN (layered) Summary Area | Area/Unit or | Units [ Stalls Not To Scale
(SF) Stall (SF)
One/Two Bedroom Unit 141,140 700 200 246
Micro-unit 7,200 350 20 10
== Bus movements mmm Solar carports _ Permanent Supportive Housing 7,200 450 16 8
Sharsdiane | Proposed s parkvih ransiionplaza | 2200 Servies o Housing | 7.200 20
——— Sidewalk s Plaza/ Event space/ Multipurpose area | oeneral & Community Retail 32,170 - - 142
One way bike lane s Transit facilities Co-working Space 18,290 - - 52
Planting strip/buffer —— (ffice Office 14,400 R - 41
Pedestrian bridge Residential OCTA Stalls Required N N a 409
A Building access s Community retail -
Flood control easement Co-working Space Non OCTA Stalls Required - 300 - 519 —
®  Powerline pole mess Supportive Services for Housing Total Stalls Required - - - 928 March 2020 I B I
®  Pick up/ drop off zone Total Stalls Provided - - - 931 L ] 23




3.3.1 PROFORMA (LAYERED OPTION)*

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

Discount Rate

Land Use
Permanent Private
[tem Apartments Micro Units Supportive Office Retail Structured OCTA Str_u clured
Housing Parking Parking
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% -$7,290.113

Table 3.4. Proforma Summary (Layered Option)

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

*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.




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 2018inZone 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

Figure 3.5. Rendered view of the proposed transition plaza
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roposed Retail (East Distic ]

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 Disrupts the existing bus layout
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
Local retail adjacent to the bus parking
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 | Public space concentrated in west central district
plaza

Table 3.5. Strength and Weakness Analysis

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)

octa Orange County Transportation Authority




Required [/~ (67-79) Stafls | I EESHENSN IEISHEISI0CTA 409 Stalls| IR 23 Stalls Available [ +/- (10-13) Stalls |[ 34 Stalls | ECISEISM[SI5SE@ISY 31 Stalls Available [_+/- (14-17) Stalls | [ ENSENSN
Provided [N BB0SIAIS ] 43 Stalls Required [seSEE | [ 00 Stals ] 11 Stalls Required [ 6 Stalls S
PARKING ALLOCATION

25,000 SF One/Two Bedroom

(36 Units)

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

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

11,700 SF Permanent
upportive Housing (26 Units)

" 48,000 SF Structured | TExisting Surface Parking!

11,840 SF [Existing Surface Parking!  [Existing Surface Parking!

. Parking (160 Stalls) | | (e6sStalls) Co-working Space . (100 Stalls) | (125 Stalls)
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
BREAKDOWN BY LEVELS
T PO oo — S8 v
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
SECTION | |
- 1

— W‘ﬁ — :
M

PLAN (Horseshoe 1) Summary Area Area/Unlt or | Units | Stalls Not To Scale
(SF) Stall (SF)
One/Two Bedroom Unit 34,820 700 50 62
Micro-unit 25,000 350 70 35
== BUus movements s S0lar carports Permanent Supportive Housing 11,700 450 26 13
= Auto movements s Structured parking N Supportive Services for Housing 5,450 15
— S_hared lane wes Proposed bus park with t_ransmon plaza General & Community Retai 32,365 N n 13
e Sidewalk == Plaza/ Event space/ Multipurpose area -
One way bike lane s Transit facilities Co-warking Space 11,840 - - 34
Planting strip/buffer e (OffiCe Office 42,150 - - 120
Pedestrian bridge Residential OCTA Stalls Required B - B 400
A Building access s Community retail -
- Flood control easement Co-working Space Non OSCTA Stalls Required - 00| - 421 |
®  Powerline pole s Supportive Services for Housing Total Stalls Required - - - 830 M
i arch 2020
®  Pick up/drop off zone Total Stalls Provided - - . 831 IBIl o7




3.4.1 PROFORMA (HORSESHOE | OPTION)*

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

Discount Rate

Land Use
Permanent Private
ltem Apartments Micro Units Supportive Office Retail Structured OCTA Str_u clured
Housing Parking Parking
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% -$5,568,655

Table 3.6. Proforma Summary (Horseshoe 1 Option)

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

*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.



ASSUMPTIONS

Data Source: IBl 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 inZone 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

Fire 3.7. Rede e of th

= -

e proposed transition plaza along Orangethorpe Ave -l
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3.5 HORSE-SHOE II

Figure 3.8. View of the proposed retail and surface parking with carports from Orangethorpe Avenue

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

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)

octa Orange County Transportation Authority




Required NSNS INAONSHANSN (OCTA™09'SHAlIS] 37 Stalls Available
[ 550Stals ]

Provided
PARKING ALLOCATION

[NGSISEISIN [ +/- (27-32) Stalls
45 Stalls Required 50 Stalls | [ 740 Stalls ] 12 Stalls Required

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

[+/- (67-79) Stalls ][ 37 Stalls | [F87:Stalls™]

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

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

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

12,990 SF Permanent Supportive
Housing ( 28 Units)

32 Stalls Available [/~ (26-31) Stalls | [ ENSHENSN
[ f40stls ]

17,370 SF One/Two Bedroom
(24 Units)
ZB ,000 SF Structured | TExisting Surface Parking! 12,990 SF [Existing Surface Parking!  Existing Surface Parking’
. Parking (160 Stalls) (50 Stalls) Co-working Space | (140stalls) (140 Stalls)
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
BREAKDOWN BY LEVELS
| 1 L ; ; j i L] L3 L] L] L] L

SECTION WEST DI |

PLAN (Horseshoe )]

== Bus movements
=~ Auto movements

s S0lar carports
s Structured parking

s Shared lane s Proposed bus park with transition plaza
e Sidewalk == Plaza/ Event space/ Multipurpose area
One way bike lane s Transit facilities
Planting strip/buffer e (ffiCe
Pedestrian bridge Residential

Building access

Flood control easement
®  Powerline pole

®  Pick up/ drop off zone

s Community retail
Co-working Space
s Supportive Services for Housing

Summary Area |Area/Unit or | Units | Stalls
(SF) Stall (SF)

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

Not To Scale
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3.6 DEVELOPER |

Figure 3.9. Rendered view of the existing bus parking from Orangethorpe Avenue

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

Table 3.8. Strength and Weakness Analysis

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)

octa Orange County Transportation Authority




Required |

+/- (131-151) Stalls |[COCTA9Stalls | [+/- (53-59) Stalls][""0CTA 165 Stalls | 71 Stalls Available [0CTA 235 Stalls| [+/- (68-79) Stalls | NSNS 17 Stalls Available [ +/- (128-145) Stalls| KNS

Provided [ G0 StAlls T 59 Stalls Required 65 Stalls T | [ 65 Stalls T [ 200 Stalls T
PARKING ALLOCATION

17,600 SF Two
Bedroom (22 Units)
17,600 SF One
Bedroom (28 Units)
22,800 SF Two 12,000 SF 17,600 SF One
Bedroom (28 Units) Two Bedroom (14 Units) Bedroom (28 Units)
22,800 SF One 12,000 SF Two 12,000 SF 17,600 SF One
Bedroom (38 Units) Bedroom (14 Units) One Bedroom (20 Units) Bedroom (28 Units)
22,800 SF One 12,000 SF One 12,000 SF 17,600 SF
Bedroom (38 Units) Bedroom (20 Units) One Bedroom (20 Units) Studio (34 Units)
| Existing Surface Parking [~ 22,800 SF Studio 12,000 SF Studio | Existing Surface Parking 12,000 SF
(160 Stalls) B (44 Units) (24 Units) N (165 Stalls) . Studio(24 Units)
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
BREAKDOWN BY LEVELS
SECTION WEST DISTRICT L EAST DISTRICT
II 1
11 —
: - |F A TR
- Y —_— - == ! . . y 1 0 .. " nis
. o s s v EJ“‘ ::
L] L]

= -' y P ; '_-;_{\H'_:'.‘.-“'—_'—r.:'-"-

e P e St

o ; :
PLAN Summary Area |Area/Unit or | Units | Stalls NotTo Scale
(SF) Stall (SF)
== BUS movements s Solar carports Studio Unit 64,400 500 126 95
== ulo movements st Strucured parking One Bedroom Unit 134,400 600] 220] 220
s Shared lane s Proposed bus park with transition plaza -
—— Sidewalk s Plaza/ Event space/ Multipurpose area | WO Bedroom Unit 64,400 800 B 17
One way bike lane s Transit facilities General & Community Retail 24,100 - 72
E'%ﬂti”g str:)p/guffer — gﬁicg | OCTA Stalls Required - - 409
edestrian bridge esidentia -
Building access s ComMunity retail Non OCTA Stalls'Reqmred - 300 - 504
Flood control easement Total Stalls Required - - 913 | p—
Powerline pole Total Stalls Provided - 919
Pick up / drop off zone

March 2020 | Bl 33

Table 3.2. Summary (Developer | Option) L |



3.6.1 PROFORMA (DEVELOPER I OPTION)*

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

Land Use
, Private Structured OCTA Structured
ltem Apartments Commercial : )
Parking Parking
Revenues
Annual Net Operating Income $5,445,121 $527,501
Desired Yield on Cost* 9.90% 7.90%
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 24
Costs are Repaid***
N_PV of OCTA Revenues over 50 Years at 5% $6.155,760
Discount Rate

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.

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



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

3.6.2 ALTERNATIVES

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

Alternative |: 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.
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3.7 DEVELOPER I

Figure 3.10 Rendered view of the transition plaza and bus parking

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 Disrupts the existing bus layout
walking distances from parking areas.
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
PUBLIC SPACE Increased open space opportunities around the bus | Public space concentrated in west central district
plaza

Table 3.10. Strength and Weakness Analysis

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)

octa Orange County Transportation Authority




Required | +/- (129-147) Stalls ]13 Stalls Available 7 Stalls Available [DCTA 409 Stall§] | +/- (167-190) Stalls |[25 Stalls] | +/- (129-147) Stalls |[33 Stalls |
Provided [ 60 Stalls 12 Stalls Required [ 68 Stalls ]
PARKING ALLOCATION
13,540 SF Two 17,900 SF Two
Bedroom (16 Units) Bedroom (22 Units)
13,540 SF One 17,900 SF One
Bedroom (22 Units) Bedroom (28 Units)
22,500 SF Two 13,540 SF Studio 17,900 SF One
Bedroom (28 Units) (22 Units) Bedroom (28 Units)
22,500 SF One 13,540 SF Two 17,900 SF One
Bedroom (36 Units) Bedroom (22 Units) Bedroom (28 Units)
22,500 SF One 13,540 SF One 16,000 SF 17,900 SF
Bedroom (36 Units) Bedroom (22 Units) Two Bedroom (20 Units) Studio (34 Units)
Ir Existing Surface PErkﬁg‘I 22,500 SF Studio 13,540 SF Studio 16,000 SF
N (160 Stalls) (44 Units) (26 Units) Studio(32 Units)
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
BREAKDOWN BY LEVELS

SECTION

EAST CENTRAL DISTRICT

PLAN Summary Area/Unit or Stalls
(SF) Stall (SF)
Bus movements s Solar carports Studio Unit 69,940 500 138 104
B e enents === Structured parking One Bedroom Unit 152,860 600 248|248
= Shared lane s PropoSed bus park with transition plaza :
Sidewalk s Plaz2/ Event space/ Multipurpose area | 1O Bedroom Unit . _ 69,940 800 88) 132
One way bike lane s Transit facilities General & Community Retail 19,310 - - 58
Planting strip/buffer s Office OCTA Stalls Required : : : 409
Pedestrian bridge pesilential e Non OCTA Stalls Required : 300 - 541
A Building access m Community retail -
~ Flood control easement Total Stalls Required - - - 950
®  Powerline pole Total Stalls Provided - - - 959

®  Pick up/ drop off zone

EAST DISTRICT

Not To Scale
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3.7.1 PROFORMA (DEVELOPER Il OPTION)*

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

Discount Rate

Land Use
. Private Structured OCTA Structured
[tem Apartments Commercial . .
Parking Parking
Revenues
Annual Net Operating Income $6,056,249 $422,657
Desired Yield on Cost* 5.50% 7.90%
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
Years of Ground Lease Payment until OCTA Parking 34
Costs are Repaid***
NPV of OCTA Revenues over 50 Years at 5% $1,212,155

Table 3.11. Proforma Summary (Developer 2 Option)

judgment.

*Based on recent property sale transactions in the area and EPS professional

**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.

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




ASSUMPTIONS

Data Source: IBl 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 inZone 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

Figure 3.11 Rendered view of the prposed bus parking layout
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ORANGETHORPE AVENUE

-

Figure 3.13. Rendered view of surface aring with oposd solar carports Et istrict -
FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
octa Orange County Transportation Authority
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Figure 3.15. Rendered view of the proposed bus parking /aybu.lv“ ffbm .Ri\_/-ervs.idg 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.

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)

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)

octa Orange County Transportation Authority




Required [ ool (EOSTIENN s stalls Available [__+/-(71-84) Stalls [32Stalls |
Provided [ 409 Stalls [ o8Stls |
PARKING ALLOCATION

16,800 SF Two
Bedroom (20 Units)
16,800 SF One
Bedroom (28 Units)
16,800 SF Studio
(34 Units)
r -~ T 7 7 ExistingSuface EX|st|ng 1 Surface Parking! "Existing Surface Parking’
o Parking for OCTA (409 Stalls) o (98 Stalls) (120 Stalls)
WEST D|STR|CT + WEST CENTRAL D|STR|CT EAST CENTRAL D|STR|CT EAST DISTRICT
BREAKDOWN BY LEVELS
S, g% T grgegegeyrynysgny L e 3 z Y |
SECTION WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT

o y _..‘...I , ., . % ~ ‘ : . - - 3 -- ._ a .-“ - * e O _\. i - : L n L -_ - | i - 2 _'-...l
PLAN (Phased) Not To Scale
Summary Area |Area/Unit or | Units | Stalls
(SF) | stall (SF)
Bus movements s Slar carports One/Two Bedroom Unit 33,600 700 48 67
e Auto movements s Structured parking Studio 16,800 350 34 17
= Shared lane s Proposed bus park with transition plaza [ ogfice 31.000 B B M)
Sidewalk == Plaza/ Event space/ Multipurpose area - - .
One way bike lane s Transit facilities General & Commlljmty Retail 10,800 - - 82
Planting strip/buffer s (ffiCE OCTA Stalls Required - - - 409
Eesig_stfian bridge Residential Non OCTA Stalls Required - 300 - 206
4 Building access -
- Flood control easement Total Stalls Required - - - 615 | p—
®  Powerline pole Total Stalls Provided - - 627

®  Pickup/ drop off zone Summary (Phased Ophon) Mareh 2020 Iﬂl 43



3.8.1 PROFORMA (PHASED OPTION)*

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

Discount Rate

Land Use

Private
ltem Apartments Office Retail Structured OCTA Stry clured

Parking Parking
Revenues
Annual Net Operating Income $1,042,683 $572,508 $236,390
Desired Yield on Cost* 9.90% 7.90% 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% $6,699,869

Table 3.13. Proforma Summary (Phased Option)

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)

octa Orange County Transportation Authority

*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.




ASSUMPTIONS

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

[1] Forthese 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

1
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4.1 EPS MARKET STUDY FINDINGS

Data Source: EPS Market Study

LAND USE

MULTIFAMILY RESIDENTIAL
(lower density)

FINDINGS

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

CONCLUSIONS
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 1)

1
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LAND USE
Multifamily Residential Nonresidential
OCTA Objective 35 Units/Acre 70 Units/Acre 120 Units/Acre Retail Light Industrial
Potential Land Value to OCTA High Low Low Medium High
Potential OCTA Ridership Gains Medium High High Low Low
Mixed-Use & Pedestrian-Friendly High High High Mbdium Low
Provides Community Amenity Medium Medium Medium Medium Low
Compatible with Park & Ride High High High Medium Low

Table 4.2. Findings from the EPS Market Study (part 1)

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




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. Afinancial 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.
| p— |
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4.3 PROFORMAS FINDINGS*

Data Source: EPS

Private OCTA
Item Office Retail Structured Structured
Parking Parking
5 SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $10,470,808 PARKING  -$17,985,000
& Annual Debt Service on Parking Costs [5] -$1,169,950
S VYears of Ground Lease Payment until OCTA Parking Costs are Repaid [6] 38
S NPV of OCTA Revenues over 50 Years at 5% Discount Rate -$1,958,727
S SUM OF TOTAL PROGRAM LAND VALUES PRIVATE | $12,136,409 PARKING  -$25,865,700
S Annual Debt Service on Parking Costs [5] -$1,682,601
§ Years of Ground Lease Payment until OCTA Parking Costs are Repaid [6] 7”7
S 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
£ S Annual Debt Service on Parking Costs [5] -$1,169,950
§ & Years of Ground Lease Payment until OCTA Parking Costs are Repaid [6] 46
T NPV of OCTA Revenues over 50 Years at 5% Discount Rate -$5,568,655
Private OCTA
ltem Apartments Commercial Structured Structured
Parking Parking
—  SUM OF TOTAL PROGRAM LAND VALUES PRIVATE| $16,712,473 PARKING  -$19,423,800
2 § 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 [9] -$1,699,618
g & Years of Ground Lease Payment until OCTA Parking Costs are Repaid [6] 34
2 NPV of OCTA Revenues over 50 Years at 5% Discount Rate $1,212,155
Private OCTA
Item Office Retail Structured Structured
Parking Parking
S SUM OF TOTAL PROGRAM LAND VALUES PRIVATE| $4,377,377 PARKING $0
& Annual Debt Service on Parking Costs [5] $0
g 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

Table 4.3. Proformas Summary

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

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




4.3.1 ASSUMPTIONS*

Data Source: EPS

o All structured parking is considered a cost to the project that OCTA  The ground lease payments are then compared to the estimated

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.

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.

1
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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.

* Aphased approachto developmentofthe site is alsorecommended
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

9.2 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.

1
March 2020 | Bl 53
| I



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



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.

1
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7.1.1 SITE ASSESSMENT

IBI GROUP = TECHNICAL MEMORAN DUM I1BI GROUP = TECHNICAL MEMORANDUM
FULLERTON PARK AND RIDE JOINT DEVELOPMENT STUDY SITE ASSESSMENT FULLERTON PARK AND RIDE JOINT DEVELOPMENT STUDY SITE ASSESSMENT
Prepared for Orange County Transpartation Authority Prepared for Orange County Transportation Authority

1 INTRODUCTION

This memerandum summarizes the results of an initial site assessment conducted for the Fullerton
Park and Ride. The Fullerton Park and Ride is owned and operated by the Orange County
Transportation Authority (OCTA) and is located at the southwest corner of Crangethorpe Avenue
and South Magnolia Avenue in Fullerton. The purpose of the site assessment is to evaluate
existing site conditions and conduct an Initial qualitative and quantitative review of the project site
to analyze conditions at and surrounding the site. This task identifies and discusses issues,
opportunities and potential constraints to joint-development improvements at this site.

The Fullerton Park and Ride facility is located in Fullerton, California on 11.1 acres of land. The
facility was constructed in two phases, Phase | in 1974 consisted of two covered 1,000 square
feet bus shelters with four bus docks, waiting areas, restrooms, benches, and paved parking.
Phase |l in 1981 added 10 permanent bus berths, modifications to traffic flow pattern, additional
parking canopies, and modifications to lighting, landscape, and irrigation systems. The facility
sefves as a regional transfer point for Los Angeles County Metropalitan Authority (Metro) and
OCTA bus operations. The facility provides a total of 745 parking spaces, including 28 ADA
spaces to park and ride customers. Figure 1.1 shows the location of the facility.

The Fullerton Park and Ride is being studied to identify the potential feasibility for joint
development and improvements to the function and operations of the transit facility. This
memorandum reviews existing data related to traffic volumes, mode of access, and transit
boardings, as well as future conditions surrounding the site, including transportation and land use
projects,

FIGURE 1.1 Fullerton Park and Ride Location

Magnolia Ave

At Gan e O

Orangatharps Ave

OCTOBER 2018

2  EXISTING NETWORK CONDITIONS

This section details the existing street conditions within the Fullerton Park and Ride study area,
defined as % mile surrounding the facility. The existing transportation environment consists of an
extensive network of arterials and local streets, bus transit services provided by OCTA, bikeways,
and pedestrian pathways.

21 STREET NETWORK

Magnolia Avenue — Magnolia Avenue is classified as a pnmary arterial that travels north and
south throughout the study area The roadway is a four lane divided roadway with raised
landscaped median islands. The posted speed limit is 40 miles per hour. On-street parking is not
permitted along the roadway. No bikeways are currently located along Magnolia Avenue. OCTA
operates local bus routes 25, 26, 33, 35, and 721 along the roadway

Orangethorpe Avenue — Orangethorpe Avenue is classified as a major arterial that travels east
and west throughout the study area. The roadway is currently constructed as a six lane divided
roadway. The posted speed limit is 45 miles per hour. On-street parking is not permitted along
the roadway. Existing Class || bikeways are located along Crangethorpe Avenue from South Vine
Avenue to Basque Street. OCTA operates local bus Route 30 along the roadway.

Gilbert Street — Gilbert Street is a local road that travels north and south throughout the study
area. It is a two lane undivided roadway. The posted speed limit is 30 miles per hour. On-street
parking is permitted along a portion of the roadway.

Auto Center Drive— Auto Center Drive is a local road that travels north and south throughout the
study area. It is a two lane undivided roadway. The posted speed limit is 25 miles per hour. On-
street parking is permitted along a portion of the roadway.

The Fullerton Park and Ride is served by four access driveways. There are three access driveways
located along Orangethorpe Avenue, and one access located off of Magnolia Drive on the SR-81
on-ramp.

Magnolia Avenue provides access to SR-91 and I-5 in the vicinity of the project site. Additional
access to |-5 is provided via Auto Center Drive to the north.

22 BIKEWAY NETWORK

While the study area contains a network of bikeways along several arterials throughout the City,
there is a lack of bikeways on the immediate surrounding streets on Crangethorpe Avenue and
Magnolia Avenue. However, there is bicycle infrastructure present, as there are two standard bike
racks, one at each end of the transit boarding area.

The City of Fullerton has an existing bikeway network that provides circulation and internal
community links as well as access to the regional bikeway network. The City utilizes the standards
developed by Caltrans to classify its bikeways and is defined as follows:

Class | (Bike Path): Provides a completely separated right-of-way for the exclusive use of bicycles
and pedestrians with cross flow minimized

Class |l (Bike Lane): Provides a striped lane for one-way bike travel on a street or highway.
Class lll (Bike Route). Provides for shared use with pedestrian or motor vehicle traffic.

Figure 2.1 illustrates the existing and proposed bikeway network located within the Fullerton Park
and Ride study area.

Existing bikewaysftrails in the vicinity of the Fullerton Park and Ride include the following:

[
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« Class |l on-street bike lane on Orangethorpe Avenue between South Vine Avenue and
Basque Avernue

+ Class |ll bike route on Gilbert Street between Orangethorpe Avenue and Vaiencia Drive
« Class |l bike route on Valencia Drive between Magnolia Avenue and Brookhurst Street

e Class Ill bike route on Brookhurst Road between Orangethorpe Avenue and Valencia
Drive

The City of Fullerton adopted an updated General Plan in 2012, which included the adoption of a
Bicycle Master Plan to guide bikeway planning within the city, Planned bikeways in the vicinity of
the Fullerton Park and Ride are noted as the following:

« Class | bike path on Olive Avenue from Magnolia Avenue to Basque Street

« Class |l on-street bike lane on Orangethorpe Avenue between Auto Center Drive and
Magnolia Avenue

» Class |l on-street bike lane on Valencia Drive between Gilbert Street and Brookhurst Road

» Class Ill bike route on Magnolia Avenue between Orangethorpe Avenue and Valencia
Drive
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2.3 PEDESTRIAN NETWORK

The Fullerton Park and Ride serves as an active pedestrian zone, but the site is challenged by its
immediate surroundings. The site is bounded by residential and commercial uses to the north and
east. The I-5 and SR-91 freeways border the site to the south and west. Existing infrastructure,
such as sidewalks, along major corridors support pedestrian activity in the area, Additionally,
pedestrian crosswalks are also present at all major intersection crossings. Consideration should
be given to improving wayfinding signage to assist transit patrons and visitors. Consideration
should also be given to improving the lighting conditions within the area. Improved lighting
conditions could help enhance pedestrian comfort and safety within the study area.

24  TRANSIT NETWORK

Seven OCTA bus routes and one LA Metro bus route serve the Fullerton Park and Ride site, as
illustrated in Figure 2.2 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 seven OCTA
bus routes and one LA Metro bus route that serve the Fullerton Park and Ride site are summarized
in Table 2.1 below

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 included the
Bravo! 529 rapid bus route that originates at the Fullerton Park and Ride and extends to the
Goldenwest Transportation Center. The site is easily accessible from local freeways via the |-
S/Magnolia interchange.

The eight bus routes that serve the Fullerton Park and Ride are described below:

OCTA Route 25 This route provides weekday and Saturday, Sunday, and Holiday services from
Fullerton to Huntington Beach, It starts at the Fullerton Park and Ride, travels west then southerly
through the cities of Buena Park and Cypress, then ends at the station of Pacific Coast Highway/1%
in Huntingtor Beach. This route operates at approximately 55-minute headways at the Fullerton
Park and Ride and provides 21 trips from this site on a daily basis.

OCTA Route 26: This route provides weekday and Saturday, Sunday, and Holiday services from
Fullerton to Placentia. It starts at the Fullerton Park and Ride, travels west and northerly through
the cities of Buena Park, Fullerton, then ends at the RosefYorba Linda station in Placentia. This
route operates at approximately 25-minute headways at the Fullerton Park and Ride and provides
41 frips to this site on a daily basis.

OCTA Route 30: This route provides weekday and Saturday, Sunday, and Holiday services from
Cerritos to Anaheim. It starts at the Los Cerritos Center, travels northerly through the cities of La
Palma, Fullerton, and Placentia, then ends at the station of Esperanza/Fairlynn in the City of
Anaheim. This route operates at approximately 30-minute headways at the Fullerton Park and
Ride and provides 53 trips to this site on a daily basis.

OCTA Route 33: This route provides weekday and Saturday, Sunday, and Holiday services from
Fullerton to Huntington Beach It starts at the Fullerton Park and Ride, travels southerly through
the cities of Stanton, Westminster, Fountain Valley, and ends at the Magnolia/Coast Highway
station in Huntington Beach. This route operates at approximately 40-minute headways at the
Fullerton Park and Ride and provides 23 trips to this site on a daily basis,

&
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OCTA Route 35 This route provides weekday services from Fullerton to Costa Mesa. It staris at
the Fullerton Park and Ride, travels easterly and southerly through the City of Anaheim, Garden
Grove, Westminster, Fountain Valley, and ends at the 19"/Meyer station at in Huntington Beach.
This route operates at approximately 30-minute headways at the Fullerton Park and Ride and
provides 36 trips to this site on a daily basis

OCTA Route 721: This route provides express weekday services from Fullerton to Los Angeles.
It starts at the Fullerton Park and Ride, travels easterly and southerly to Los Angeles, and makes
two stops at Flower/7" and Beaudry/Sth This route operates at approximately 30-minute
headways at the Fullerton Park and Ride and provides 36 trips to this site on a daily basis. This
route operates at approximately 1-hour headways during peak times at the Fullerton Park and
Ride and provides 6 trips to this site on a daily basis.

OCTA Bravo! 528 Route: This route provides rapid weekday service from the Fullerton Park and
Ride to the Golden West Transit Center in Huntington Beach. The bus travels westerly along
Crangethorpe Ave, and south on Beach, making key stops at Knott's Berry Farm, Beach/Katella,
and BeachMWestminster. This route provides 12 minute headways during peak hours and 18
minute headway for off-peak hours. Bravol 529 provides 51 trips each weekday.

LA Metro Route 460 This Los Angeles Metro route provides weekday, Saturday, Sunday and
holiday express services from Disneyland to Downtown Los Angeles. It starts at Disneyland,
travels northerly through the cities of Fullerton and Norwalk, and ends at 6'" & Los Angeles. This
route operates at approximately 20-minute headways at the Fullerton Park and Ride and provides
35 trips to this site on a daily basis.
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TABLE 2.1: TRANSIT OPERATIONS

OCTA WEEKDAY PEAK NUMBER OF
ROUTE SABEES HEADWAY  DAILY TRIPS
First, Goldenwest, Knott, Artesia, Dale,
25 Magnolia 55 minutes 21
Magnolia, Commonweath, Nutwood, State
26 College, Placentia, Bradford, Yorba Linda, 25 minutes 41
Linda Vista, Rose
30 Crangethorpe, Gridley, 183rd 30 minutes 83
33 Magnaolia 40 minutes
35 Magnolia, Commonwealth, Brookhurst, 30 minutes
Victoria, Placentia, 19", Newport
Magnolia, SR-81, |I-110, Figueroa, 4™, 5" =
721 Flower 30 minutes 36
529 Orangethorpe, Beach, Center 12 minutes 51
LA Metro i - R
Disneyland, 1-105, 1-110, Downtown Los 20 minutes 35
460 Angeles
OCTOBER 2019 8
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FIGURE 2.2 Fullerton Park and Ride Transit Network
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3  EXISTING PARKING CONDITIONS

This section details the existing parking conditions at the Fullerton Park and Ride. It includes an
assessment of existing parking supply and demand at the facility. This section also summarizes
the data collection process and parking analysis methodology.

3.1 METHODOLOGY

Parking occupancy counts were conducted during the day at the Fullerton Park and Ride site on
a weekday The daytime parking surveys were performed between 7:00 AM and 6:00 PM to
provide information on variations In parking demand between AM/PM peak hours The parking
surveys were conducted while schools were in session on:

« \Wednesday, Septermber 19, 2018
The detailed parking count survey can be found in Appendix A of this report.

3.2 EXISTING PARKING SUPPLY

The Fullerton Park and Ride site offers 745 off-street parking spaces in its surface parking lot. Of
the 745 parking spaces, 29 parking spaces are reserved for ADA parking Access to the parking
site is not controlled and no fees are charged for parking at the site. On-street parking is not
permitted an any of the streets adjacert to the Fullerton Park and Ride site

3.3 EXISTING PARKING DEMAND

The following section summarizes existing parking occupancy abserved on a weekday. Results of
the parking occupancy survey revealed occupancy percentages of 40% to 50% for the peak hours
between 7:00 AM and 6:00 PM. Table 3.1 summarizes the results of the parking occupancy
survey. The numbers below reflect the number of occupied spaces and the ratio of occeupancy
including all spaces in the lot (both standard and ADA spaces)
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TABLE 3.1: PARKING OCCUPANCY SURVEY

08/187/2018 SURVEY

OCCUPIED PERCENTAGE

SPACES
7:00 AM 311 42%
8:00 AM 345 AE%
9:00 AM 345 46%
10:00 AM 337 459
11.00 AM 341 46%
12:00 PM 330 44%
1:00 PM 332 455
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%

The survey reported peak parking demand occurred from 8:00 AM to 11:00 AM with an occupancy
rate of approximately 46%. Parking occupancy percentages equal to or greater than 85% is
typically considered to be reflective of at capacity or near capacity conditions.

There is the potential for parking demand to change in the future. The Draft OCTA 2018 Long
Range Transportation Plan (LRTP) idertifies two new high-quality transit projects that would serve
the Fullerton Park and Ride. These two projects include a high quality transit service along Beach
Boulevard project between the Fullerton Park and Ride and Downtown Hurtington Beach and a
Freeway BRT operating in the Interstate 5 Corridor between the Fullerton Park and Ride and
Mission Viejo/Laguna Niguel Metralink Station. If these projects are implemented, there could be
a future increase in parking demand at the Fullerton Park and Ride.

QCTORER 2019
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4  EXISTING TRAFFIC CONDITIONS

This section summarizes the existing traffic conditions within the Fullerton Park and Ride area,
including AM and PM peak traffic volumes for vehicles, bicyclists, and pedestrians, as well as an
assessment of existing mode split for persons accessing the site.

41 METHODOLOGY

411 TRAFFIC COUNT DATA

The existing intersection turning movement courts were taken on Wednesday, September 189,
2018 during the morning peak period (7:00 AM to 8,00 AM) and the afterncon peak period (4:00
PM to 6:00 PM) for vehicular, bicycle, and pedestrian traffic. The counts were conducted to
capture peak weekday travel behavior when school was in session. The detailed traffic count data
can be found in Appendix B of this report.

41.2 EXISTING GEOMETRY AND CONTROL

The intersection analysis includes an assessment of 3 study intersections

1. Auto Center Drive and Crangethorpe Avenue

2 Magnolia Avenue and Orangethorpe Avenue

3. Magnolia Avenue and SR-91 Westbound Off-Ramp

Figure 4.1 illustrates the study intersections along with the existing intersection geometry and
control
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43 SITE ACCESS MODE SPLIT

In addition to AM and PM peak period traffic volume counts, a survey of arrival trip types was also
conducted to evaluate the modal share of the Fullerton Park and Ride site. The survey assessed
what mode of transportation visitors used to travel to the Fullerton Park and Ride site. The survey
was conducted on the same weekday as the traffic volume counts, between the AM peak hours
of 7:00 AM to 9:00 AM and between the PM peak hours of 4:00 PM and 6:00 PM. 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. The results of
the modal share evaluation are illustrated in Figures 4.6 and 4.7 below. The detailed modal share
survey can be found in Appendix C of this report.

FIGURE 4.6: MODAL SHARE — AM PEAK
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5  COLLISION HISTORY

As a part of the Fullerton Park and Ride site assessment, collision history data was also collected
and evaluated Collision data involving vehicles, bicyclists and pedestrians was collected from
the Statewide Integrated Traffic Records Systern (SWITRS) for the five-year time ending on
December 31, 2015, This section summarizes the collision history involving vehicles, bicyclists,
and pedestrians within the Fullerton Park and Ride vicinity

5.1 VEHICULAR COLLISION SUMMARY

As indicated by the modal share assessment, @ majority of users arrive to the Fullerton Park and
Ride site by driving. Upon review of the five-year SWITRS collision history data, it was noted that
approximately 592 vehicular collisions occurred within a 1-mile radius of the Fullerton Park and
Ride site. A majority of the reported collisions occurred on the 91 Freeway and I-5 Interchange
Figure 5.1 illustrates the locations of vehicular collisions within the vicinity of the Fullerton Park
and Ride site for the five-year peried from January 1, 2011 to December 31, 2015,

5.2 BICYCLE COLLISION SUMMARY

Upon review of the five-year SWITRS collision history data, it was noted that approximately 49
bicycle collisions occurred within a 1-mile radius of the Fullerton Park and Ride site. Figure 5.2
llustrates the locations of bicycle collisions within the vicinity of the Fullerton Park and Ride site
for the five-year period ending from January 1, 2011 to December 31, 2015.

5.3 PEDESTRIAN COLLISICN SUMMARY

Upon review of the five-year SWITRS collision history data, it was noted that approximately 43
pedestrian collisions occurred within a 1-mile radius of the Fullerton Park and Ride site. Figure
5.3 illustrates the locations of pedestrian collisions within the vicinity of the Fullerton Park and Ride
site for the five-year period from January 1, 2011 to December 31, 2015

[
March 2020 | B |
—_

63



FIGURE 5.1 2011 -2015 Vehicular Collision Locations
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FIGURE 5.2 2011 -2015 Bicycle Collision Locations
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FIGURE 5.2 2011 -2015 Pedestrian Collision Locaticns
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6  ON SITE ASSESSMENT

A site visit was conducted on October Sth, 2018 between 8:30am and 10:00pm to assess existing
transit and bicycle/pedestrian conditions at the transit center site and connections to the transit
center from the surrounding community.

6.1  EXISTING TRANSIT CONDITIONS

The following observations were made regarding existing transit access and circulation conditions
at the transit center:

. There are signs that indicate the presence of the park
and ride from nearby freeway exits. The SR-91 Freeway
shows a sign for a park and ride off the Magnolia westbound
exit. A second freeway sign is visible to northbound vehcles on
Magnolia Avenue. There is another park and ride sign
southbound on Magnolia Avenue. A potential location for park
and ride signage would be at the approach to all four Magnolia
Avenue off-ramps on the |-5 and 91 Freeways.

. The bus docks are designed in a way to promote easy
and quick loading and unloading.

. Transit signs are plentiful on the site, whether they are
within the park and ride or on Orangethorpe Avenue.

. There is a passenger loading zone that spans nearly the
entirety of the bus dock.

. The parking lot is not inherently easy to manuever in.
Entrances into parking zones and drive aisles do not necessary line up to entry points.

+  All street painting could be upgraded. It was either faded, difficult to understand, or
misleading.

e The furthest section of parking from the
Orangethorpe/ Magnolia intersection experienced
very little parking utilization.

s There are protected turnouts on Orangethorpe
Avenue.

+ Some bus stops on Orangethorpe Avenue have
no waiting area, All bus stops on the same street
have congested walled configurations.

« Signage around the transit center is clearly
marked which bus bays (dock number) that
drivers pull into. However, the signage was not as
clear for passengers to understand where to
stand to catch the right bus. Signage showing bus
route numbers in addition to the existing directory
board may improve customer experience.

OCTOBER 2018 24

[
March 2020 | B |
—_



181 GROUP — TECHNICAL MEMORANDUNM
FULLERTON PARK AND RIDE JOINT DEVELOPMENT STUDY SITE ASSESSMENT
Prepared for Orange County Transportation Authority

OCTOBER 2019

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)

6.2

EXISTING BICYCLE CONDITIONS

The following observations were made regarding bicycle access at the site:

6.3

There are two bike racks, one at each shelter on the ends. There were no bicycles
observed to be parked at any of the racks provided.

The bike racks are a style
manufactured widely in the 1950's that
hold only a portion of the bike's front
tire. These racks are named
"schoolyard" racks by the Association
of Pedestiran and Bicycle
Professionals (APBP), and should be
avoided because they do not secure
the bike frame in two places, but only
lock the front wheel. Front wheels can
be detached from the rest of the bike
when the frame is not secured.

There are no bike lockers on the site. — R e e
Bike lockers are advantageous to have when customers lock their bikes for longer periods
of time.

Bicycle connections to the park and ride from the surrounding community were found to
be lacking. There are no designated bicycle lanes on streets immediately adjacent to the
park and ride on Magnolia Avenue and Orangethorpe Avenue.

Cyclists can cross under |-5 using the Magnolia Avenue; however, there are no existing
bikeway facilities to support this travel.

Wayfinding signage directing cyclists and pedestrians to the Fullerton Park and Ride,
restaurants and employment centers near the transit center were absent,

There is no internal bicycle circulation signage or striping ence inside the park and ride
area.

There were no bike racks observed at other destinations in the larger planning area.

EXISTING PEDESTRIAN CONDITIONS

The following observations were made regarding pedestrian access at the site:

There is an ample supply of sidewalks well connected through the site on the street
frontages.

Internal pedestrian circulation is not guided by designated pathways or signage. Striped
crosswalks are present in certain, but not all locations. Pedestrians are observed walking
through parking lots and crossing at mid-block locations.

There are narrow sidewalks on the main dock, located to the north side of the bathrooms.

The bathrooms building facilities were designed in a way that inhibit openness of
pedestrian traffic and general transparency.

There are plenty of benches and trashcans present. However, a pedesertian would have
to sit at a different dock’s bench if more than 4 other people are waiting for the same bus.

There are no pamphelts for transit info in the phamphlet container.

Orange County Transportation Authority
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6.4

ADA yellow bumper strips are plentiful,
Dock signs could be upgraded.

The 2 ADA ramps to get onto the dock are far away from the majority of ADA parking
spaces. The priority goes Is to the passenger loading zone.

Marked crosswalks are provided at multiple locations so that pedestrians can access the
bus shelters using designated pathways instead of walking through the parking lot.

EXISTING AESTHETIC CONDITIONS

The following observations were made regarding aesthetic conditions at the site:

OCTOBER 2019

The Fullerton Park and Ride has decently landscaped buffers along the Magnolia Avenue
and Orangethorpe Avenue frontage. However, landscaping within the site is sporadic.
Sidewalks are provided along the frontage of the site on both Orangethorpe Avenue and
Magnolia Avenue, but narrow down at bus stations that have restricting blue colored walls.
General street painting of the site could use a full update.

The location of the Fullerton Park and Ride at the intersection of two major freeways and
two major arterial streets creates a fairly noisy environment.

While waiting for a bus, people face the grey wall of the 91 Freeway West/ 1-5 North
interchange ramp. Perhaps a mural on this wall could improve the waiting experience.
There is light graffiti in multiple locations on the site.

The bathroom areas on the west and east sides do not smell good.
The site, in its entirety, H
Is relatively clean.
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7 CURRENT TRANSIT RIDERSHIP AND
DEMAND

Current transit ridership for the Fullerton Park and Ride is calculated from boardings and alightings
provided by OCTA by transit stop number within Transportation Analysis Zone (TAZ) number 127
Seven different routes (25, 26, 33, 35, 721, 527, and Metro 460) dock at the Fullerton Park and
Ride, in Docks 6/7, 5, 11, 10, 8, 11, and 3/4 | respectively. Route 30 travels on Orangethorpe
Avenue, but does not go within the Fullerton Park and Ride Facility. There are 3 bus stops on
Orangethorpe directly adjacent to the Fullerton Park and Ride, one of which is eastbound

7.1 FUTURE TRANSIT RIDERSHIP

In general, transit ridership or demand for transit in a given region will parallel the overall
population growth of the area. OCTA’'s 2018 LRTP predicts a 10% growth in population, a 11%
growth in housing and a 17% Increase in employment in Crange County forecast to 2040. The
forecasted growth is predicted to create increased travel demand and increased congestion along
already congested regional highways, local roadways, rail lines, and bus systems.

Local area ridership forecasts, such as for the routes serving the Fullerton Park and Ride and its
vicinity, are driven by a combination of both local and regional growth factors. The Fullerton Park
and Ride serves as a regional transit hub for destinations outside of Fullerton and will experience
some regional growth. However, the area immediately surrounding the transit center is generally
built out, so limited increases to local transit trips is anticipated as a result of local population
growth. Transit trip growth would be anticipated to result more from the introduction of new transit
services, including the Beach Boulevard transit corridor project and the Freeway BRT project
identified in the 2018 LRTP.
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8 PROJECTED TRAVEL CONDITIONS BY MODE

The OCTA 2018 LRTP forecasts increased trips and anticipated congestion for all modes of travel
resulting from continued development of the remaining vacant land in Orange County, and the
increased densification of already built-out areas. Table 8.1 below identifies expected growth of
16,000 transit trips per day, which will cause a 6.2% increase in delay as a percent of travel time.
In addition, average freeway speed during peak morning traffic is expected to reduce from from
the 38.3mph to just 36.4mph by 2040, Future additional congestion and delay on freeways is an
issue to consider for all drivers and potential joint development at he Fullerton Park and Ride.

TABLE 8.1: PERFORMANCE OF FREEWAYS AND ARTERIALS IN THE 2015 BASE
YEAR AND 2040 BASELINE SCENARIO

TRANSPORTATION SYSTEM PERFORMANCE SUMMARY

Metrics 2015 2040 Trend

(daily) Base Year | Baseline 2040
Vehicle passenger delay per capita (minutes) ﬂm
Vehicle passenger travel time per capita (minutes) n““
Delay as a percent of travel time m 2

Transit trips

149,000 165,000
=

Note: Trend 2040 assumes managed lanes are operated as tolled express lanes by 2040

Freeways - AM peak average speed (mph)
Managed lanes - AM peak capacity utilization

Arterlals - AM peak average speed (mph)

Source: OCTA 2018 LRTF*

* hitps:iiwww.octa net/pdfil R TP-Draft pdf
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9 LAND USE

The Fullerton Park and Ride site is located on an 11.1-acre parcel of land zoned for public 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
10.1 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.
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10 POTENTIAL OPPORTUNITIES AND
CONSTRAINTS

The Fullerton Park and Ride has been identified by OCTA as a potential location for joint
development opportunity

10.1 JOINT DEVELOPMENT LITERATURE REVIEW

Several recent publications have provided guidance on the opportunities and recommended
planning processes for joint public/private development projects in transit rich zones, summarized
below

1. Moving Ahead for Progress in the 21st Century Act (MAP-21), Pub. L. 112-141
(2012), informs FTA recipients of opportunities for private sector participation in public
transportation projecis, and includes the most current guidance for the federal public
transportation program.

As a matter of policy, FTA encourages project sponsors to undertake joint development, and
promotes the project sponsor's ability to work with the private sector and others to pursue joint
development Project sponsors can pursue joint development through new grants or with property
previously acquired with FTA assistance. The project sponsor maintains satisfactory continuing
control over such property used in a joint development project by ensuring that the property
continues to serve its originally authorized purpose. Proceeds derived from an FTA-assisted joint
development project are considered program income, which the project sponsor may apply to
eligible FTA capital or operating expenses.

FTA assistance may not be used in construction of TOD projects, although it may be used to plan
TOD in conjunction with transit projects. Thus, while joint development can be considered a form
of TOD, it is much smaller in scope and uses project property or grant funds owned by the
recipient. When the joint development incorporates either real property or other project property
for which FTA assistance has been provided, or a direct investment of FTA grart funds, federal
requirements apply to the joint development project. The involvement of federal assistance
notwithstanding,

FTA's palicy is to encourage TOD. Both joint development and TOD leverage FTA assisted
projects to develop local economies and to encourage private investment near public
transportation,

2 FTA Circular 7050.1 Federal Transit Administration Guidance on Joint
Develog t, published August 25, 2014 provides the following definitions of joint transit
development opportunities

. “A public transportation project that integrally relates to, and often
co-locates with commercial, residential, mixed-use, or other non-transit development. Joint
development may include parinerships for public or private development associated with any
mode of transit system that is being improved through new construction, renovation, or extension.
Joint development may also include intermodal facilities, intercity bus and rail facilities, transit
malls, or historic transportation facilities”.

Shared Use: “Instances in which a project partner, separate from the recipient, occupies part of a
facility and pays for its' pro rata share of the construction, maintenance, and operations costs.
Shared uses must be declared at the time of grant award. Shared use and incidental use are
distinguishable.”

Value Capture: “The term "value capture" means recovering the increased value of property
located near public transportation resulting from the investments in public transportation. While
value capture on the large scale often occurs through a special assessment district, tax-increment

#H
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financing, or similar mechanisms, joint development is a meaningful value capture mechanism
readily available to a project sponsor to be applied on the small scale of one or more parcels of
real property it owns, Joint development is the value capture mechanism used most often for
public transportation purposes. FT A encourages all forms of value capture that can contribute to
the operation, maintenance, or expansion of public transportation service.”

3. The Federal Transit Administration’s Planning for Transit-Supportive
Development: A Practitioner's Guide (2014) offers a number of lessons learned for integration
of local land use planning and policy with strategies for transit investment. The relevant lessons
for effective partnerships are summarized below. An education and outreach strategy is
recommended in order for agency partnersicommunity stakeholders to participate in making
transit-supportive land uses a part of the community fabric. Educating and engaging with partners
and the public is a prerequisite to forming a transit-supportive community

Develop a community of champions Assemble a collaborative team of forward thinking and
dedicated community members. Select champions from the public, private and not-for-profit
sectors and who represent a broad range of interests. Seek to ensure that the champions
communicate frequently, collaborate closely on goals and agendas, and trust each other
Consider engaging champions through small task forces or committees that meet regularly and
can provide information, support, and inspiration,

Educate and engage the public. Educating the public early and often is critical in gaining support.
Clearly and effectively articulate the long-term vision for the transit system. Develop a clear and
well-defined transit and/or transit-supportive development message. It is essential that the
message be understandable and valuable to a large constituency. Images, key messaging,
numbers, quantified results and benefits need to be carefully planned and consistent. Since there
are many challenges in implementing a new transit system or transit-supportive developments,
performance outcomes are often the best way to explain the objectives, choices and support
needed. Place an emphasis on protecting and enhancing the existing community.

Emphasize the community context Many components are needed to create a livable community.
Transit is an important component but it is not the only piece of a sustainable community.
Throughout the design and planning processes for transit systems and transitsupportive
development, transit agencies and local governments should engage the community in developing
plans and designs that reflect diverse neighborhoods with a strong sense of community. Give
attention to community building goals instead of focusing solely on mobility objectives. The
perspectives of transit agencies and other planning departments should be broadened so that
transit is taken as a consideration and not the only driver of community goals

Coordinate and collaborate with public agencies Public agency coordination and collaboration
are critical. Organizational structure and institutional policies can help ensure integrated land use

and transit planning and implementation. In many cases, even within a single jurisdiction, it is
difficult to work past the silos of multiple departments, each with its own mission and obligations.
A municipality's organizational structure that places planning, economic development,
transportation, and transit all under the municipality's purview can greatly streamline the way that
transit planning is coordinated,

Form partnerships among agencies For transit projects controlled by a municipality, coardination
between the transit agency and the other departmerts, such as planning, should help streamline
the planning efforts. Policies to prioritize transit improvements along select corridors and activity
centers should be incorporated into citywide plans and programs and transiated to street
infrastructure investments as well as the new transit service. Cross-departmental coordination can
facilitate efficient planning activities for route selections and station locations, as well as actions
to encourage and enable transit-supportive development.

4. TRB Report 182: Linking Transit Agencies and Land Use Decision-Making: A
Guidebook for Transit Agencies (October 2015) This guidebook presents a range of tools and
32
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tips for enhancing communication and coordination as well as building a transit-supportive
community, While transit agencies lack the jurisdictional authority to ensure that land use
decisions are transit-supportive, they can collaborate with and proactively engage a broad range
of major stakeholders and the general public to achieve the desired land use outcomes. The key
tools for enhancing communication and coordination include:

Partnering - Early and sustained communication provides the best outcomes and increases
chances of better land use decisions. Formal and informal processes of engaging transit agencies
in the decision making process can both be effective in fostering early communication. Informal
structures of coordination can be as equally worthwhile as formal structures of coordinating if both
the transit agency and the local government value the participation and comments provided by
the other. Encouraging cities to incorporate transit considerations during their development review
process can allow local jurisdictions to identify potential transit issues early on. Key tools include
working groups, workshops and educational programs, and monitoring and referrals.

Strategic guidebooks - Many local governments, transit agencies, and non-profit advocacy groups
have developed handbooks and guidebooks related to transit-suppertive development. The use
of a guidebook and/or a website to highlight the importance of inter-agency communication,
collaboration, and coordination are common strategies used to address challenges and overcome
barriers associated with implementing transit-supportive development projects.

Articulating the costs and benefits - Local government land use planners and/or private developers
may not fully understand the service and operational issues related to their land use decisions,
the benefits and need for transit, or the relationship between transit and land use. Transit agencies
can explain various transit requirements and make the case for including transit officials in future
land use decisions. In making their case, transit agencies can explain the costs and benefits.

10.2 SUMMARY OF OPPORTUNITIES

The timing of this study examining options and joint development for the Fullerton Park and Ride
affords OCTA with several opportunities to design a transit site that would meet the needs of its
customers in the future and allow OCTA the ability to evolve with changing trends in mobility and
transportation that are currently underway.

Transit centers and transportation facilities need to incorporate flexibility to meet current
transportation needs and to accommodate the rapid changing landscape of individual mobility.
The Fullerton Park and Ride has not drastically changed since the 1980's, making the current site
infrastructure limited in its ability to adequately serve rapid expanding markets for electric vehicles,
shared ride services, and active transportation modes,

The site planning efforts will explore not only opportunities for joint development on the Fullerton
Park and Ride, but strategies and opportunities for improving the form and function of the site. A
summary of the cpportunities identified by this study, previous studies, and the literature review
for the Fullerton Park and Ride include:

* Joint development and public private partnership opportunities

* Integrate transit rider needs for signs and benches into redevelopment plans
* |ntegrate bicycle pathways and parking into the redevelopmert plans

+ Designate pedestrian pathways throughout the site

» Excess parking supply can be redeveloped

+ Community and local employer participation in the planning process

* Expand parking for a Park and Fly operation

Orange County Transportation Authority
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+ Redesign Fullerton Park and Ride to better serve future bus operation needs

« “Right size” parking and promote flexibility in design to meet today's needs, as well as the
changing needs for parking in the future

» |dentify the appropriate location and configuration of additional customer parking

+ Improve wayfinding signage from the freeways to the Fullerton Park and Ride

» Explore potential for revenue capture opportunities of an updated Park and Ride

* Formalize shared use agreements with various transit operators

* |mprove the environment and public health with more oppertunities to walk and bicycle
s Current Fullerton Park and Ride does not reach capacity

s FTA grant funding available for joint development projects

10.3 SUMMARY OF CONSTRAINTS

The list of issues and constraints summarized below is drawn from the research and data collected
for this task, in addition to the observations made at the site:

*» 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

e The site is physically constrained by the freeway and existing development and there is
no undeveloped land in the vicinity
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10.4 MATRIX OF OPPORTUNITIES AND CONSTRAINTS

OPPORTUNITIES AND TRANSIT BICYCLES & CARS
ONSTRAIN PEDESTRIANS

Opportunities

Joint development and public private
partnership opportunities

Integrate transit rider needs for signs and
benches into redevelopment plans

Integrate bicycle pathways and parking into the
redevelopment plans —
Designate pedestrian pathways throughout the
site

Excess parking supply can be redeveloped

Community and local employer participation in

Expand parking for a Park and Fly operation

Redesign Fullerton Park and Ride to better
serve future bus operation needs

“Right size” parking and promote fiexibility in
design to meet today's needs, as well as the
changing needs for parking in the future

Identify the appropriate location and
configuration of additional customer parking

Improve wayfinding signage from the freeways
to the Fullerton Park and Ride

Explore potential for revenue capture
opportunities of an updated Park and Ride

Formalize shared use agreements with various
transit operators

Improve the envirenment and public health with
more opportunities to walk and bicycle

Current Fullerton Park and Ride does not reach
capacity

FTA grant funding available for joint
development projects
Constraints

OCTA doesn't own the land around the Park
and Ride

The site s physically constrained by the
freeway and existing development and there is
| no undeveloped land in the vicinity

Free parking encourages driving and doesn't
allow for revenue capture from parking fees

Private transit operators function separately

OCTA may be financially constrained to buy

more land for transit parking

OCTOBER 2018
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APPENDIX
APPENDIX A: PARKING SURVEY
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11.2 APPENDIX B: TRAFFIC COUNT DATA

Counts Uniimited
PO Box 1178
Corgne, CAS2E7E
(851) 268-6268
R
City of Fullerton File 01_FLN_Auto Center_Orang, AM
Cerons, CA 2878 WIS Auta Center Drive Site Code | 20218680
{951) 268-6268 EM Orangethome Avenue Start Date | $19/2018
Clty of Fuflerton File Name - 01_FLN_Auto Canter_Orangethorpe AM Waeac: Clier PogeNo -2
NFS: Auto Center Drve: Site Code © 20218680
EM Orangeforpe Avenue Start Date - SH92018
Weather, Clear PageNo .1
Groups Pinted- Total Volume
Auto Canter Drive Orangemhorme Avenue Auto Conter Drive Crangethorpe Avenue
oTO0AM| 83 1 8
oriSAM| 125 1
07T30AM | 111 10
L1022 25 128,
Tosl| 421 5 12
DE:00AM | 117 1 20
oE1sAM| 78 0 18 = Peak Hour Data
0B30AM| 73 0 11 §§ &
om4SAM| 68 1 15 ] - | EF
Totsl| 338 2 64 amll o i) Neeth &
I} [
Grand Total | 757 7 138 & =y
Apprch % | 841 08 151 1 E * Paak Hour Beges l 07 |u|T E}
Towd % 182 02 29 !
Ehalll £ :
' B

Peak Hour Analysts From 07-00 AM to 0845 AM - Peak 1 of 1
Peax Hour for Each Approach Beging at;

OF 19 At LY OF 00 A
+0mins, | 125 1 H 147 0 = 2 256 1 1 5
+15mins. | 111 1 20 132 1 294 45 340 7 1 B
+30mins. | 102 2 25 128 o 64 403 11 3 &
+aSmins. | 117 12 138 1174 32 207 2 s 5
Total Volume | 455 5 588 548 2 1034 170 1208 2 0 24
% App Tofal | B33 09 158 02 857 144 | 382 182 436
PHF| 910 625 880 839 500 763 664  748| 4
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Untimited Counts Unkited
c:‘omnuma PO Box 1178
Corone, CA 92878
mmmn (951) 268-6268
Fullerion Name - 01_FLN_Auts Genter Orangethorpe City of Fulerton File Name : 01_FLN_Auto Center_Orangethorpe PM
Eg:imm«m g:am %%1;;0 - " WS Auto Center Drive: Site Code : 20218590
EMVV Orangsthams Avenus Start Date - SHGR0NE EM. Orangethorpe Avenue Start Date | 8192018
Weather, Clear FageNo 1 Weather. Clear PageNo :2
Groups Printed- Total Volume
Avenue Auto Center Drive Orangethome Avenue tal.
[2sal [ w4
tow | Lol [ Thru | Right | se ree | Lol [ Thou | Right | s 1ae | int. Totel %
F<v 1 3 a b 2 197 L] nr 885 IVIETT )
|l 1 0 3 4| 1 188 1 05| 63 wmtn
o 5 2 5 12| 2 ;8 2 4| 6% L
2 1 € 9| 18 7 1 ;| 61
w0 s 68 17 32 B2 B0 4 B0B| 2628
2| 7 1 & 14 25 212 3 20| 678
B 2 0 4 6 21 27 o 28| o687
w| 4 3 3 10| 19 24 3 268 708
IF___30ei 8 1 B 18] 2 M0 0 233 604
186 2] 22 &5 21 48| 88 ses 6 61| 217 Peak Hour Data
Grand Total | 801 1 186 7o 4 2% 332 2| M 1 80| 170 1703 10 18e3| 5358 Lo
Aoprch % | 753 04 46 02 & 128 388 138 475 9 904 05 |
Total%| 112 0 37 48| 01 421 82 484| 08 02 07 18| 32 M8 02 2 Nadn
.I Aute Canter Drive Orangethorpe Avenue | Auto Canter D Drmngeinore Avenue 1
Start Time | Left | Thru | Right [ am tee | Lef [ Th [ Right Das vew | Lam [ Thiu [ Right [ s cee | Le® | Thou [ Right T am 1o [ int Totat |
Peak Hour Analyses From 04:00 PM to 05:45 PM - Peak 1 of 1
Peek Hour for Entire intersection Begins at 04:45 PM
D44SPM| BT 0 30 57
| 0 2 a8
o 2 04
3¢ 105
1 98
03 253 -
M7 60| | r
sl_18
3 T3l C_an
Ot in Total
Peak Hour Analysis From 04.00 PM to 0545 PM - Peak 1 of 1
Peak Hour for Each Approach Begins at
| oy Pt [
+0 mins 0 25 108 28 4
+15 mins 0 20 14| 0 288 38
+30 mins. ] 8 1 M3 4
+45 mins. i o 30 &7 027
Tokad Volume | o 108 408 1 1Es 170
%App Tosl| 735 0 268 | 01 #72 127
OCTOBER 2019 38 OCTOBER 2018 40
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s Unbmited
PO Box 1178

Corone, CA 92878

(951) 288-6268
File Name 02 FLN_Magnolia_Crangethorpe AM City of Fullerton File Mame - 02_FLN M-gneln Orangetharpe AM
Site Code © 20218680 NS Magnalia Avenue Site Code - 20218690
Start Date : 9192018 EAN Orangethorpe Avenue Start Date - 8152018
PageNo 1 Weather Clear PageNo -2

108
75
88
_8a
o Peak Hour Data
Grand Telal | 216 1731 155 2102 «tu a52 167 1614 518 1400 708 2635| 182 1212 7AT 2141 ease - o
Appreh % | 103 24 T4 5 103 | 187 535 288 8 568 344 | 23]
Tolel%| 25 204 18 M43 u w2 oz 18] 81 168 B3 3| 23 3 BT 252 Madin 2N
EL i s 3
L '_5 L
mwup.anm Sodth Magnaiin Avenue | Grangatharpe Avenue | : + EE
nu - Nerthbound Easthound J
_ Gtan Time |_Left "'!Ll el m l'hm &-L-. vae | LM | Thiu | Right [a tme | LeM | Tha | Right [ag 1w | int Tota |
os 238 75 205 78 358| 3@ 475 w8 38| 12
72| 68 185 96 NE| 37 183 88 08, 1185
44, W W8 N7 43| ;W E7 w8 5| 128
204 63 183 88 44| 23 463 106 262) 1113
boo| 27 s w9 | 121 s 4l 20 a7ie
L1208 525 288 | 98 584 3y | 2
B 816 g4 a1 T4l #8940 471 88| g4 Ll r
Rk e
[kl [aadl il
Ot in Total
Peak Hour Analysis From 07 .00 AM 1o 0845 AM - Peak 1 of 1
Peak Hour for Each Approach Begins at
OF 96 A 0 ar 1% A
+0 mins 85 128 25 29 358 3@ 175 M8 35
+15 mins 75 160 46 262 38| 37 183 a8 08
+30 mins. 50 165 20 244 43 2 187 99
—__*45 mins, 228 1 5t 68 117 18 204 | 4| 23 163 106 292
Total Volume 852 96 285 571 110 958 44| 121 BBE 411 1220
Mg Tosl| 12 792 88 207 588 114 28 54 337
. PHF| 709 917 867 50| B47 065 508 59 B74| 818 o4p B71 g
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Counts Unlmited Counts Unlmited
PO B 1178 PO B 1178
Coronn, CA B287H Coronn, CA B287H
(951) 268-6268 (951) 268-6268
City of Fullerton File Name ' 03 FLN_Magnoka_S1W AM City of Fullerton File Name * 03 FLN_Magnoka_S1W PM
NI5: South Magnciia Avenue Site Code © 20218680 NI5: South Magnciia Avenue Site Code © 20218680
EAN SR-81 Westbound Ramps Start Date : 8192018 EANV SR-81 Westbeund Ramps Start Date | 8192018
Weather: Clear PageMo ‘1 Weather: Clear PageMo ‘1
Groups Printed- Total Volume: Groups Printed- Total Volume:
SR-81 Westbound Off SR-81 Westbound On 5R-81 Westbound Off SR-81 Westbound On
South Magnolia Avenue South Magnolla Avenue South Magnolia Avenue South Magnolla Avenue
‘Southbound R Merthbound Ramg ‘Southbound R Merthbound Ramg
SRR | U TR R Tz | o | e Gk T T g | Lo T | st [ SBTIDR | T 00T i | Lo o | o v T ot 5 T | Lo T T T
O700AM| 0 287 W2 9| 75 1 28 WS 66 20 0 3@ 0 0 0 of &x O400PM| O 22 &5 3| 108 1 B4 163) 43 380 0 M3 0 0 0 03
O7ISAM| 0 337 109 43| %8 6 47 B, 47 M6 0 .| o0 0 0 0| ma C41SPM| 0 286 54 343 112 1 S8 171 45 386 0 4| o 0 0 0| &%
O730AM| 0 277 B1 38| 110 4 37 15| 47 M7 o W4 0 0 0O o & G4IOPM| 0 2@ 3 10| 1% 2 S0 7| 51 e o0 47 6 0 0 o 935
0 305 79| 2 M | 9 412 o o '] Q] 98 g 0301 39 349 7 [ o o 9 oI o8
Total| 0 1176 378  1552| 375 13 154  54Z| 205 0 W5l o o0 o 0] 3560 Total| 0 1143 187 1330 455 5 215  673| 187 1508 0 16%8] O 0 O CRET ]
OB00AM| © 238 Te 40| &7 2 32 12| S5 34 o | o 0 0 0| a8s 500PM| 0 288 48 38| 111 2 45 158 s6 418 o0 48] o 0 0 0| 72
O31SAM| © 268 83 31| T4 2 29 105 W 306 0 M| o 0 0 ol &0 O315PM| 0 307 59 3E| 128 1 59 18| S22 43 0 47| 6 0 0 al 142
O830AM| O 267 §7 34| 86 0 21 17| 43 24 0 7| © 0 0 o Tas O530PM| 0 M7 45 62| 132 3 &2 | 3 s o0 M| o 0 O o es7
L 0 244 72 38 42 1 9 285 0 0 0 0] 13 2 1 /- 0 0 0 0] @7
Totsl| 0 1114 328  1440( 338 5 {10 4s54| 171 1105 0 1276] 0 O O ol 3170 Toal| 0 1167 184 181 5177 8 225 71| 181 1835 0 188 0 0O 0O o] 3s4E
GrandToal| 0 2200 702 2682 T4 18 264 686| 376 275 o0 251 o0 0 0 o| &8 GrandToal| 0 2340 381 2721| 872 14 440 1426) 386 MM 0 3m2| o0 0 0 0| 7e4s
Apprch % 0 765 238 TIT 18 285 | 137 883 0 e o o | Apprch % 0 8 1 682 1 308 | o5 825 o e o o |
Tosl%| 0 34 104 44| 106 03 39 48l 55 352 o0 408 0 0 0 0 Tolsl%| 0 06 5 388|127 02 58 186 &8 41 o0 48] 0o o0 0 0

[ South Magnoks Avenue | BR-91 Westbound Off Ramp | South Magnoiin Avenue ]élulmm&-ﬁnm [ South Magnoks Avenue | BR-91 Westbound Off Ramp | South Magnoiin Avenue ]élulmm&-ﬁnm
| St T Right [ e s m1mr e | Lt | Thru | Raght Do vme | LR | Thru | Right [ s 1s | ini, Totet | St T Right L rhnv1n_im e v | Lt | Thiu | Ragnt [a rn | Lem | Trn | Right [ ts | ol Tote |

R L L R
Peak Hour Analysis From 0700 AM to 08:45 AM - Peak Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of
Heur 2 1 for Entl

for Es Peak Hour M .
or1saM | 0 3 a7 | 41 N6 | 948 os00PM| 0 288 m 45 58| 58 4w 0 47 472
W a7 W7 i &3 05:15 PM 0 207 | 0 4 1042
| e : 0 a7 0 368 57
- D28 [ _ST7_
T 38 0 1187 194 9 1808 3548
GCTOBER 2018 45 GCTOBER 2018 47

|
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iootion:  Pullerton Dat=: 8/19/2018

N5 Agtn Center Drive Cay: Wednesday
Counts Unbmited Ew Qrangetharpe Avenus
PO Bex 1178
Corona, CA 2878
(951) 268-8268
City of Fullerton File Name : 03_FLN_Magnosia_91WPM
EAV SR51Wekhond Ram StariDale 31102018 reoesmans
3 amps Start Date : BM8/2018
Westher, Gloar Fagapa 22 Worth eg st Leg South Leg West Leg
Auta Center Drive Orangethorpe Avenus Auto Center Drive Orangethorpe Avenus
T Wagnalia Ryerim [ oo Pedesriany —Pedertan -hmmm_
?;ﬂf Cigsi] et o 4 2 ] 9 i
[ " - TA5 AMY 4 4 2 2
B @ T | 7-30 AMY 11 2 o &5
iR ,‘,.‘,:," T .05 An i 1 0 13
+ Ly 00 AM| a [ o s
" B 15 AM) 2 T 1 *
B30 Am| ] 11 o i
5:45 AM| [] 1 ] 2
TOTAL \‘ULE_N.Q'I'S I 23 l-!-o 11 T8
Peak Hour Data
e Enst Leg South Leg West Leg
Ejf [He » T - 3| 23 Otangathorpe dvenue it Center Drive Crangsthorps Averus
g ‘| e Narthy ks inEa Fedesirany Fedestriany Pedestrian:
= éi, 8 — - — —_— — -
"I | [5 . | Poak Hear Beging m 0500 4 g 4:15 PM) E] L] L] -] 1
X el | 430 P 1 [ ] [ 4
I L c
_%E ti,_ & a5 P o 1 ] [ 2
T &% » 5:00 PM| 8 1 [ "
g~ 5:15 PMY [} 1 2 L] 3
530 #j ] 3 0 [ 1
545 P! [ 5 ] [] B
W 5 7 T 0 37
Location: Fullerton Date: 9/18/2018
L= Autn Center Drve Day: Wednesday
Ew Ovangsthorpe Avenue
BICYOLES
Feah Hour Anohyats Pronm (M0 FAL & OB:ABFM - Poskk 1 o4 au":".ﬁhv:“ﬁm o lnwfnwA:\Mu & :@mm orw !mbm:"im-
ol Certer r uto
Peak Hour for Each Begins at: — — — . - e — - - — e Lﬂ —

+ mins. [ 700 AM o ] 1 1
+15mins. 715 AM| 2 0 [ 0
+30 mins. 130AM [ ] 1 1

+45mins. 0 73 AW L] 9 L °
Totad Volume 500 AM| a a (] (] o a a a (]
_SeApp. Totsl ] O | 15 AN [ ] 1] ] 1
SR .. 30 AM o ] [ ] 2
.45 &M o o [ [ 2
—Torrsm o T T
SouNboung Worthbaund Eaitbound
Auts Center Drive Auto Center Drive Orargethorpe Avenue

Left Left Thra Rt Laft Thay Right
Q ] 1 a a a o 1
] 1 ] [ ] ] [ 2
L] ] [] [] a o [ a
] « [ o 0
[-] g ] 1
[ [ [ 0
] [ ] a
a [] [] 1
[ [ [ 5
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Location: Fulierton
NS Magnalia dvenue
Efw Drangethore Avenue

Daste: 3/18/2018
Day. Wedaesday

PEDESTILANS
South Leg
Pedestrians
7:00 An| [ 3
7:15 An 3 17
7:30 AM) B &4
745 AM) 2 ? [ 5
#:00 A 5 15 3 5
RIS AM 1 .
£:00 A 1 5
545 A ] 5
TOTAL VOLUMES: I 38 7 13 332
Narth Leg Emstieg South Leg West L=g
Magralia Avenue Orangethorpe Avenue Magroia Avenue Otangetharpe Avenue
Fodestrians Pedestrians Pedestnans Pedertrian:
400 PM ] ] 2 1 &7
FRCE B 2 13 s ] 4
4:50 Py 5 B 3 18
a:a5 P 3 ] 2 1 15
5:00 P [ 13 4 [ 2
5:15 P 2 11 7 2 4
20 #14f 3 5 B 3 18
545 P! T 5 5 ] 12
TUTAL VOLUMES I 36 00 31 18 165
Lomtion Fullerton Date: 5/19/2018
s Magnalia Avence Day: Wednesday
Ew Grangethorme Avenis

BOYCLES

700 &M)|

718 aml

T30 4M|

T AN

almle

LEL1

o|e|olalo

15 A

530 AM|

!-ﬁiHl

lelsla

Jofo e

wlafo e

Houwmwe wwe =

Seuthbound

20076

41550

430PM

alela

225 7M

500PM

LELELY

53008

5345 FM|

e e s

TOTAL VOLUMES.
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Fisllarton
Magnolia Avenue
5H-91 Westbound Rampt

Date: 871972008
Day: Wednesday

PEDESTRIANS
Eai Leg West Leg
5R-81 Westbound Rampt SR-91 Westbound Rames.
Fedmitran Promany ]
700 AN} 3 o [ 1 1
71k AM| 0 + o 1 3
T:30 AN 0 1 o a 1
745 AM [ 3 [ 2
00 An [ 2 [ 2
215 am) 2 1 o i
LELELL o o a o
845 ] 3 G 3
wﬁdﬁ 0 ™ 3 E 3
Narth Leg Eait Leg South Leg West Lng.
Magnalia Averus 5091 Westbound Hamps Magnotis dvenise 5881 Westbound Bamin
Pedestrimns Pedestrians Pedestrians
) o -]
] o 1 7
Q 3 o 2 4
o 1 o L] i
2 3 a 1 4
a -}
[ 5
o 1
[ ToT AL VoL i 5 23
Locatioe: Fullerton Date: 9719/3018
MS: Magnclia Avarse Day. Wedneidey
W 5R-81 Westhound Ramps.
BICYCLES
Eastbound
5391 Westbound Bamps
P ¥ Thru W
[ 2 [ ) 7
a 2 0 o 2
3 3 [ o 1
[} o o a8 1
o o
o 2
-] o
0 Fl
T T
‘Westhoand Morthbound Eastbound
S8-51 Westbound Ramgt 5591 Westbound Ramps
s 3 Thra gt T [ I Thri g
[] e Q o a 1 [] o o o  §
3 0 G ] q i q 3 0 o o
5 o G o T 0 G 0 o o 1
o 2 2 o a o 2 a o o o
o [ [ [ [ 1| o o o [ 1
o 1 o o o i
[] 1 [ ] [ -] 3
o | 5 o o 2
5 ] [ [ [ 5
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7.1.2 CIVIL SITE ASSESSMENT

Data Source: VCA

2.1.1 DOMESTIC WATER

There is one existing 8" Cast Iron City water main fronting the property on Orangethorpe Avenue as
shown in Exhibit C1.1.

During our site visit, four existing water meters and four existing 2" domestic water backflow preventers
were located along Orangethorpe Avenue. In addition, one existing 2" irrigation backflow preventer was
located along Orangethorpe Avenue. An existing water meter was also located near the existing on-site
restrooms. See Exhibits C4.1, C4.2 and C4.3 for the location of these existing on-site utilities. All existing
domestic and irrigation water utilities are marked in cyan.

2.1.2 FIRE WATER

There is one existing 8” Cast Iron City water main fronting the property on Orangethorpe Avenue as
shown in Exhibit C1.1.

One existing fire hydrant was located during our site visit on the south east corner of the intersection of
Orangethorpe Avenue and Auto Center Drive. The location of the existing fire hydrant is shown in red in
Exhibit C4.2. Currently, there are no existing fire water lines on the project site.

2.1.3 SANITARY SEWER

There is one existing 39" Vitrified Clay sanitary sewer main line on Magnolia Avenue, one existing 39"
Vitrified Clay sanitary sewer main line on Orangethorpe Avenue and one existing 24" Vitrified Clay
sanitary sewer main line that runs along Magnolia Avenue, crosses into the project site at the western
edge and continues under the |-5 Freeway. All of the existing sanitary sewer main lines surrounding the
project site belong to the Orange County Sanitation District. Information gathered from the City of
Fullerton and Orange County Sanitation District is shown in Exhibits C2.1 and C2.2.

During our site visit, two sanitary sewer cleanouts were located near the existing restrooms. Also, two
existing sanitary sewer manholes were located during the site visit. One sewer manhole is located at the
west end of the project site and the other sewer manhole is located on the public right of way along
Orangethorpe Avenue. See Exhibits C4.1 and C4.2 for the location of these existing on-site utilities. All
existing sanitary sewer utilities are marked in green.

2.1.4 STORM WATER

There are no existing off-site storm water lines fronting the project site. There is an existing flood
channel that belongs to the Orange County Flood Control District (OCFCD) that runs from the north,
underneath Orangethorpe Avenue and the project site and underneath Magnolia Avenue. Exhibit €3.1
shows the location of the existing flood channel that is labeled “Carbon Creek”. Because the existing
flood channel runs underneath the project site, no structures shall be built within the flood channel’s
easement, All proposed foundation type and location shall be designed to avoid surcharging the existing
flood channel. Four (4) off-site side-opening catch basins were located during our site visit. The location
of the off-site side-opening catch basins are shown on Exhibits C4.1 and C4.2. All storm water utilities are
marked in blue.

Within the project site, one existing stormwater manhole, existing catch basins, existing v-gutters, and
existing parkway drains were located during our site visit. The locations of these existing on-site utilities
are shown in Exhibits C4.1, C4.2 and C4.3. All storm water utility features are marked in blue. The existing

Fullerton Park and Ride loint Development Study
Drange County Transportation Authority

2.2

3.1

3.2

catch basins on the west end of the project site are connected by an 18" reinforced concrete pipe. The
existing stormwater lines are shown in Exhibit C3.1.

EXISTING DRAINAGE
Existing grades on the project site were verified in the field. The existing site utilizes gutters, ridges, and

catch basins located throughout the site to capture stormwater. Exhibits C5.1,5.2, and 5.2 shows the
existing flow paths and grades that were verified at the project site.

3.0 PROPOSED IMPROVEMENT

PROPOSED UTILITIES

This section discusses all proposed wet utilities for the OCTA Fullerton Park & Ride loint Development.
This includes the following: domestic water, fire water, and sanitary sewer. All proposed schematic utility
plans are based on information was obtained from the City of Fullerton Public Works Engineering
Department and the Orange County Sanitation District, our site visit and limited as-built information.
There was no underground utility survey performed at this site.

3.1.1 DOMESTIC WATER

The proposed domestic water system shall provide adequate water supply for operation of the buildings’
domestic water requirements. Each proposed building shall have its own domestic water line and
connection to the existing 8” water main line on Orangethorpe Avenue that belongs to the City of
Fullerton. The existing domestic water backflow preventers are not sized to meet the demands of the
proposed buildings. Thus, the existing domestic water backflow preventers cannot be used for the new

development. All proposed domestic water lines will require thé'l'ﬂ’éi‘ﬁ”’éﬁbﬁfw%"ﬁi’éwa’@?‘l‘ﬁllé% ¥
range County Transportation Authiori
water meter and backflow preventer per the local water purveyor. Exhibit C6.0 shows the proposed

utilities. Proposed domestic water lines are shown in Cyan.
3.1.2 FIRE WATER

The proposed fire water system shall provide adequate water supply for operation of the buildings’ fire
water requirements for sprinklers. Each proposed building shall have its own fire water line and
connection to the existing 8” water main line on Orangethorpe Ave that belongs to the City of Fullerton.
All proposed fire water lines will require the installation of a new water lateral, water meter and Double
Check Detector Assembly backflow preventer per the local water purveyor. Exhibit C6.0 shows the
proposed utilities. Proposed fire water lines are shown in Red. The proposed fire water system shall be
coordinated with the local fire department.

3.1.3 SANITARY SEWER

The proposed sanitary sewer system shall be sized to meet the sewer demands of each building. A new

sanitary sewer connection is proposed for each new building. Each proposed on-site sanitary sewer line
will connect to an existing County sanitary sewer line per Orange County Sanitation District. Exhibit C6.0
shows the proposed utilities. Proposed sanitary sewer lines are shown in Green.

PROPOSED DEMOLITION

The proposed demolition plan for the project is shown in Exhibit CD1.0.

Fullerton Park and Ride Joint Development Study
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3.3 PROPOSED DRAINAGE

All site drainage shall be collected and controlled in non-erosive drainage devices. Drainage shall not be
allowed to pond anywhere on the site, and especially not against any foundation or retaining wall. The sit
shall be graded and maintained such that surface drainage is directed away from structures in accordance
with 2016 CBC 1804.4 or other applicable standards. In addition, drainage shall not be allowed to flow
uncontrolled over any descending slope. Discharge from downspouts, roof drains and scuppers are not
recommended onto unprotected soils within 5 feet of the building perimeter. Landscape irrigation shall nc
be within 5 feet of the building perimeter footings except when enclosed in protected planters.

Positive site drainage shall be provided away from structures, pavement, and the tops of slopes to swales
other controlled drainage structures. The building pad and pavement areas shall be fine graded such that
water is not allowed to pond.

Landscaping planters immediately adjacent to paved areas are not recommended due to the potential for
surface or irrigation water to infiltrate the pavement's subgrade and base course. Either a subdrain, which
collects excess irrigation water and transmits it to drainage structures, or an impervious above-grade
planter box shall be used.

Proposed grading shall comply with the following grading design guidelines:

a. Planes shall be sloped for drainage. tvpicallv between 1% and 1.8%. with 1.5% considered opotimum.

b. Entrance walks and ramps will not be designed to maximum allowable slope .requirements, to
minimize potential non-compliant as built conditions. If the space allows, slopes will be reduced as
much as possible, or grading will be designed to avoid the need for ramps.

c. Door landings, paved lunch areas, and similar areas will be graded between 0.5% to 1.8% maximum
slopes. Planes will be shaped to accommodate tables and benches.

d. Asphalt paving flow lines will be 1% minimum to accommodate construction tolerances. If less,
concrete gutter will be used with a flow line minimum slope of 0.5% to accommodate construction
tolerances.

4.0 WATER QUALITY MANAGEMENT PLAN

Per the City of Fullerton, a WQMP (Water Quality Management Plan) is required if there is an addition or
replacement of 5,000 or more square feet of impervious surface on an already developed site. This project site
exceeds 5,000 square feet; therefore a WQMP is required. This will be accomplished by the implementation of Best
Management Practices (BMPs). The determination of the type and size of BMPs will occur during the design phase
of the project. A percolation test shall be performed to assess the infiltration feasibility of the site.

5.0 STORMWATER POLLUTION PREVENTION PLAN

An SWPPP (Stormwater Pollution Prevention Plan) will be required, per the State of California, if the construction

area of the project exceeds 1 acre. The construction area of this project site does exceed 1 acre; therefore, SWPPP is

required for this project.

Fullerton Park and Ride loint Development Study
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6.0 DESIGN GUIDELINES

1. Demolition
a. Perform investigation of existing conditions to assure full extent of demolition work, especially with
regard to sub-surface conditions such as concrete paving overlain with asphalt, foundations of
demolished buildings, and utility lines. If existing data is insufficient, additional information will be
requested such as potholing, underground utility survey, or other investigation from the District.
b. All existing site features that are to remain or to be removed will be clearly identified and defined in
the demolition documents.

2. Grading

a. Grading will be designed to facilitate staking and construction; plane grades shall be uniform to avoid
warped surfaces and grade changes minimized.

b. All areas will be graded for drainage. Walks, stairways, ramps, and other surfaces will slope away from
buildings.

c. Planes shall be sloped for drainage, typically between 1% and 1.8%, with 1.5% considered optimum.

d. Entrance walks and ramps will not be designed to maximum allowable slope requirements, to
minimize potential non-compliant as built conditions. If the space allows, slopes will be reduced as
much as possible, or grading will be designed to avoid the need for ramps.

e. Door landings, paved lunch areas, and similar areas will be graded between 0.5% to 1.8% maximum
slopes. Planes will be shaped to accommodate tables and benches.

f. Asphalt paving flow lines will be 1% minimum to accommodate construction tolerances. If less,
concrete gutter will be used with a flow line minimum slope of 0.5% to accommeodate construction
tolerances.

Fullerton Park and Ride loint Development Study
Orange County Transportation Authority
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a. Site will be designed using WQMP storm water mitigation requirements.

5. Sanitary Sewers
a. Sanitary sewers fixture units will be shown at building and street points of connection. Sewer lines will
be sized per code, or hydraulic calculations shall be provided.

6. Surface Drainage

a. Sheet flow will be directed from paved areas onto planted areas.

b. Flow lines will be located to avoid concentration on pedestrian walks.

c. Flow lines will be located to avoid tree wells and other objects that might obstruct drainage flow and
cause ponding.

d. Drainage from planting areas across paved areas will be avoided.

e. Drainage over public sidewalks will be avoided. Concentrated flow over driveways and pedestrian
walkways will be avoided.

7. Catch Basins, Floor Drains and Parkway Drain:
a. Catch basins grate will be called out to withstand the load to which it will be subjected. Grate
openings will be minimum opening 1/4” to 1/2" inch maximum within the direction of travel.
b. Catch basin will be offset from main line to minimize its size and depth, and to minimize blockage of
system.
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c. Cast-in-place or precast concrete catch basins will be used.

d. If possible, drains and swales will not be located in the accessible parking areas and path of travel. If
this is unavoidable, grates will be oriented 90 degrees to the direction of travel, or will be
multidirectional if there is no predoeminant direction of travel.

8. Underground Drainage
a. Design of drainage structures and piping systems will be based on hydrologic and hydraulic
calculations. Minimum flow velocity will be 3 feet per second.
b. Cleanouts will be installed in yard boxes at maximum spacing of 100 feet in straight runs and at each
aggregate change of direction exceeding 135 degrees.

9. Water Distribution
a. Meter Protection
i. An approved reduced pressure principal backflow assembly will be installed at service
connection for domestic and irrigation services.
ii. An approved double detector assembly will be installed at service connection for fire services.

10. Water Service
a. One meter will be provided for each domestic water, fire-protection water, and irrigation water
service.
b. The local water supplier shall be contacted for main, pressure and flow information.

. Meter locations shall be indicated on drawings and require approval by the water supplier.

d. Service Control (Shut off) valve, strainers, pressure reducing valves, backflow prevention assemblies,
etc. will be installed as a dual (parallel) configuration to avoid service interruptions during testing and
servicing of devices. Devices will be designed and installed in an above ground, compact, low profile
and serviceable valve station.

n

11. Piping and Design
a. Location of pressure-reducing valves will be coordinated with plumbing engineer.
. Tandem installations will be provided for pressure regulators, backflow preventers and strainers, to
avoid shut-down testing and servicing of equipment.

o

12. Flood Channel
a. No structures shall be constructed within the existing flood channel easement.
b. Foundation type and location shall be designed to avoid surcharging the existing flood channel.

13. Code Requirements

. ADA Standards for Accessible Design

. 2019 California Building Code

. 2019 California Plumbing Code

. Water Quality Management Plan Requirements per the County of Orange National Pollutant
Discharge Elimination System (NPDES) Stormwater Program

e. Stormwater Pollution Prevention Plan per the California State Water Resources Control Board

oan oo
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EXHIBIT C2.2: OCSD WEB MAP
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EXHIBIT C4.3: EXISTING UTILITIES EXHIBIT C5.2: EXISTING DRAINAGE PATTERNS
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EXHIBIT C6.0: PROPOSED SITE UTILITY PLAN
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7.2.1 MARKET STUDY AND FEASIBILITY ANALYSIS

Data Source: EPS

OCTA
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Case Study: Crest Apartments (13604 Sherman Way, Van Nuys)

Crest Apartments Is a 64-unit PSH building located in the Van Nuys community of the City of Los
Angeles. The building was developed by Skid Row Housing Trust, a non-profit focused on
developing PSH units, The organization has developed 26 PSH properties, with the majority
located in Downtown Los Angeles. Crest Apartments is one of only three of the organization’s
properties located outside of Downtown, and the only one In the San Fernando Valley,

Crest Apartments was designed by Michael Maltzan Architects, which has designed a number of
buildings for Skid Row Housing Trust. The buildings have been featured in architectural blogs and
magazines, and demonstrate the possibility and potential of architectural sophistication in
affordable housing development, With this approach, bulldings can be designed In a thoughtful
way that fit the site and surrounding area, and also create a space that Is nurturing and
supportive of its residents.

The development of the project was financed through a variety of public programs, Including the
Low-Income Housing Tax Credit program and the HOME Investment Partnership program
administered by the city's Housing and Community Investment Department. Funding for support
services came from the Los Angeles County Department of Health Services, and are being
administered by L.A. Family Houslng. Subsidies for residents’ rent Is being provided through
project-based vouchers from the Housing Authority of the City of Los Angeles.

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
Orange County Transportation Authority
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Table 1. Summary of Land Uses

LAND USE
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Source: EPS

Figure 1. Net Residual Land Value by Land Use

Net Residual Land Value by Land Use
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Source: EPS,
Methodology

EPS made several key assumptions to ensure that the market overview focuses on use-types
that are consistent with the OCTA’s goals for developing the Fullerton Park & Ride Site.
Specifically, this memorandum focuses on existing market conditions affecting demand for
multifamily housing, small-scale retail, office, hotel, and small-scale industrial uses near the
project site. To review these conditions, EPS evaluated residential and commercial development
and pricing information to analyze market trends affecting North Orange County, including the
following steps:
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» Evaluated current demographics, economic activity, and growth trends in areas surrounding
the OCTA Fullerton Park & Ride Site to understand opportunities and constraints associated
with onsite development potential;

+ Reviewed pricing, vacancy, and absorption data for various land uses in North Orange
County;

+ Used pro forma models to provide range of achievable residual land values for uses deemed
to have market demand;

+ Assessed development prototypes according to economic feasibility as well as potential to
meet OCTA goals.

Site Context

The Site sits at two important intersections in North Orange County. On a regional level, the
Site’s location on the northern side of the I-5 and SR-21 interchange provides great access to
employment and population centers as well as commercial destinations in Orange County and
beyond. Additionally, the Site is located at the southwest intersection of Orangethorpe Avenue
and Magnolia Avenue, two major thoroughfares in North Orange County.

Although the Site is within the city limits of Fullerton, it borders the City of Buena Park to the
west. Just across the I-5/SR-91 interchange to the south and southeast is the City of Anaheim.

Map 1. Site Context

Source: Google Earth; EPS.
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Map 2. Regional Context

Source: Google Earth; EPS.

Area Demographics

A review of the area’s demographics indicates that the area immediately surrounding the Site is
home to lower income residents when compared to the County as a whole, As shown in the table
below, the median household income within 1 mile of the site is approximately $58,000 and the
median household income increases as you move farther away from the Site. The median
household income within 5 miles of the Site is approximately $71,000, roughly 83 percent of
Orange County's median household income of approximately $85,000.

Homeownership rates also increase with distance from the site. Owner-occupied units comprise
42 percent of the occupied housing stock within 1 mile from the site and 51 percent within 5
miles from the site. This compares to a County-wide homeownership rate of 54 percent. Despite
lower incomes and property values near the Site, vacancy rates are consistent with regional
levels at 4 percent.

North County's distance from the major employment hubs in Orange County and its historically
affordable rents relative to other submarkets both play a prominent role in the more blue-collar
demographic profile. However, developers are turning to in-fill sites throughout Orange County
as the availability of greenfield land diminishes. Collectively, Fullerton, Buena Park, and Anaheim
have had collective population growth slower than the rest of the County since 2000, as seen in
Table 3. However, these three cities, as well as the County, have seen an accelerated rate of
growth since the year 2010, and are projected to have an even higher average annual rate of
population growth through 2023, This acceleration of growth in the adjacent cities will require a
continued emphasis on densifying existing neighborhoods in light of an urban condition that is
nearly built out.
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Table 2. Demographic Profile

Demographic Varlable 1-Mile 3-Mile S-Mile Orange County
Population 29,061 249,543 636,886 31221
Households 7.550 71.206 185.654 1.017.012
Tetal Housing Units 7,840 74.462 183,621 1.072121
Cwner-Occupled Units 3,315 33,760 99,708 581,506
% of Homes Cwner-Occupied 42% 45% 51% 4%
Renter-Occupied Units 4,234 37536 85,947 435,506
% of Homes Renter-Occupied 54% 50% 44% 41%
‘Vacant Units 20 3,166 7,966 55,108
% of Homes ‘acant 4% 4% 4% 5%
Owner-occupied Housing Unit Medan Value [1] 5454244 $489 889 $531,750 $666,084
Renter-occupled Housing Unit Median Contract Rent $1,280 51,288 51,288 $1.498
Median Household Income $57.778 $63,7%8 §70,948 $85323
Average Household Income §74,407 $84.485 $93,604 $118.318
Per Capital Income F20614 $24,885 $27.804 $38,365

Source: ESRI Business Analyst Cnline; US Census Bureau, 2012-2016 American Community Survey,

[1] ESRI 2018 Estimate

Table 3. Historical and Projected Population

Avg. Annual Growth %

Area [1] 2000 2010 2018 2023 2000-18  2010-18  2018-23
Fullerion 126,003 135,108 144214 151,258 0.75% 082%  096%
Buena Park 77.962 80,477 83,995 88,501 0.41% 0.54% 1.05%
Anahem 328014 336,208 357,084 375,151 0.47% 0.76%  0.99%
Subtotal 531,879 551,793 585,293 614,810 0.53% 0.74% 0.59%
Orange County 2,848,289 3,008,855 3,221,103 3,396,718 0.89% 0.86% 1.07%

Source: California Department of Finance Historical Populaion Esimates, EPS

[1] Historical population estimated for January 1 of each year according to Calfornia DOF. Projected 2023 population provded by
ESRI Business Analyst

Employment and Commercial Market Trends

According to the California Economic Development Department, Orange County had an
extremely low unemployment rate of 2.8 percent in September 2018, 110 basis points lower
than California’s unemployment rate of 3.9 percent. Over the course of the year, Orange County
had large employment gains In the business and financial service Industries. However, North
County Is heavily reliant on the industrial and service sectors, while most white-collar
employment is Iocated in South County submarkets such as Irvine, Newport Beach, and Costa
Mesa as well as north in LA, The largest employment declines over the year in Orange County
were In manufacturing, with a decrease of over 3,000 jobs.
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The Site sits at the convergence of two office submarkets—Fullerton and Buena Park/La Habra —
neither of which are particularly cholce locations for Class A Office in Orange County, and both of
which have significant Industrial tenant bases. In Fullerton, it has been years since office
developers have brought a project of any size to market, with little in the pipeline to change this
course. Developers have focused on adding apartments In this submarket Instead. There is no 4
& 5 Star office inventory In Fullerton, and little likely to be added to the pipeline in the near
term—there has not been any new office product delivered in the Fullerton submarket since 2008
and negative net absorption over this same period.

Although Buena Park/La Habra has seen positive absorption for office product In the submarket,
rents have been fiat. Buena Park/La Habra received its first Injection of speculative development
this cycle with the arrival of The Source Tower In 2016. The 450,000-sf project includes a mall,
various entertainment and dining options, a hotel (under construction), and 96,000 sf of office.
The office space Is designed with tech and creative office users in mind, but as of August 2018,
the project was still looking for an anchor tenant,

Cal State Fullerton (CSUF) provides a pipeline of educated employees, and supports the overall
demand for commerclal and rental residential real estate around the university. With an
undergraduate student body of over 30,000 students, and only about 2,000 residents living in
college housing, the university provides a steady stream of employees and renters. In addition to
CSUF, other major office tenants and employers In Fullerton include Raytheon and St. Jude
Medical Group. As such, Fullerton has become a focus for multifamily developers as these
demand drivers generate strong fundamentals not found In other North County cities where
employment Is heavily comprised of lower paying retail, hospitality, and service jobs.

Real Estate Market Conditions

Orange County’s strong economy is reflected In Its real estate market. However, the prospects
for certain land uses vary by submarket and site-specific characteristics. Given the Site's location
and basic market Indicators, EPS conducted market analysis for office, hotel, multifamily
residential, retall, and light Industrial uses. This section describes the market conditions for office
and hotel uses, two land uses that EPS did not continue to evaluate due to our market findings of
inferior site suitability for such uses,

This section provides more detail on key real estate performance indicators for multifamily
residential, retall, and light Industrial land uses, uses that have been judged to have potential
market support on the Site. A 3-mile radius from the center of the site Is used to define the trade
area for multifamily residential and retail uses. The trade area for light industrial uses is
comprised of the city limits of Fullerton, Buena Park, and La Palma.

Office

Despite the strength of the County’s economy, much of the development activity has centered In
submarkets not near the Site area, with strong activity in South County submarkets, Anaheim's
Platinum Triangle, and the areas immediately surrounding major tourist destinations. For
example, over the last several years, Orange County has experienced heavy commercial
development, completing 2.7 million square feet of office space countywide. Nearly all of this
development occurred in South County, with 2.1 million square feet of Class A office space
located in Irvine Spectrum alone.
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Although the County boasts low unemployment and major office development, Fullerton and
Buena Park are not choice locations for new speculative Class A office development relative to
other areas in the County, Overall, the two submarkets have a dated office stock. Fullerton has
office rents that are among the bottom half of the County overall, even with healthy annual rent
growth. Within 3-miles of the Site, historical rent growth has been modest for office space over
the last three years, as seen in Figure 2. Office vacancy rates within 3-miles of the Site have
been trending downward from 2009 to 2016, however, negative absorption in 2017 and 2018
has caused vacancy rates to approach 9 percent, as shown in Figure 3.

Additionally, the site’s relatively small size and its distance from other Class A office parks are
not in line with the characteristics typically found in the new highly-amenitized campus-like office
developments being delivered in South County, whose larger footprints offer proximity to
clusters of firms and landscaped open spaces to their tenants. For these reasons, EPS concludes
that the OCTA site would not attract as much developer and investor interest for office use as it
would for other uses.

Figure 2. Historical Rent for Office within 3-Miles of Site

Office
Avg. Gross Lease Rate per Sq. Ft.
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Figure 3, Historical Submarket Trends for Office within 3-Miles of Site
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Hotel

According to CBRE, national lodging demand has grown every quarter since the beginning of
2010, a trend reflected in California’s record-breaking year for hotel development in 2017,
Demand for hotel uses in Orange County is particularly strong, buoyed by major tourist
destinations such as the County’s numerous theme parks and world-famous beaches. According
to Atlas Hospitality Group, in Orange County there were 1,194 rooms under construction midway
through 2017 compared to 2,391 rooms under construction midway through 2018, nearly
doubling the number of hotel rooms under construction!. Midway through 2018, there were 72
hotels with 13,150 rooms planned or under construction in Orange County. Most of this activity
is taking place near major tourist destinations, with the cities of Anaheim and Garden Grove
jointly accounting for 7,600 rooms being planned or built in the County, or approximately 58
percent of the County’s expected growth,

Consistent with this robust development activity, lenders and developers have been
characterized as being bullish on new California hotel construction, as they see a very positive
long-term outlook, in spite of hotel construction costs that are up 20-25 percent over the last 12
months, according to the Atlas Survey. However, hotel values continue to climb due to rising
per-room prices.

Southern California hotel performance metrics, including eccupancy and room pricing, remain
historically strong, thanks in part to a nationwide travel economy that is still humming on both
the leisure and corporate sides, along with group meetings and convention business. However,
certain market conditions and site specifics draw questions about the OCTA Site's suitability for
such uses. Countywide occupancy is between 79 percent to B2 percent, depending on the time of

1 "California Hotel Development Survey 2018 Mid-Year” by Atlas Hospitality Group.
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year (an 80 percent occupancy rate market-wide Is generally considered full-utilization)2. Of the Figure 4. Historical Rent for Multifamily Residential within 3-Miles of Site
County’s submarkets, North County actually had the highest rate—83 percent to 85 percent,
depending on timeframe. Despite Its high occupancy rate, North County had the lowest Revenue
per Available Room (RevPAR) in the County at $99 to $103, compared to the Countywide
RevPAR of $155 to $161, a gap likely due to a famlly travel market rather than being driven by

Multifamily Residential
Avg. Asking Rent per Sq. Ft.

business and |luxury-driven hotel stays more common closer to the Class A office parks and main 52,50
resort attractions®, The Site's distance from major tourist destinations and employ ment centers
relative to competing existing and pipeline hotel supply are additional characteristics that are not $2.00

particularly conducive to new hotel development in Orange County.

5150
For these reasons, EPS concludes that the OCTA site would not attract as much developer and
Investor Interest for hotel use as It would for other uses, 100
Multifamily Residential

50.50
Market research indicates that multifamily residential is In high demand—demonstrated by
healthy rent growth and low vacancy rates. Market-rate units in the cities of Buena Park, 0,00

Fullerton, and Anaheim have a collective vacancy currently below 4 percent, with multifamily 2009 2010 2011 2012 2013 2004 2015 2016 2017 ¥ID
developments selling at cap rates below 5 percent. For multifamily residential units within 3-
miles of the Site, average asking rents have grown by 25 percent over the last five years, as
seen In Figure 4 below. Figure 5 shows downward trending vacancy rates over the last ten
years, with little new supply being delivered in the same time frame, Figure 5. Historical Submarket Trends for Multifamily Residential within 3-Miles of Site

Source: CoStar

Within the North County, Buena Park, and North Anaheim Submarkets defined by CoStar, four
market-rate multifamily projects have been delivered In the last five years. Project detalls for Multifamily Submarket Trends
these projects are summarized in Table 4, showing monthly rents ranging from a high of $3.05
per square foot to a low of $1.97 per square foot.

400 7.0%

300 B.0%
In addition to healthy rent growth and growing demand for more housing throughout southern
California, the Site seems well-sulted for residentlal development because It Is located In a 09 1y
predominantly residential area that is already connected to regional transportation. Multifamily » 100 apw
residential development would be consistent with the apartments found across the street and in 5 5 B B — E
adjacent blocks. The Site Is also near Buena Park High School, which Is one block to the north. [ 3-.311 ey e g §
Residential land uses directly along freeways is commeon in the area and should not deter the (100) 2.0%
marketability of residential development on the Site, especially in the current market of high o fi
demand for rental residential. ]
{300) 0.0%
m Net Absorption [Units) mmmm Deliveries w—\facancy Percent
Source; CoStar

2 "Hotel Markets Strong in April; CBRE Ups Outlook” by Paul Hughes. Orange County Business Journal.
June 1, 2018.

3 Ibid.
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Table 4. Comparable Market-Rate Multifamily Residential Develop t

Property Year Land Total Units Asking Rent Per Sq. FL.

Name Address City Built (acres) Units per Acre Swudo 1-Bed 2Bed 3-Bed Total
Pearl La Floresta 420 La Crescenta Dr Brea 2me 28 04 5000 S3.05 278 w7 5204
Mexan Aspect 251 Orangefair Mal  Fullerton 2017 64 3z 51 s28 $273 523 S000 5255
On Beach 5832 Beach Bvd  Buena Park 2018 08 60 7% $265 S206 S187 S0.00 5225
Parledew Apartments 6785 Knolt Ave Buena Park 2014 11 2 20 000 $0.00 S§197 S000 5167
Weighted Average $273  S279  S241 5270  S263

Source: CoStar Onine

Homelessness Is an Important Issue throughout southern California and the Site's redevelopment
may present an opportunity to provide housing specific to the needs of homeless populations.
EPS Identified two types of housing programs for the homeless that may be appropriate to
incorporate as a component of the redevelopment: Transitional/Bridge Housing and Permanent
Supportive Housing. Such housing concepts develop and operate outside of market conditions,
with substantial financial support from public entities, non-profit organizations, and other outside
resources.

Transitional (or Bridge) housing Is a medium-term model of providing housing to the homeless
and unstably housed. Unlike crisis housing, where individuals are provided a bed on a night-to-
night basis, residents In transitional housing typically have their own room or dwelling unit, and
stay anywhere from a few weeks to a few years, depending on the facility. Many transitional
housing facllities are developed and operated by non-profit and faith-based organizations.

Permanent Supportive Housing (PSH) is a long-term model of housing those who are homeless
or unstably housed. The model includes providing affordable dwelling units along with support
services that assist residents In areas such as mental and physical health, addiction treatment,
education, and job training. Many PSH buildings are developed and/or operated by non-profit
entities who can provide or coordinate the provision of supportive services. The units are rented
in a manner similar to other forms of affordable housing, where the residents pay some portion
of their iIncome towards rent, typically Social Security disability income, with the remainder of
the rent funded by public subsidies.

Glven the non-market forces that support such developments, EPS did not quantitatively
evaluate these housing concepts, but a qualitative discussion of these concepts as well as
relevant development case studies are included in Appendix A.

Retail

The Site's location along two major thoroughfares, as well as its continuing function as a multi-
modal transit hub, suggests that a retall component may be sultable at the intersection of
Magnolia Avenue and Orangethorpe Avenue. For comparably sized retail properties within 3-
miles of the site, asking rent growth has been flat while net absorption has been barely positive
with very little new development over the last five years, as seen in Figures 6 and 7 below.
However, the high-traffic intersection and current vacancy rates nearing 6 percent within the
trade area pose some promise for including some retall uses on site. Still, the site’s small size
will certainly limit the ability for on-site retail uses to compete with and/or cannibalize the area’s
existing retail offerings, especially with more robust retail destinations nearby such as Buena
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Park Place (an approximately 250,000 square foot mall) and The Source at Beach (a 450,000
square foot mixed-use complex with substantial retail and entertainment offerings).

The rise of e-commerce has changed consumer behavior in regards to retail, marked by a
noticeable closure of traditional retailers (e.g. clothes, consumer products) and an increase in
merchants focused on providing experiences such as food and beverage establishments.
Population growth has accelerated modestly in the area since 2010 and although average
incomes are lower in the area immediately surrounding the site compared to the rest of the
County, the average household income within 3-miles of the site is a healthy $84,000. These
market fundamentals, combined with the Site's visibility from the freeways and access to transit
through the Park & Ride, suggest potential for viable retail uses on the Site, Nontraditional retail
concepts such as small-scale fitness studios and/or coffee shops may find the Site particularly
appealing for the commuting customer.

Figure 6. Historical Rent for Retail within 3-Miles of Site

Retail
Avg. NNN Rent per SF
$2.50
$2.00
51.50
S1.00
$0.50
50,00
2009 2010 2011 2012 2013 2014 2015 2016 2007 ¥Y1D
Source: CoStar
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Figure 7. Historical Submarket Trends for Retail within 3-Miles of Site

Retail Submarket Trends
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Source: CoStar

Light Industrial

Throughout southern California, there is a shortage of industrial properties, whose uses include
everything from logistics and warehousing to a whole host of light to heavy manufacturing. The
demand for industrial uses and warehouse space is strong throughout southern California, driven
by high population concentration, shifting consumer buying patterns related to e-commerce, and
the region’s role as a logistics hub. This shortage of supply, caused by both increasing demand
as well as diminishing availability of land for industrial uses, has pushed vacancies way down
while also putting upward pressure on rents. The scarcity of available supply and developable
sites in the best locations has pushed distributors to edge cities such as those in the Inland
Empire, farther and farther from customers. Orange County's 200 million square feet is 97.6
percent occupied with 1.2 million more square feet in the pipeline.

Activity related to several large buildings in the Fullerton and Buena Park industrial market can
have significant impact on vacancy rates and absorption, such as the Buena Park JC Penney west
coast logistics hub, which totals approximately 1 million square feet and which JC Penney sold in
2017 and plans to vacate. Given the vast difference in size between these much larger industrial
properties and the Site, this analysis evaluates the real estate performance metrics for industrial
properties under 10 acres in land size, which is comparable to the Site's acreage.

Historical rent growth for properties 10 acres and under in the cities of Fullerton and Buena Park
are shown in Figure 8 below. Industrial vacancy rates in the area have experienced a
corresponding drop over the last ten years, as seen in Figure 9. Recent strength in the industrial
sector has brought new supply to the area, with nearly 800,000 square feet delivered since
2017. The influx in new inventory explains the increase in vacancy rates over the last two years.

The Site's location in North County at the intersection of two arterial freeways, the I-5 and SR-
91, makes it well-positioned to take advantage of traffic to and from LA's ports, supported by the
area’s industrial and service sectors. The Union Pacific Railroad also passes through a dense
industrial node north of the Site in Buena Park—one of Orange County’s densest concentrations
of high-bay (28-foot clear height) warehouse space. For industrial uses, the Site is strategically

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
Orange County Transportation Authority
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accessible to Los Angeles, the ports of LA and Long Beach to the west, and the Inland Empire to
the east.

While the Site's location and surrounding uses and infrastructure are supportive of industrial
uses, the Site's relatively small size may not be the most ideal for the type of large-scale
warehouses typical of new light industrial development. Still, EPS has determined that strong
regional and sub-regional demand for industrial space presents a development opportunity for
OCTA's site, and thus has carried forward for feasibility and land value analysis below,

Figure 8. Historical Rent for Light Industrial Uses in Fullerton and Buena Park

Light Industrial
Avg. NNN Rent per Sq. Ft.
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Source: CoStar

Figure 9. Historical Submarket Trends for Industrial in Buena Park and Fullerton
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Residual Land Value Analysis

The following section detalls the pro forma analysis conducted to assess the feasibility of land
uses judged to have potential market support at the Site. Multifamily residential land uses were
evaluated at three densities: 35 units per acre, 70 units per acre, and 120 units per acre,
Nonresidential land uses evaluated Include retail and light industrial development prototypes.

Methodology

Based on market Information summarized In the previous section, EPS conducted a Residual
Land Value (RLV) Analysis using static pro forma models. The analysis starts with five
development prototypes. Residential development at 35 and 70 unlts per acre are representative
of densities built In recently dellvered multifamily developments in the area. Residential
development at a higher density (120 units per acre) was also tested for feasibility purposes.
Retall and Industrial prototypes were tested according to site size and common floor to area
ratios (FAR) for their respective land uses. The retail prototype Is tested for 15,000 gross square
feet of retall space at an FAR of 0.25 Feasibllity of Industrial uses were tested using a prototype
based on an FAR of 0.4 on 3 acres of land,

The retall and industrial prototypes use parking standards consistent with the City of Fullerton
Zoning Ordinance, which requires 1 parking space per 250 gross square feet of retall space and 1
parking space per 1,000 square feet of industrial space. The residentlal prototypes assume a City
Conditional Use Permit to allow for the reduction of parking requirements to one space per unit.

Using lease rates based on market research of the surrounding area and cap rates on recent
sales transactions, EPS estimated the capitalized market value of each prototype, These bullding
values are compared to the costs to construct these development prototypes, resulting in
residual land values for each prototype.

RLV Analysis Results

The results of the RLV analysis are summarized in Table 5§ below, and indicate that lower-
density housing, retall, and light industrial uses may yield positive land value for OCTA, while
higher density housing (70 or more units per acre) faces a feasibility challenge in the near term.
Figure 9 further illustrates the building values, developments costs, and resulting residual land
values for each of the development prototypes evaluated.

For residential development, the least dense multifamily prototype has the highest residual land
value due to the lower cost to construct 2-3 story residential projects relative to residential
projects taller than 3 stories. This analysis assumes that residential development at 70 units per
acre and 120 units per acre on the Site would reguire 4-7 storles, resulting In the higher costs
assoclated with that construction type. Additionally, residentlal development at 35 and 70 units
per acre are assumed to be surface parked, whereas development of 120 units per acre requires
structured parking. Given the high cost of structured parking, assumed to be $25,000 per space
compared to $5,000 per space for surface parking, EPS assumed a parking strategy of half
surface space and half structured spaces to Improve the project economics of this particular
prototype. However, the resulting residual land value remained negative.

This analysis also assumes the same residential rental rate per square foot for each of the three
residential prototypes. The two denser residential prototypes would have to achieve higher rents
in order to support their more expensive construction costs. If the two denser communities were
able to command a premium over the achievable rent for the 35 unit per acre prototype, then
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their respective residual land values would rise. However, such premiums are typically associated
with better views, which the adjacent freeway greatly curtalls at this Site.

Retail presents a positive residual land value, indicating that the rents achievable for this protype
can support the cost of new retall construction. The light industrial use commands a much lower
lease rate than the retall prototype, but the significantly lower cost to bulld relatively simple
Iindustrial buildings results in a positive residual land value.

Although the modest residual land value for retail might raise concerns regarding the viability of
new retall construction, on-site retall offerings can also serve as a community asset, The
assumed monthly lease rate for the retail prototype of $2.00 per square foot Is based on
historical rent trends and current market rents for retail uses within 3-miles of the Site.
However, the Site's unique setting situated at a Park & Ride location may allow retail uses to
attain a modest rent premium due to its increased visibility and exposure from the Park & Ride,
freeways, and access to transit. Another potential way to Improve the viabllity of retall is to
Include ground-floor retall as a component of a vertical mixed-use bullding, which may provide
opportunities for cutting retall construction costs.

Non-traditional retall concepts that complement the function of the Park & Ride, such as a car
wash or fitness center that transit-riders can use before or after their commutes, may be an
appropriate fit for the site. The unique nature of these concepts may alter the economic viability
for a potential retall component of the Site, but have not been considered In this analysis, which
has focused on more traditional "strip” or “pad” retail.

Details of commercial land sales that have sold since 2015 and within 3-miles of the Site are
summarized in Table 6. The properties proposed for residential uses sold at a range of $40-$119
per square foot of land. On the OCTA Site, only the residential prototype at 35 units per acre
achleved a residual land value approaching this range. Considerable Increases In lease rates or a
reduction in total development costs would be needed to improve the residual land values of the
denser residential prototypes.

Table 6 also shows that properties proposed for retail uses sold at a range of $21-73 per square
foot of land. EPS has estimated retail rents for the OCTA Site to be $2.00 per square foot, but
on-site retall rents would have to reach $2.50 per square foot In order to push resldual land
values within the range of these comparable recent commerclal land sales. In the second quarter
of 2018, retall rents in the Buena Park and Fullerton submarkets overall were $2.44 per square
foot and $2.33 per square foot, respectively. However, these average submarket rents include
larger retail development typologies that are not appropriate for the relatively small OCTA Site —
such as malls, power centers, and nelghborhood centers,

A reduction in parking requirements would alleviate the cost burden of parking and improve
residual land values across all development prototypes evaluated, residential and nonresidential.

|
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Table 5. Residual Land Value Analysis Summary Figure 9, Building Values, Development Costs, and Resulting Residual Land Values
LAND USE Building Value, Development Costs, and Resulting RLV
. MutfamilyResidentid __ MNonresidentid
em 35 Unitstacre. 70 Unite/Acre 120 UnitsiAcre Ratail Light Inchrstrial £ 160,000,000 S, 000,000
$5,287,04
Assumptions 5340, 000,000
Ste Size (acres) 3.00 3.00 300 138 3.00 $4,000,000
Site Size (3q. 1) 130,680 130,680 130,680 0,000 130,680 2
Muarber of Residental Unfts 105 210 360 &
g Net Urit Size (sq. ft) 800 800 800 =
Busidling Efficiency Ratio 5% 5% B5% 100% 85% £ $2,000,000
Gross Buikding Area 111,176 222,353 381,178 16,000 52272 E sio0ma000
Parking Spaces par Linitper 1,000 SF nonresidantial [1] 1.0 10 10 40 10 .3
[
Operating Assumptions 2 $0000,000 50
Rent per S, Ft. per Morth [2] 5285 5285 szes $2.00 51.00 E
Vacancy Rate % 5% 5% 5% % 5
Operating Expenses 3% 0% 0% 4% % _§ SECLOA0
Cost Assumptions > (52,000,000)
Hard Costs ; 540,000,000
Basic Site Work per Sq. R, Land 35 55 & 55 % 5
Building Direct Cost per gross 5q 1 [3] $154 sz 2 5169 62 ™ 4,000,
Soft Ceats (% of Hard Costs) A 0% 3% 2% 0% . SN
i G 520,000,000 _
Development Cantingency (% of Hard & Soft Costs) % 5% 5% 5% 5% 162,996,634
Developer Fee (% of Hard and Soft Costs) 4% 4% % 4% 4% - . z
Structured Parking per Space [4] 525,000 $25,000 525,000 25,000 525,000 0 (56,000,000
Surface Farking per Space 55,000 525,000 $5,000 55,000 5,000 35 Units/Acre 70 Units/Acte 120 UnftsfAcre Retad Light Industrial
Net Building Value Total Develoger it & Developer Profit —— Mot KLV
Revenues
Apnual Net Cperating Income 2148214 54,298, 427 $7.368,732 $328,320 5566463 Source: EPS.
Esit Cap Rate [5] % &% 5% 6% 8%
et . -~ b oo B M Waae e Table 6. Commercial Land Sales Since 2015
Buliding Value per Unk/Buliding ! i g
Costs. Propased Sale Prics
Costs —Land Ares .
thed G RS skmam  ess 0 o AR s oty o On e R
Cher Costs S318618  Sie274  $1897271 508,501 sso0 66
Total Development Costs (TDC) $31,936,595 576,091,205 $129,780,732 $4,009,648 §5,343,502 Proposed Residentisl Uses
TOC per Residential UnitNonresidential Sq. Ft. $304,158 $362,330 360,502 S267 $102 B5T2 Stanton Ay Buens Park THEVINE  Aparment 14 7,237,500 L 1L
W Commanwaath &ve (Fart ot Muti-Froperty Sals} Fullerion 18 Apartment At $19, 770,000 o
Land Value Anaraim Townhomas 164 £4,000, 000 =0
Grows Residual Land Vale $9,768 147 §7,208,278 §13,172.868 $1.208182 $3.814,321 arkon Ave Bueris Furk AHWIMT  Apertment 140 $2.410,000 o 40
135 b Magrola Avo Anahmim Agartmart 260 3 000 $1905.172 $as
;:’Rmmnp.umw:;‘* B %%;‘%&1 %ﬁ %&ﬁ; sfu“u:‘ g&%% rangeinorps Ave Buens Park 2205 Condomirums 280 1263 #5,000,000 $1,724 136 40
ALV per Acre §1,762.341 (81,118,163 (51.695,545) $534,548 $1.022.077 Weighted Average  §2.894,603 o8
REY e Lokl 5. 2, b o &8 2 = Buona Fark Fatsl, FAB 4,400,000 8
Buena Park Rt st $4,700,000 §21
S24-06 5 Beach B Araneim Fatad, car wash 3,400,000 $73
£1] Fesicokl s sestins Glly. oF Fullirion 7640 Baach Bh Buena Par Retl, Fa8 §1,976,000 24

Based on CoStar market research. h
Egﬁl&iﬂﬂgmmmm-wpmmmnnmhmmw Direct costs based on the folowing sources: Weighted Average  $1.77T6,016 w1
Residential at 35 units per acre based on Saylor's Current Construction Costs 2018 in Zone 4 and Los Angeles for Apartmert, 2-3 stories.
Residential at 70 units per acre bazed on Saylar's Current Construction Costs 2018 in Zone 4 and Los Angeles for Apartroent, 4-7 stories.
Residential at 120 units per acre based on Saylor's Current Construction Costs 2018 in Zone 4 and Los Angeles for Apartment, 47 stories,
Retad based on Saykr's Current Constuction Costs 2018 in Zone 4 and Los Angsles for Siore, Retail 2:3. Conclusion
Inchestrial Titup Construcion 2015 Cost Estimate
for & 50,000 sF bullding with 28 ft. clearance.

Soarve CoSter Ohiine, EPS

[4] Resicential development at 70 units and 120 unis per acre are have all parking. All other prototyp assume surface parking. The OCTA Fullerton Park and Ride Site offers economically feasible redevelopment potential for

Eg P e PPN SR PR I béaria. several land use prototypes, presenting OCTA with the opportunity to generate revenue and

7] Met Residksal Land Vakie is 5 Net Building \Vake minus Total prment Costs minus a Developer Profit assumed at 14% of Total unlock the value of the Site’s land. EPS evaluated the development feasibility of three prototypes
Deiakcpment Cos for multifamily residential development at varying densities as well as nonresidential uses such

Source: CoStar, City of Fullerton; Sayler's Cument Construction Cost. Milie and Severson Indusirial Tiup Construction; EPS. as retall and light industrial uses. The results of the feasibility analysis are summarized In Table

7 below, showing promise for residential development at 35 units per acre. Light industrial
prototype also achieved a positive residual land value, while retall land uses resulted In a modest
residual land value.
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In addition to generating revenue, OCTA can also use the redevelopment of the Site to achieve a
number of other goals. These goals range from increasing OCTA and transit ridership to creating
a mixed-use and pedestrian-friendly environment. These goals are also listed in Table 7, along
with the likelihood for each land use to be able to meet each goal. Figure 10 displays the net
residual value for each land use prototype analyzed.

Table 7. Ability to Achieve OCTA Goals by Land Use

LAND USE
Multifamily Residentlal Nonresidential
Item 35 Units/acre 70 Unitsfcre 120 Units/&cre Retail Light industnal
Asify l Derieram Dievenie $5,207.024 (§3,354 480) (4,998 ,634) §735,841 $3,066,231
Mot Residual Land Valug
Patential o Increase 2
Medur High High
OCTA Fidership edium i i Low Liow
Mixed-Use-and
Fedesrian-Friendly Development Ho i High Wedum Loy
Frovides Cormmunity Amen iy Medum Medum Medium Medium Low
Compasitty wih High High High Medium Lowy

Park & Ride Function

Source: EPS

Figure 10, Net Residual Land Value by Land Use

Net Residual Land Value by Land Use
56,000,000 55,287,024

$4,000,000 $3,066,231
52,000,000
2 $736,841

S0
35 Units/Acre 70 UnitsfAcre 120 Units/Acre Retail Light Industrial
(52,000,000

(54,000,000 ($3,354,450)
(56,000,000) ($4,996,634)
Net RLV
Source: EPS.

Recommendations

Redevelopment of the OCTA Fullerton Park & Ride Site has the potential to generate financial
value for OCTA as well as meet a number of placemaking and economic development goals.
These are near-term recommendations for OCTA to guide the implementation process so as to
maximize the value unlocked from the Site's redevelopment:
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Prioritize Goals for Project Site. Although generating revenue for OCTA Is a priority, the Site's
ability to meet OCTA's non-financial goals should be considered relative to the potential to
achieve those goals by other means. For example, other OCTA redevelopment sites may be
better suited for and more efficient at achieving certain goals (e.g. providing housing or
community assets) than the development options being contemplated at the Fullerton Site.

Evaluate Strategic Public Investment. EPS conducted a pro forma analysis demonstrating
that current market conditions produce a marginally feasible project for certain land uses. To the
extent that OCTA, the City of Fullerton and the City of Buena Park have goals that can be
achieved through the Site’s redevelopment, a collaborative public investment strategy may help
certain desired land use programs overcome development feasibllity hurdles. Ultimately, the
need to discount land, waive or defer Impact fees, and contribute outside funding/grants to
achieve public sector and community objectives should be based on a refined financial
assessment.

Initiate Developer Selection and Negotiations. As similar Infill development projects emerge
and as other redevelopment opportunities for public-private partnerships are considered for
other sites throughout the County, an important next step will be to evaluate specific attributes
of such a project at the Fullerton Site and Initlate developer discussions.
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APPENDIX A

Multifamily Housing Concepts for the Homeless

Homelessness is an important issue throughout southern California and the Site's redevelopment
may present an opportunity to provide housing specific to the needs of homeless populations,
EPS Identified two types of housing programs for the homeless that may be appropriate to
Incorporate as a component of the redevelopment: Transitional/Bridge Housing and Permanent
Supportive Housing. Such housing concepts develop and operate outside of market conditions,
with substantial financial support from public entitles, non-profit organizations, and other outside
resources. Glven the non-market forces that support such developments, EPS did not
quantitatively evaluate these housing concepts, but provided a qualitative discussion in Its place.
Below are descriptions of two types of housing solutions for the homeless, followed by three case
studies of successful projects.

Transitional /Bridge Housing

Transitional (or Bridge) housing is a medium-term model of providing housing to the homeless
and unstably housed. Unlike crisis housing, where individuals are provided a bed on a night-to-
night basis, residents in transitional housing typically have their own room or dwelling unit, and
stay anywhere from two weeks to two years, depending on the facility. The housing is also
combined with the provision of support services, to help transition residents into a more
permanent housing situation. Transitional housing facilities often target specific segments of the
homeless population, such as women, youth, LGBT individuals, or veterans.

Many transitional housing facilities are developed and operated by non-profit and falth-based
organizations. While In the past they have recelved funding through HUD, local housing
authorities, and foundations, the model Is beginning to fall out of favor, with a preference being
given to funding Housing First initiatives and Permanent Supportive Housing development (see
below). As a result, many transitional housing facilities are losing funding and are unable to
house and support as many Individuals, According to organizations that operate transitional
housing, losing this model, especially before a much greater number of PSH units become
available, will have (and is already having) the effect of increasing the number of people living
on the street,

Permanent Supportive Housing

Permanent Supportive Housing (PSH) is a long-term model of housing those who are homeless
or unstably housed. The model includes providing affordable dwelling units along with support
services that assist residents In areas such as mental and physical health, addiction treatment,
education, and job training.

Many PSH bulldings are developed and/or operated by non-profit entities who can provide or
coordinate the provision of supportive services. The units are rented In a manner similar to other
forms of affordable housing, where the residents pay some portion of their income towards rent,
typically Social Security disability income, with the remainder of the rent funded by public
subsidies. Development of PSH bulldings Is also typically financed through public or institutional
and corporate philanthroplc sources, Including grants and tax credit programs. While providing
much-needed capital, these sources often come with many bureaucratic requirements and have
a finite amount of funding available. Therefore, there Is an interest In finding other ways to
finance PSH that can complement and expand the capacity of these traditional sources.

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
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Developers have also utilized innovative approaches to bullding deslgn and construction to help
save time and cost.

Case Study: Potter’'s Lane

Located In Orange County's Midway City, Potter's Lane Is a 15-unit housing development
targeting chronically homeless veterans. The project was developed by American Family
Housing, a non-profit providing housing and support services to homeless and low-Income
individuals and families In Los Angeles, Orange, and San Bernardino countles, Monthly rent is
$1,200, but tenants only pay up to 30% of their income towards It, with the rest subsidized
through HUD's Veterans Affalrs Supportive Housing Voucher program administered by the
Orange County Housing Authority.

The Innovation at Potter's Lane was the use of shipping containers as the raw materials for the
bullding. GrowthPoint Structures, a Los Angeles-based company that manufactures modular
bulldings fabricated around used shipping containers, provided the pieces, and SVA Architects
designed units utilizing three containers for a total size of 480 square feet. The use of
GrowthPoint's containers were not only more cost-effective than traditional materials, but the
prefabricated nature of the containers and the factory’s proximity to the site reduced
construction time to just five months,

Just over half of the financing for the project came from a variety of public funding sources,
Including, the State Veteran's Housing and Homeless Prevention Program, Orange County
Housing Successor Agency funds, and the Federal Home Loan Bank (FHLB) Affordable Housling
Program. The remainder of the financing came from the Home Depot Foundation, a conventional
loan, and American Family Housing's own funding sources.

Case Study: PSH Colden

PSH Colden, located In South Los Angeles, Is an eight-unit building under development by
FlyAwayHomes targeting the chronically homeless. Like Potter’s Lane, the bullding Is being
constructed using the modular fabricated shipping containers from GrowthPoint Structures. The
eight four-bedroom units will each house four individuals, where residents have their own
bedroom and share common living and kitchen space with the other three.

FlyAwayHomes Is a sodal benefit organization founded by a local development company and
property management company, in partnership with The People Concern, a Los Angeles social
services agency. The Innovation with PSH Colden Is that, unlike the vast majority of PSH and
other affordable housing projects, the development Is being financed through private investment.
FlyAwayHomes will lease the building to The People Concern, generating a cash flow and
providing a modest return to investors, The People Concern will In turn find qualified residents,
operate the building, and provide support services. It Is anticipated that about one-third of the
tenants will pay rent of $550/month from their Social Security disability income, while the
remalning two-thirds will have their rent of $800/month pald for through LA County’s Housing for
Health project.

By using private financing, the developer did not need to go through the application process and
adhere to all of the standards and requirements dictated by public financing, such as paying a
prevailing wage. This led to a less expensive and accelerated development process, More
Importantly, the success of this model will significantly open up funding sources and lead to more
PSH development than could be supported through the sole use of the finite funds available
through public programs.
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Case Study: Crest Apartments (13604 Sherman Way, Van Nuys)

Crest Apartments Is a 64-unit PSH bullding located In the Van Nuys community of the City of Los
Angeles. The bullding was developed by Skid Row Housing Trust, a non-profit focused on
developing PSH units, The organization has developed 26 PSH propertles, with the majority
located in Downtown Los Angeles. Crest Apartments is one of only three of the organization’s
properties located outside of Downtown, and the only one In the San Fernando Valley,

Crest Apartments was designed by Michael Maltzan Architects, which has designed a number of
buildings for Skid Row Housing Trust. The buildings have been featured In architectural blogs and
magazines, and demonstrate the possibility and potential of architectural sophistication in
affordable housing development, With this approach, bulldings can be designed in a thoughtful
way that fit the site and surrounding area, and also create a space that Is nurturing and
supportive of Its residents.

The development of the project was financed through a variety of public programs, including the
Low-Income Housing Tax Credit program and the HOME Investment Partnership program
administered by the city's Housing and Community Investment Department. Funding for support
services came from the Los Angeles County Department of Health Services, and are being
administered by L.A. Family Housing. Subsidies for residents’ rent Is being provided through
project-based vouchers from the Housing Authority of the City of Los Angeles.

[
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Data Source: EPS
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FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)

EXECUTIVE SUMMARY

To: Ray Whitchurch, IBI Group
From: Darin Smith and Julie Cooper

Subject: OCTA Fullerton Park & Ride Joint Development Market Study
and Feasibility Analysis; EPS #184011

Date: July 11, 2019

The Orange County Transportation Authority (OCTA) is considering
development options on its Fullerton Park & Ride property (Site) at the
southwest corner of Orangethorpe and Magnolia Avenues. Although the
Site is a functioning Park & 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, OCTA’s goals for the site include a development
that generates revenue as well as increases transit ridership.

As part of a consulting team led by IBI Group, Economic & Planning
Systems, Inc. (EPS) has evaluated the market viability and financial
feasibility of a variety of uses, including multifamily residential at various
densities, retail, office, hotel, and light industrial uses. EPS produced a
detailed memorandum on December 10, 2018, and the firm's
conclusions are summarized in this Executive Summary.

Summary of Findings

1. OCTA's Fullerton Park & Ride property’s market position 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 develop t 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,

octa Orange County Transportation Authority
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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 convenlence 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 accessibllity 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-orlented 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. EPS prepared financial analysis that compares the value of potential market-supported
developments to their construction costs, and ylelds "residual land values” estimating what
OCTA might expect to recelve 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 they have higher construction costs while the value of the units does not
increase proportionately.

9. When considering the potential disposition of its property at the Fullerton Park & Ride, OCTA
will 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 1 below characterizes how each land use tested for the Site
addresses a varlety of OCTA goals,

Table 1. Summary of Land Uses and OCTA Objectives

LAND USE
T Multiiamily Residential Nonresidential

OCTA Objective 35 Units/Acre 70 Units/Acre 120 Units/Acre Retail Light Industrial
Potential Land Value to OCTA High Coew Lew Medium High
Potential GCTA Ridership Gains Medium High High o kew  low
Mixed-Use & Pedestrian-Friendly High High High Medium [
Provides Community Amenity Medium Medium Medium Medium . Lew
Compatible with Park & Ride High High High Medum [0 Lew

Source: EFS

10. As market conditions evolve, developers may be more optimistic about higher density
housing or other uses than this analysis suggests. EPS recommends that OCTA be realistic in
their 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
yleld very positive results for OCTA and the local community,



7.3 PROFORMAS

Data Source: EPS

OCTA Fullerton Jaint Dﬂﬂopmm LINEAR PLAN OCTA Fullerton Joint Dev LAYERED PLAN
Land Use F Land Value Land Use Prototypes and Residual Land Value Summary
LAND USE LAND USE
T Frvae TR o TCTHR
Supportive Structured Structured Suppartive Structured Structured
item Apanments Micro Units Housing Office Retail Parking Parking ftem Apartments Micro Units Housing Office Retail Parking Parking
Development Assumptions Development Assumptions
Number of Residential Units 130 BE 28 Number of Residential Units 200 20 16
Avg. Net Und Size (sq. #) 803 300 304 Avg. Net Unit Size (sq. ft.) 800 e 383
Rentable 5q Ft 78447 25,806 11,042 82,505 18,000 Rentable Sq Ft 119,969 5120 6120 35,801 3270
Bullding Efficiency Ratio B5% B5% B5% G0% 100% Buiiding Efficiency Ratio 85% 85% B5% 90% 100%
Gross Building Area 2,290 30,380 12990 88,550 18,000 Gross Building Ares 141,140 7,200 7,200 36,880 ;>0
Parking Spaces per Unitiper 1,000 SF nanresidential 000 0.00 000 o000 0.00 Parking Spaces per Unitiper 1,000 SF nonresidential 0,00 0.00 0.00 0,00 0.00
Total Parking Spaces o o a ] 1] 404 55 Total Parking Spaces 2] Q o 0 o 518 kir
Nel New Parking Spaces [1] o o o o o Ans 58 MNet New Parking Spaces [1] (1] 0 o o o 519 272
Operating Assumptions Operating Assumptions
Rent per Sq. FL. per Manth [2] $3.05 $3.50 $123 5225 52,00 Rent par Sg Ft. per Manth [2] 3305 5350 527 5235 5200
Vacancy Rate 5% 5% 5% 5% 5% Vacancy Rate 5% 5% 5% 5% 5%
Operating Expenses 30% 30% 100% 20% 4% Operating Expenses 30% 30% 100% 20% 4%
Cost Assumptions Cost Assumptions
Hard Costs Hard Costs
Basic Site Work per gross Sq. AL 5 55 35 5 %5 Basic Site Work per gross Sg. AL $5 85 85 %5 $5
Building Diract Cost per gross Sq. Ft, [3] s222 $244 $222 $160 $144 Butlding Direct Cost per gross Sq. Fi. [3] 8222 $244 (57 $160 $144
Structured Parking per Space [3] 25,000 25,000 $25,000 $25,000 25,000 525,000 $25,000 Structured Parking per Space [3] $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000
Soft Costs (% of Hard Costs) 30% 30% 30% 20% 20% 20% 20% Soft Costs (% of Hard Costs) 30% 30% 30% 20% 20% 20% 20%
Cther Costs Other Costs
Devalopment Contingency (% of Hard & Soft Costs) 5% 5% 5% 5% 5% 5% 5% Devaiopment Contingancy (% of Hard & Saft Costs) 5% 5% 5% 5% 5% 5% 5%
Devslopar Fee (% of Hard and Soff Costs) 4% 4% Ak 4% 4% A% Ak Developer Fes (% of Hard and Scft Costs) 4% A% 4% 4% 4% 4% 4%
Revenues Revenues
Annual Net Operating Incoms $1.009,308 $720,782 s0 §1,284 440 $393.984 Annual Net Opsrating Inceme 52919925 §170,932 30 $736,689 £704,137
Desired Yield on Cost [4] 5.50% 550% 5.50% 7 50% 7 50% Desired Yieid on Cost [4] 5.50% 5.50% 5.50% T 50% 7 50%
Met Building Value {Supportable Development Costs) $34T14T18  $13,104,758 50  $171250962 $5,253.120 Met Buliding Value {Supportable Development Costs) $53,080.554 $3,107 847 50 $6,822 514 $8,388 453
Net Bullding Value per Unit/Bullding SF $267,036 $152,381 $0 $246.24 $201.84 NiA iA Net Building Value per UnitBuilding SF $265 448 $155,302 50 $245.24 $291.84 A A
Costs Costs
Hard Costs {including Parking) 520840715 57.562.414 S$2.047 447  $12101,700 $2,883 347  $12350,000 §1,400,000 Hard Costs (including Parking) $32,024.841 $1,793 458 $1,633,680 $6,940,860 54795738  §$12,675,000 $6,800,000
Soft Costs 56,282 215 52,268,724 $884 234 $2,420,340 $536.660 $2,470,000 $280,000 St Costs $9,807 452 $538,037 3480107 $1,388,172 $058,148 §2,505,000 $1,360,000
Other Costs $2.450064 $884.602 $344651  $1.306.984 §280601  §$1.333.800 §161,200 Other Costs $3.746.906 $748.613 $917.940  $1.401.300 $734,400
Tolal Development Costs (TDC) $20672894 $10.715840 $4176.533 $15820,024 $3500818  $16,153,800 §1,831,200 Total Development Costs (TDC) $45,379,200 52,541,330 32,314,837 38,078,845 $8272,825  $18.871.300 $8,894 400
TDC per Residential Unit'Commercial SF/Stall §228.254 $124; §149,162 $227.59 $194.99 $32,700 $32,700 TOC per Residential Unit'Commercial SFiStall $226,896 $127,066 $144 684 §227.59 §194.99 $32,700 $3z2,700
Land Value Land Value
Supportable Residual Land Value 55,041,722 $2,388.816 50 $1,296,968 $1,743,302  -$16,153,800 51,831,200 Supportable Residual Land Value §7,710,365 $566,518 50 §743 869 $3,115668 -$16,871,300 58,894,400
Land Value per Unit or Bidg SF 538,782 21T 50 51865 $96 85 Land Value per Unit or Bidg 5F $38,552 328,326 30 $1865 $86.85
SUM OF TOTAL PROGRAM LAND VALUES PRIVATE  §10,470,808 PARKING  -§17,985,000 SUM OF TOTAL PROGRAM LAND VALUES PRIVATE  $12,136,409 PARKING -$25865,700
Slarting Annual Ground Lease al 6% of Value 3626 248 Starting Annual Ground Lease af 8% of Value §728.185
Annual Debt Service on Parking Costs [5] -§1,169.950 Annual Debt Service on Parking Costs 1§ -§1,682.601
Years of Ground Lease Payment unil OCTA Parking Costs are Repaid 5] Years of Ground Lease Payment unfil OCTA Parking Costs are Repaid [5] 44
NPV of OCTA Revenues over 50 Years at 5% Discount Rate -$1,958,727 NPV of OCTA Revenues over 50 Years at 5% Discount Rate -$7,280,113

Swded a% Sucheed parking. SAe p

[¢] Biasad on LoSTar MArke! 1esearcn 1or SManes Lngs, With 147% pramaum 1or New CONSTLCTION. MICTO-UnIS QBT SNother 1U% PREMILM. FaH UNS 8re prcea a1 Uk AMI 107 8 1-pernson nousenoid.

13 Al Butling Limect GoSES SSUME Prevailng wage Tequilements and &1s Dased on e Iollowing sources:
Rusidential based on Saylor's Cunent Constnaction Costs 2018 in Zone 4 and Los Angeles for Aparimant, 4-7 stories. plus a 10% premium per sg. . for micro units
Uthce based on Saylor's Cureni Uonstruction Uosts 2018 in Zone 4 and Los Angeles.
ﬂmmecMmmcmmammqwmmum Retail, less an sssumed

mewu&qﬁs
14] asea on recent property sale

is in the ground floor of residential and garage buildings.
Crrent Conatiusion osts Uasts 2018 i £one 4 and Los Angeles for Larage, Farkng

the area and £F5

Jugmant
5] Assismes UL | A 1ssuas dabt far Ul Siructred parking cost at 5% INtErest with 30-year smonzatan
[5] Assumes ground lease payments escalate 2% annuslly while debl service payment remain constant.

Source’ |B Group, CoStar, Saylor's Current Construction Costs 2018, EPS

fTictred parking

spaces
[2] Based on Cofitar marke! research for smalier unis, with 10% premim for new constructon Hmmwum\hm P5H unis are priced at 30% AMI for 8 1-person househald.

|3] Al Budang Lirect Costs Provaing wape
Hessgental

and are based on the

|mmmmwmmmmmunm4mmmmwmm Pt & 1% premium per 5q. 1 0F MICro unis.
Umce basad on Saylors Cument Construction Costs A11H m Zone 4 and Los
PRGN DESS 0N SHYI0NS LUITBN LOMSITUCHN LOSIS 2110 1N 008 4 80 LOS ANJESS 107 J007E, U, 058 8N BX50meg
savings of $25 because the proposed retail is in the ground floor of ressdential and garage bulidings.
Siiuckured paring based on Sayiors Curent Conatructon Uosts 2018 in Zone 4 and Los Angeies for Uarsge, Famng
|4] Based on recent property sise Iransactans in the smea and LHS professsonal judgment
(5] Assumes UL | A issurs dobi lor Tull siructunod parkong cost at 2% mieress with - year amortgation
[5] Assumes ground leass payments escaiate 2% anmually while dobt service paymant remain constant.

Source. IBI Group; CoStar, Saylor's Current Construction Costs 2018, EPS.
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OCTA Full Joint Devel DEVELOPER'S OPTION 1 PLAN

Land Use Prototypes and Rnsldual Land Value Summary

OCTA Fullerton Jaint Dﬂl‘apmm HORSESHOE PLAN
Land Use F Land Value
LAND USE
T FTIvETE TR
Supportive Structured Structured
Item Apafments  Micro Units Housing Office: Retail Parking Parking
Development Assumptions
Numbar of Residential Units 50 0 26
Avg. Net Unit Size (sg 1) 502 304 383
Rentable Sq. Ft 29,587 21,250 9,945 53 406 32,385
Building Efficiency Ratio B5% B5% 85% 80% 100%
(Gross Bullding Area 34820 25,000 11,700 59,440 32,385
Parking Spaces per Unitiper 1,000 SF nonresidential 0.00 0.00 0.00 0.00 0.00
Total Parking Spaces o o a a o 4 128
Nel New Parking Spaces [1] o o 1] o o 421 129
Operating Assumptions
Rent per Sq. FL. per Month [2] 33.05 $3.50 127 §225 $2.00
Vacancy Rate 5% 5% 5% 5% 5%
Operating Expeanses 30% 30% 100% 20% 4%
Cost Assumptions
Hard Costs
Basic Site Work per gross Sq. FI 55 55 35 35 55
Building Direct Cost per gross Sq. Ft, (3] $222 $244 $222 5169 $144
Structured Parking per Space (3] 25,000 $25,000 $25,000 $25,000 25,000 525,000 $25,000
Soft Costs (% of Hard Costs) 30% 30% 0% 20% 20% 20% 20%
Other Costs
Developmant Confingency (% of Hard & Soft Costs) 5% 5% 5% 5% 5% 5% 5%
Devsloper Fee {% of Hard and Soft Costs) A% 4% A% 4% A% 4% A%
Revenues
Annual Net Operating Incoms $720,381 $583,513 50 §1.007,738 §708.405
Desired Yiald on Cost [4] 5.50% 5.50% 5.50% 7.50% 7.50%
MNet Bullding Value {Supportable Development Costs) $13,007 480 $10,791,138 S0  §14,836,506 $0.445 402
Net Building Value per UnitBuilding SF $261,950 §154,159 50 $246.24 $291.84 NiA A
Costs
Hard Costs {including Parking) $7.800,701 $6.227.264 $2.654.745  §10,342 580 34824807  $10,525,000 §3,225,000
Soft Costs $2.370210 $1,868,185 5708,423 52,068,512 $864 861 52,105,000 5645,000
Other Costs 5024 380 $728.502 £3106805  §1.116.906 §521070  §1.136700 $348.300
Total Developmant Costs (TDC) $11,195 284 58,824,062 $3,781,773  $13,528 088 $6.310.848  $13,786,700 §4,218,300
TDC per Residential UnitiCommercial SFiStall $223,908 §126,058 $144,884 $227.59 $104.90 $32,700 $32,700
Land Value
Supportable Residual Land Value $1,902,186 $1,967,075 50 §1,108,437 $3,134.554  -$13,766,700 -54,218,300
Land Value per Unit or Bidg SF $38.044 526,101 50 $18.65 396 85
SUM OF TOTAL PROGRAM LAND VALUES PRIVATE £8,112,252 PARKING  -$17.985000
Starfing Annual Ground Lease & 6% of Value 486,735
Anrual Debt Service on Parking Costs [5] -§1,168,850
Years of Ground Lease Payment unill QCTA Parking Cosfs are Raepaid 8] 46
NPV of OCTA Revenues over 50 Years at 5% Discount Rate -$6,568,655

surface spaces
| Besed on Cobtas mamket 1esearch 107 SMsker unts. wilh 10U premam 1of new Consiuction. MiISTo-Unis get Bnother 10U premum. FixH unis are pnoea a1 U AMI 100 & 1-pEnson NOUSEnsId,
|41 All Butkeing Lirec! Costs assume prévaiing wage requiréments and aré Dased on e 1DHowng sources.
HEs<iemal Dated On SAYI0rS LUMMent LONBIUCIoN Casts AU1H i £0Ne & BNa LOS ANQEIES 107 ADaMtMEnt, 4-/ SIONes. RIS & 1L pemum per 8q. . 167 MIC Lnits.
Lftcn basad an amnmmmmm‘enm4mmm
SIS U110 I LONE & @NG LOS ANJENS 10f SIOTE, METHN, BS5 3N §S5ume

uwﬁmmmwmunnmmmmwwwm

siructured parkng basad on Saylor's Lurment Lonstruchon Costs 2UTH m £0ne 4 and Los Angeies lor Liamage, Farng
|4] Hasec on recent property sale ransactons i the area and £FS ProfEsSIONA |UOGMent
[5] Assumes OCTA isauss dabt for Tull siructured parking cost at 5% interest with 30-year smonizaton
|6] Assumes ground lease payments sscaiate 2% annually whie debl senice payment remain constant.

Gource' 18I Group; CoStar, Saylor's Current Construdtion Costs 2018, EPS

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

LAND USE
Frivaly ULTA
Structured Structured
item Apartments Commercial Parking Parking
Development A pti
MNumber of Residential Units 424
Avg. Net Unit Size (sq. ft.) 528
Rentable Sq. FL 223720 24,100
Building Efficiency Ratio 85% 100%
Gross Building Area 263,200 24,100
Parking Spaces per Unit/per 1,000 SF nonresidential 0.00 0.00
Total Parking Spaces 0 1] 506 88
Net New Parking Spaces [1] 4] v} 508 Ba
Operating Assumptions
Rent per Sq. Ft. per Month [2] $3.05 $2.00
Vacancy Rate 5% 5%
Operating Expenses 30% A%
Cost Assumptions
Hard Costs
Basic Site Work per gross Sq. Ft $5 §5
Building Direct Cost per gross Sg. Ft. [3] s222 $144
Structured Parking per Space [3] $25,000 $25,000 §25,000 $25,000
Soft Costs (% of Hard Costs) 30%: 20% 20% 20%
Other Costs
Development Contingency (% of Hard & Soft Costs) 5% 5% 5% 5%
Developer Fee (% of Hard and Soft Costs) 4% 4% 4% 4%
Revenues
Annual Net Operating Income $5.445 121 $527,501
Desired Yield on Cost [4] 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 $291.84 NIA NIA
Costs
Hard Costs (including Parking) $58,720,406 $3,592,704 $12,650,000 $2,200,000
Soft Costs $17,916,122 §718,541 $2,530,000 $440,000
Other Costs $6.987.288 $388.012 $237.600
Total Devaiopmant Cosis ETUC} $84,623,818 $4,699,256 $16,546,200 $2,877,600
TDC per Resid I Unit/C: ial SF/Stall §199,584 $194.99 $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 Bidg SF $33911 $96.85
SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $16,712473 PARKING -$19,423,800
Starting Annual Ground Lease at 6% of Value $1,002,748

Annual Debt Service on Parking Costs [5]
Years of Ground Lease Payment until OCTA Parking Costs are Repaid [6]
NPV of OCTA Revenues over 50 Years at 5% Discount Rate

B5e 4 HNS, INe parking cos DUSING and Commercial Spates are assu
ehrwe RO4 stnirtured narkinn enares and 175 retainad sifars snarss

-§1.263 546
24

$6,155,760

E parking. an



OCTA Fullerton Joint Development PHASED PLAN
Land Use Prototypes and Residual Land Value Summary

OCTA Fullerton Joint Devel DEVELOPER'S OPTION 2 PLAN
Land Use Prototypes and Residual Land Value Summary
LAND USE
Flivale UoTA
Structured Structured
item Apartments Commercial Parking Parking
Develog . pti
Number of Residential Units 466
Avg. Net Unit Size (sq. fi.} 534
Rentable Sq. Ft. 248,829 19,310
Building Efficiency Ratio 85% 100%
Gross Building Area 292,740 19,310
Parking Spacas per Unit/per 1,000 SF nonresidential 0.00 0.00
Total Parking Spaces [+] 0 533 266
Net New Parking Spaces [1] o 4] 533 266
Operating Assumptions
Rent per Sq. Ft. per Month [2] $3.05 $2.00
Vacancy Rate 5% 5%
Operating Expenses 30% 4%
Cost Assumptions
Hard Costs
Basic Site Work per gross 5q. Ft 35 55
Building Direct Cost per gross 8q. Ft. [3] s222 5144
Structured Parking per Space [3] $25,000 $25,000 $25,000 $25,000
Soft Costs (% of Hard Costs) 30% 20% 20% 20%
Other Costs
Development Contingency (% of Hard & Soft Costs) 5% 5% 5% 5%
Developer Fee (% of Hard and Soft Costs) 4% 4% 4% 4%
Revenues
Annual Net Operating Income $6,056,249 $422 657
Desired Yield on Cost [4] 5.60% 7.50%
Net Building Value (Supportable Development Costs) $110,113 612 $5,635430
Net Building Value per Unit/Building SF $236,295 $291.84 NIA NIA
Costs
Hard Costs (including Parking) $66,423,0689 $2,878,835 $13,325,000 $6,650,000
Soft Costs $19,926,921 $575,727 $2,665,000 $1,330,000
Other Costs $7.771,499 $310.863 $1.439.100 $718.200
Total Development Costs (TDC) 594,121,489 $3,765,258 $17.429.100 $5,698,200
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  -517,429,100 -$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 [5] -$1,689,618
Years of Ground Lease Payment until OCTA Parking Costs are Repaid [5] 34
NPV of OCTA Revenues over 50 Years at 5% Discount Rate $1,212,155

pai
shows 799 s!.rul:lured parlung spaces and 100 retained surface spaces.
|£] Based on LOSTAr MAarket fesearcn 1or SMaler unis, with 10 premium 107 new constiruction

|3] All Buniding Lirect CosSis assume prevaiing wage requirements and are based on 1ne ollowing Sources:
Resdential based on Saylors Current Construction Costs 2018 in Zone 4 and Los Angeles 10r Apartiment, 4-7 stones
Retail based on Saylor's Cument Construction Costs 2018 in Zone 4 and Los Angeles for Sh:ue Retall, less an assumed

savings of $25 because the proposed retail is in the ground floor of

[4] Based on recent property sale transactions in the area and EPS professional judgment.

and garage
Structured parking based on Saylor's Current Construction Costs 2018 in Zone 4 and Los Angeles for Garage, Parking

[5] Assumes OCTA issues debt for full structured parking cost at 5% interest with 30-year amorization.
[8] Assumes ground lease payments escalate 2% annually while debt service payment remain constant.

Source: 1Bl Group; CoStar, Saylor's Current Construction Costs 2018; EPS.

LAND USE
Frivale TR
Structured Structured
Item Apartments Office Retail Parking Parking
Development Assumptions
Number of Residential Units 82
Avg, Net Unit Size (sq. ft.) 522
Rentable 5q. Ft. 42 8B40 27,800 10,800
Building Efficiency Ratio B5% B0% 100%
Gross Building Area 50,400 31,000 10,800
Parking Spaces per Unit/per 1,000 SF nonresidential 0.00 0.00 0.00
Total Parking Spaces [} o (1] a 0
Net New Parking Spaces [1] a 0 0 a o
Operating Assumptions
Rent per Sq. FL per Manth [2] $3.05 $2.25 $2.00
Wacancy Rate 5% 5% 5%
Operating Expenses 30% 20% 4%
Cost Assumptions
Hard Costs
Basic Site Work per gross Sg. Ft. 35 $5 55
Building Direct Cost per gross 5q. Ft. [3] §222 $168 $144
Structured Parking per Space [3] 525,000 $25,000 $25,000 25,000 $25,000
Soft Costs (% of Hard Costs) 0% 20% 20% 20% 20%
Cther Costs
Development Contingency (% of Hard & Soft Costs) 5% 5% 5% 5% 5%
Developer Fee (% of Hard and Soft Casts) 4% 4% 4% 4% 4%
Revenues
Annual Net Operating Income $1,042 683 $572.508 $236,380
Desired Yield on Cost [4] 5.50% 7.50% 7.50%
Net Bullding Value (Supportable Development Costs) $18,957 668 §7.633,440 $3,151,872
Net Building Value per UnitBuilding SF $231,194 $246.24 $291.84 NIA NiA
Costs
Hard Costs (including Parking) $11,435822 $5,304,000 $1,610,008 50 50
Soft Costs $3,430,747 $1,078,800 $322,002 50 50
Other Costs §137091  §582852  §173881 50 50
Total Development Costs (TDC) $16,204 560 $7,055,352 $2,105,891 50 s0
TDC per Residential UnivCommercial SF/Stall $187.617 $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 Bidg SF §33,577 $18.85 $96.85
SUM OF TOTAL PROGRAM LAND VALUES PRIVATE $4,377,377 PARKING $0
Starting Annual Ground Lease al 6% of Value $262.643
Annual Debt Service on Parking Costs [5] §0
Years of Ground Lease Payment until OCTA Parking Costs are Repaid [5] a
NPV of OCTA Revenues over 50 Years at 5% Discount Rate $6,699 869
[1] For these calculations, the housing, office, and retai developments are assumed to utiize existing spaces.
2] Based on CoStar market research for smalier units. with 10% premium for new construction
[3] Al Budding Direct Costs assume prevalling 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, Retall, less an assumed
savings of $25 because the proposed retail is in the ground floor of residential and garage buildings.
Structured parking based on Sayler's Current Construction Costs 2018 in Zone 4 and Los Angeles for Garage, Parking
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