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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 —
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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.

Site
Figure 2.1. Regional Context Data Source: Google Earth

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




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.

- = - -1
—— — — pEeEm - - -
= ™ Site limit
Figure 2.2. Aerial view of Fullerton Park-and-Ride site 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
bus service is offered to and from Los Angeles six
times daily. In addition, OCTA recently introduced
the Bravo! 529 rapid bus route that originates at the
Fullerton Park-and-Ride and extends south to the
Goldenwest Transportation Center. The site is easily
accessible from local freeways via the I-5/Magnolia
interchange. Please refer to the appendix section 7.1
for more details.

Figure 2.3. Fullerton Park-and-Ride Transit Network

FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
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2.7 EXISTING LAND USE

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

!

Fullerton Park-and-
Ride Facility

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

1
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2.8 PARKING OCCUPANCY

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

2.9 SITE ACCESS MODE SPLIT

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

35
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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

Figure 2.7. Axonometric view of the site Data Source: Google Earth

1

IBI 13

| I



2.12 STUDY AREA

Figure 2.8. Site, looking east from the existing facilities

Figure 2.9. Site, looking east from Magnolia Avenue

Figure 2.10. Site, looking east from Orangethorpe Avenue
FULLERTON PARK-AND-RIDE JOINT DEVELOPMENT STUDY (REPORT)
Orange County Transportation Authority

Figure 2.11. Site, looking north east from Orangethorpe Avenue
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gure 2.12. North view from site, looking across Orangethorpe Avenue

Figure 2.13. Site, looking north west from existing facilities

Figure 2.14. Existing Facilities

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

1
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3.2 LINEAR

Figure 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)

Orange County Transportation Authority




Required [/~ (37-44) Stalls| | NN NSRS [OCTA 265 Stalls |1 39 Stalls Available  [ISEISHNSH [567Stalls] [+/- (28-34) Stalls| [OCTA 144 Stalls|
. 5508tals ]

[ +/- (48-55) Stalls

|[39 Stalls |

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

Provided 124 Stalls Required [44SR  [TOSSRISTIT 7 Stalls Required [ 126 ]
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)
19,600 SF One/Two Bedroom 12,990 SF Micro-unit Housing 17,900 SF One/Two Bedroom
(28 Units) (36 Units) (24 Units)
12,990 SF Permanent 17,900 SF Micro-unit Housing
Supportive Housing (28 Units (50 Units)
" 48,000 SF Structured ﬂl TExisting Surface Parking’ 12,990 SF TExisting Surface Parking! 'Existing Surface Parking’
Parking (160 Stalls) | (144 Stalls) Co-working Space L (93 Stalls) (126 Stalls)
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
BREAKDOWN BY LEVELS
SECTION WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
| Parking Access | | R Orangethorpe Ave |
,,,,,,,,,,,,,,, - ———— — T e, p— ,,,,,,,,,,,,,,,,,/
< <
< —_—
=
o0
«Q
=
=X
=
>
=
(1]
N
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 Solar carports Permanent Supportive Housing 12,990 450 28 14
g\ﬁto nd1(|Jvements Ig”“C“”‘fjdbparkingk o Cansiion o Supportive Services for Housing | 32,590 93
ared lane roposed bus park with transition plaza - - - -
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 Office Office 36,960 - - 105
Pedestrian bridge Residential OCTA Stalls Required - - _ 409
Building access Community retail -
Flood control easement Co-working Space Non OCTA Stalls.Reqmred - 300 - 497 | p—
Powerline pole Supportive Services for Housing Total Stalls Requ'|red - - - 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)

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: 1Bl 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

1
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3.3 LAYERED

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)

Orange County Transportation Authority




Required [_+/- (15-18) Stalls | NSNS INESNSEANSH [ OCTA 409 Sfalls | 20 Sl | +/- (164-188) Stalls |[53Stalls] 4 Stalls Available [_+/-(46-59) Staiis___| [N
Provided [ 550 Salls ] 4 Stalls Required _ [ i40stls ]
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 | 18,290 SF

TExisting Surface Parking!

Parking (160 Stalls) Co-working Space | (126 Stalls)
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
BREAKDOWN BY LEVELS
SECTION WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT

| I L
\_///WQ|\|| - | I

I I T T T

| Parking Access | | Orangethorpe ﬁve (L I I |
,,,,,,,,,,,,,,, - . b ——— | —————]
>
Table 3.5.2. Summary (Layered Option) §
g [=]
=]
[=2
=
=
=
(4]
A
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 Solar carports _ Permanent Supportive Housing 7,200 450 16 8
Shred e Proposed buspak with ransion plaza | 222201V Services orHousing | 720 20
Sidewalk Plaza/ Event space/ Multipurpose area | o€neral & Community Retai 32,170 - - 142
One way bike lane Transit facilities Co-working Space 18,290 - - 52
Planting strip/buffer Office Office 14,400 - - 4
Pedestrian bridge Residential OCTA Stalls Required N N a 409
Building access Community retail -
Flood control easement Co-working Space Non OCTA Stalls Required - 300 - 519 —
Powerline pole Supportive Services for Housing Total Stalls Required - - - 928 March 2020 | B |
Pick up / drop off zone Total Stalls Provided - - : 931 : , 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)
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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3.4 HORSE-SHOE |

Figure 3.6. Proposed Retail (East District)

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)

Orange County Transportation Authority




Required [/~ (67-79) Stafls | I EESHENSN IEISHEISI0CTA 409 Stalls| IS 23 Stalls Available
Provided [ IIIBB0SIaIS ] 43 Stalls Reguired [ sosals |
PARKING ALLOCATION

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

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

" 48,000 SF Structured TExisting Surface Parking!

[/ (10-13) Sl 34 Sl IS S S
[0 Sals o 11 Stlls Requied

11,700 SF Permanent
upportive Housing (26 Units)

11,840 SF

TExisting Surface Parking!

31 Stalls Available [

TExisting Surface Parking!

+/- (14-17) Stalis___ | G

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

. Parking (160 Stalls) J | (e6sStalls) Co-working Space . (100 Stalls) | (125 Stalls)
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
BREAKDOWN BY LEVELS
SECTION | WEST DISTRICT| WEST CENTRf-\L DISTRICT |EAST CENTRAL DISTRICT EAST DISTR|ICT |
| I I ! I I L
| Parking Access | OrangethorpF Ave | | | |
A
<
=
-
(=}
-
S
=
=
s
A
PLAN (Horseshoe 1) Summary Area |Area/Unit 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
Bus movements Solar carports Permanent Supportive Housing 11,700 450 26 13
Auto movements Structured parking N Supportive Services for Housing 5,450 15
S_hared lane Proposed bus park with t_ransmon plaza General & Community Retai 32,365 N n 13
Sidewalk Plaza/ Event space/ Multipurpose area -
One way bike lane Transit facilities Co-working Space 11,840 - - 34
Planting strip/buffer Office Office 42,150 - - 120
Pedestrian bridge Residential OCTA Stalls Required - - _ 409
Building access Community retail -
Flood control easement Co-working Space Non OCTA Stalls.Requued - 300 - a1 |
Powerline pole Supportive Services for Housing Total Stalls Required - - - 830 March 2020 | B |
Pick up / drop off zone Total Stalls Provided - - - 831 : , &7




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)
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

Figure 3.7. Rendered view of the proposed transition plaza along Orangethorpe Ave
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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)

Orange County Transportation Authority




Required NSNS INAONSHANSN (OCTA™09'SHAlIS] 37 Stalls Available
[ 50Stals ]

Provided
PARKING ALLOCATION

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

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

[ +/- (67-79) Stalls ][ 37 Stalls | [RS7:Stallsh]

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 | IS
[ " i40tals ]

17,370 SF One/Two Bedroom
(24 Units)
Zg ,000 SF Structured | MExisting Surface Parking! 12,990 SF TExisting Surface Parking!  Existing Surface Parking’
. Parking (160 Stalls) (50 Stalls) Co-working Space | (1408talls) | (140 Stalls)
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
BREAKDOWN BY LEVELS
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
SECTION 1 | ! 1 |
I I | I I
| Parking Access | | Orangethorpe Avq
i ; ° ; -
=
20
(=}
-
=)
=
>
=
(5]
N
PLAN (Horseshoe Il) Summary Area |Area/Unit or | Units | Stalls Not To Scale
(SF) Stall (SF)
One/Two Bedroom Unit 46,970 700 82 108
Micro-unit 12,990 350 36 19
Bus movements Solar carports Permanent Supportive Housing 12,990 450 28 14
Auto movements Structured parking Supportive Services for Housing 12,990 37
Shared lane Proposed bus park with transition plaza General & Community Retail 24,970 R R 143
Sidewalk Plaza/ Event space/ Multipurpose area -
One way bike lane Transit facilities Co?worklng Space 12,990 ' . 37
Planting strip/buffer Office Office 46,970 - - 133
Pedestrian bridge Residential OCTA Stalls Required - - - 409
Building access Community retail N TA Stalls Reaui N N 4
Flood control easement Co-working Space on OCTA Sta S_ equired 300 58 | —
Powerline pole Supportive Services for Housing Total Stalls Required - - - 867 March 2020 | B |
Pick up / drop off zone Total Stalls Provided - - - 880 31




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)
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 [0 STalls T 59 Stalls Required [ETT165 Stalls | [ iS85 Stalls ] | [ 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 WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
1 1 1 1 1 1 1 1 1
1 1 1 1 1 1 1 1 1
1 1 1 1 1 11 1 1 11
1 1 1 1 1 1 1 1 1
1 1 1 1 1 1 1 1 1
1 1 1 1 1 1 1 1 1
1 1 1 1 1 1 1 1
e ) 1 1 1 1 m L m
1 1 1 1 1 1 1 1 1
! ! ! ! Orangethorpe Ave ! n [ n
| 1 1 1 > 11 | 11
,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, y A e—— ey eep——— ,,,,,,,L,,,,,,,,,/
<
A A
=
Q0
(=}
-
e
=
>
=
D
N
PLAN A
PLAN Summary Area |Area/Unit or | Units | Stalls NotTo Scale
(SF) Stall (SF)
Bus movements Solar carports Studio Unit 64,400 500 126 95
Auto movements Structured parking One Bedroom Unit 134,400 600 220] 220
Shared lane Proposed bus park with transition plaza -
Sidewalk Plaza/ Event space/ Multipurpose area | WO Bedroom Unit 64,400 800 B 17
One way bike lane Transit facilities General & Community Retail 24,100 - 72
E'%ﬂti”g str:)p/guffer gﬁicg | OCTA Stalls Required - - 409
edestrian bridge esidentia -
Building access Community retai Non OCTA Stalls'Reqmred - 300 - 504
Flood control easement Total Stalls Required - - 913 | p—
E?C\Aéeurhn/ed;:gleoﬁ o Total Stalls Provided - . - 919 March 2020 | B | 33
p/drop 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)
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)

Orange County Transportation Authority




Required | +/- (129-147) Stalls |13 Stalls Available 7 Stalls Available [OCTAZ09SalS | +/- (167-190) Stalls |[25 Stalls] | +/- (129-147) Stalls |33 Stalls |
Provided (G0 SIS [ ea i Stalls ] 12 Stalls Required [N 68 Stalls T
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 PErkiﬁg‘I 22,500 SF Studio 13,540 SF Studio 16,000 SF
. (160 Stalls) (44 Units) (26 Units) Studio(32 Units)
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
BREAKDOWN BY LEVELS
WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
ECTION | o | TR |
| | | Orangethorpe Av«f " | )’ " |
. { [
A A A
-
] t =
a
=
=3
=
>
=
(4]
N
PLAN Summary Area |Area/Unit or | Units | Stalls Not To Scale
(SF) Stall (SF)
Bus movements Solar carports Studio Unit 69,940 500 138 104
g rovements Structured parking One Bedroom Unit 152,860 600 248] 248
hared lane Proposed bus park with transition plaza -
Sidewalk Plaza/ Event space/ Muttipurpose area | w0 Bedroom Unit . _ 69,940 800 88| 132
One way bike lane Transit facilities General & Community Retail 19,310 - - 58
Planting strip/buffer Office 0CTA Stalls Required - - - 409
Pedestrian bridge Residential Non OCTA Stalls Required i 300 - 541
Building access Community retail -
Flood control easement Total Stalls Required - - - 950 | —
Powerline pole Total Stalls Provided - - - 959

Pick up / drop off zone

March 2020 | B | 37
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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)
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 proposed bus parking layout
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Figure 3.12. Rendered view of the proposed bus parking layout (West Central District)

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

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



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

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

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

in Figure 3.16.

Figure 3.16. View of the proposed development with surface parking

ELEMENT STRENGTHS WEAKNESSES
BUS OPERATIONS Retains the existing bus circulation layout -
CIRCULATION Retains the existing bus parking (10 bus pads) -
COMMUNITY - Lack of proper transition between areas with different
types of land uses
DEVELOPMENT DENSITY Consistent with the market study demand analysis | Difficult to meet the criteria of +/- 150 Units/district
ECONOMICS - Requires shared land-uses between districts to meet +/-

150 unit requirement

PARK-AND-RIDE

Distinct Park-and-Ride allocated near the bus parking

PARKING

Retains the existing surface parking

Large, uninviting parking areas

PUBLIC SPACE

Core of activity missing around the bus parking

Table 3.12. Strength and Weakness Analysis (Phased Option)

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

Orange County Transportation Authority




Required | 409 Stals | IEDSEE S stals Available [ +/-(71-84) Stalls |32 Stalls_|

Provided | 409 Stalls | [ 98 Stalls | [ 120 Stalls |
PARKING ALLOCATION
16,800 SF Two
Bedroom (20 Units)
16,800 SF One

Bedroom (28 Units)

16,800 SF Studio
(34 Units)

T T 77 Existing Surface - — /1 [Existing Surface Parking! "Existing Surface Parking’
. pakingforOCTA(09Stals) | . @8Sals) (120 Stals)
WEST DISTRICT + WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT
BREAKDOWN BY LEVELS
SECTION WEST DISTRICT WEST CENTRAL DISTRICT EAST CENTRAL DISTRICT EAST DISTRICT

=
o0
(=}
=
=2
=
>
=
(4]
A
PLAN (Phased) Not To Scale
Summary Area |Area/Unit or | Units | Stalls
(SF) | Stall (SF)
Bus movements Solar carports One/Two Bedroom Unit 33,600 700 48 67
Auto movements Structured parking Studio 16,800 350 34 17
Shared lane Proposed bus park with transition plaza [ pffice 31.000 - B 90
Sidewalk Plaza/ Event space/ Multipurpose area - - :
One way bike lane Transit facilities General & Commt.mlty Retail 10,800 . . 32
Planting strip/buffer Office OCTA Stalls Required - - - 409
FB’esilgstrian bridge Residential Non OCTA Stalls Required - 300 - 206
uilding access -
Flood control easement Total Stalls Reqtflred - - - 615 | p—
Powerline pole Total Stalls Provided - - - 627 March 2020 I B I

Pick up / drop off zone Summary (Phased Option) | I 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)

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
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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)
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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)
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)
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.
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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.

Figure 5.1. Fullerton Park-and-Ride site context
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6.1 POLICIES

Data Source: MARTA’S TOD guidelines, METRO Los Angeles policies, VTA’s
Transit-Oriented Development program

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

FINANCIAL

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

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

PARKING

» VTA: Facilitate the creation of new TOD projects in VTA-owned
land.
* MARTA: Limit parking capacity, and encourage shared parking.

TRANSIT

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

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

AFFORDABLE HOUSING

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

» MARTA: Applies a policy goal of 20% affordability, on average, to
joint development projects through affordable housing policies.
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7.1.1 SITE ASSESSMENT
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1Bl GROUP = TECHNICAL MEMORANDURM
FULLERTON PARK AND RIDE JOINT DEVELOPMENT STUDY SITE ASSESSMENT
Prepared for Orange County Transportation Autharity

11.2 APPENDIX B: TRAFFIC COUNT DATA

Counts Unlimited
PO Box 1178
Corona, CA 92878
(951) 268-6268

City of Fullerton File Name : 01_FLN_Auto Center_Orangethorpe AM
N/S: Auto Center Drive Site Code : 20218690
E/W. Orangethompe Avenue Start Date : 9/19/2018
Weather: Clear Page No
Groups Printed- Total Volume
Auto Center Drive Orangethorpe Avenue Auto Center Drive Orangethorpe Avenue
Northbound
[ Start Time | Left [ Thru [ Right [ s 1ea | Lemt [ Thru [ Right [ g tow | Left T Thru I Right [ sz ro | Left T Thru [ Right T age Toua | int. Total |
07.00 AM 83 1 8 90 1 168 26 195 1 1 5 7 12 203 3 21 510
0715AM | 125 1 21 147 o 27 29 256 7 1 8 18 11 243 7 261 680
0730 AM | 111 4 20 132 1 294 45 340 11 3 6 20 11 305 19 335 827
0745 AM | 102 2 25 129 0__338 64 403 2 5 5 12 17242 5 284 808
Total | 421 5 72 498 2 1028 164 1194| 21 0 24 55| 51 993 34 1078 2825
08:00AM | 117 4 20 138 1174 32 207 2 0 4 6 12 189 1 202 553
08:15 AM 78 0 18 96 0 157 20 177 0 [ 5 5 17 178 [ 185 473
08:30 AM 73 0 11 84 1 142 20 163 1 0 4 5 7 162 0 169 421
08:45 AM 68 1 15 84 1138 17 157 3 2 4 9 18 123 1 142 392
Total | 338 2 B84 402 3 812 89 704 & 2 17 25 54 652 2 708 1839
Grand Total | 757 7 136 900 5 1640 253 1898 27 12 41 80| 105 1645 36 1786 4664
Apprch % | 84.1 08 151 03 864 133 338 15 512 59 921 2
Total % | 16.2 0.2 29 19.3 01 352 5.4 407| 08 03 09 17 23 353 08 38.3
Auto Center Drive Orangethorpe Avenue Auto Center Drive ‘ Orangethorpe Avenue
Southbound bound Morthbound Eastboun
Start Time |_Left | Thru [ Right [ 2o 7ea | Left [ Thru | Right [ seo 7o | Left | Thru [ Right [ aco reea | Left | Thru | Right [ aco vers | int. Total |
Peak Hour Analysis From 07:00 AMto 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:15 AM
07:15AM | 125 1 21 147 o 2z 29 256 7 1 8 16 11 243 7 261 680
0730 AM | 111 1 20 132 1 294 45 340 1 3 8 20 11 305 19 335 827
07:45AM | 102 2 25 129 0 339 64 403 2 5 5 12 17 242 5 264 808
08.00 AM | 117 1 20 138 1174 32 207 2 (1] 4 [} 12 189 1 202 553
Total Volume } 455 5 86 546 2 1034 170 1208 22 9 23 54 ‘ 51 979 32 1082 ‘ 2868
% App. Total | 83.3 09 158 02 857 141 407 167 426 48 922 3
PHF | 910 625 860 929 500 763 664 748 500 450 719 B75| 750 802 421 783 867
OCTOBER 2019 a7
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1Bl GROUP — TECHNICAL MEMORANDUM
FULLERTON PARK AND RIDE JOINT DEVELOPMENT STUDY SITE ASSESSMENT

Prepared for Orange County Transportation Authority

City of Fullerton

N/S: Auto Center Drive
E/W: Orangethorpe Avenue

Weather: Clear

Counts Unlimited
PO Box 1178
Corona, CA 92878
(951) 266-6268

Groups Printed- Total Volume

File Name
Site Code
Start Date
Page No

01_FLN_Auto Genter_Orangethorpe PM
20218690

1 9/19/2018
|

Auto Center Drive Orangethorpe Avenue Auto Center Drive QOrangethorpe Avenue
outhbound sstbound Northbound Eastbound
| Start Time | _Left | Thru | Right | aco tos | Left | Thiu | Right | ac tors | Left | Thru | Right | apo tew | Lefl | Thru | Right | aco Toid | Int Total |
04.00PM | 84 a 109 0 281 51 332 1 3 3 7| 20 197 0 217 685
0415PM | 75 0 29 104 2 278 41 321 1 0 3 4| 16 188 1 205 634
04:30 PM 74 0 24 98 0 265 33 208 5 2 5 12 28 218 2 248 656
04:45 PM 67 1] 30 97 0 286 41 329 2 1 6 9 18 217 1 236 671
Total | 300 a 108 408 2 1112 166 1280 | 3 6 17 32 82 820 4 906 2626
05:00 PM 75 0 23 98 0 288 38 326 | 7 i 6 14 25 212 3 240 678
0515 PM 67 [} 21 88 1 313 41 355 2 0 4 6 2 7 0 238 687
0530 PM 80 1 24 105 o 277 50 327 4 3 3 10 19 244 3 266 708
05:45 PM 78 1] 20 L] 1266 37 304 | 8 1 8 18 23 210 0 233 654
Total | 301 1 88 390 2 1144 166 1312 22 5 21 48 68 883 6 977 2727
Grand Total | 601 1 196 798 4 2256 332 2592 31 11 38 80| 170 1703 10 1883 5353
Appreh % | 75.3 01 2486 02 87 1238 388 138 475 9 904 a5
Total % | 11.2 o 37 14.9 01 421 6.2 484 0.6 0.2 07 15 32 38 0.2 38.2
| ‘ Auto Center Drive ‘ Orangethorpe Avenue Auto Center Drive Crangethorpe Avenue ‘
Northbound
| Start Time | Left | Thru | Riaht [ ase o | Left | Thru [ Right [ aep ros | Let [ Thru [ Right [ age rem | Lef [ Thru [ Right | sps 1ora | Int. Total |

Peak Hour Analysis From 04:00 PM to 05:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 04:45 PM

04:45 PM
05:00 PM
0515 PM
05:30 PM
Total Volume
9% App. Total
PHF

OCTOBER 2019

67 a 30 97

75 o 23 a8
67 o 2 88
80 1 24 105
289 1 98 388

903 250 817 924

0

Sslomo

250

288
288
313
277

1166

872
931

4 ! 2
38 326 T
41 355 2
50 27| 4
170 1337 15
12.7 385

850 .942| 506

1
1
0
3

5
12.8
M7

EFNRY

19

792

696

18
25
21
19
83
85
830

217
212
217
244
890
508
912

~wow=

0.7
583

236
240
238
266
280

821

671
676
687
708

2744

969

39
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|IBI GROUP — TECHNICAL MEMORANDUM
FULLERTON PARK AND RIDE JOINT DEVELOPMENT STUDY SITE ASSESSMENT
Prepared for Orange County Transportation Authority

Counts Unlimited
PO Box 1178
Corona, CA 92878
(951) 268-6268

City of Fullerton File Name : 02_FLN_Magnolia_Orangethorpe AM
N/S: Magnolia Avenue Site Code : 20218630
EMW Orangethorpe Avenue Start Date : 9/19/2018
Weather: Clear PageNo 1
Groups Printed- Total Volume
Magnolia Avenue Orangethorpe Avenue South Magnolia Avenue Orangethorpe Avenue
Southbound Westbound Northbound
Start Time: | Left| Thru [ Right [ae tos | Left | Thru | Right [ ase tets | LeR | Thru | Right [ace row | Left | Thru | Right [ aco vot | int Total |
0 22 225 11 258 69 107 7 183 69 177 69 315 18 143 93 254 1010

% 222 12 260| 85 129 25 239| 75 205 78 358 32 175 118 325 1182

07:30 AM 41 189 36 266 76 180 46 282 68 165 96 229 37 18 88 308 1185

07:45 AM 37214 33 284 29 165 20 244 91 205 117 413 29 167 99 295 1236
Total | 126 850 92 1068 | 283 561 98 948 | 303 752 360 1415 116 688 398 1182 4613

08:00 AM 27 235 11 273 68 117 19 204 63 183 98 344 23 163 106 292 1113
08:15 AM 26 224 16 266 48 98 17 163 55 170 103 328 19 152 79 250 1007
08:30 AM 18 228 17 263 45 86 19 150 49 126 88 263 22 125 86 233 909
08:45 AM 19 194 19 232 45 90 14 149 48 178 59 285 12 104 B8 184 850

Total IV B3 1034 | 206 391 69 666 | 215 657 348 1220 76 544 339 969 3879

Grand Total | 216 1731 155 2102 | 495 952 167 1614 | 518 1409 708 2635 | 192 1212 737 2141 8492
Apprch % | 103 824 74 30.7 59 103 197 535 269 9 566 344
Total % 25 204 18 248 58 112 2 19 61 166 83 3 23 143 87 252

‘ | Magnolia Avenue Orangethorpe Avenue South Magnolia Avenue Crangethorpe Avenue ‘
Northbound
|_Start Time | Left [ Thru [ Rignt | aps tors | Left | Thru [ Rignt [ agp vers | Left | Thru | Right [ aee toen | Left [ Thru [ Right [ age rorsi | int. Total |
Peak Hour Analysis From 07:00 AMto 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:15 AM
o715AM| 26 222 12  260| 85 129 25 239 75 205 78 38| 32 175 118 325 1182
07:30 AM a1 189 36 266 76 160 46 282 68 165 96 329 37 183 88 308 1185
07:45 AM 37 214 33 284 58 185 20 244 91 205 17 413 29 1687 89 205 1236
08:00AM | 27 235 11 273| 68 117 19  204| 63 183 98  344| 23 163 106  292| 1113
TotalVolume | 131 860 92 1083 | 288 571 110  969| 207 758 389 1444 | 121 688 411 1220| 4716
%App.Total | 121 794 85 297 589 114 206 525 269 99 564 337
PHF 799 915 639 953 | .847 865 598 859 | 816 924 831 874 818 940 871 938 .954
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FULLERTON PARK AND RIDE JOINT DEVELOPMENT 5TUDY 5ITE ASSESSMENT
Prepared for Orange County Transportation Authority

City of Fullerton

N/S: South Magnelia Avenue
EMW SR-91 Westbound Ramps
Weather: Clear

Counts Unlimited
PO Box 1178
Corona, CA 92878
(951) 268-6268

Groups Printed- Total Volume

File Name
Site Code : 20218630
Start Date : 8/19/2018
PageNo 1

03_FLN_Magnolia_91W AM

South Magnolia Avenue SR-91 M;_?F:m"d on South Magnolia Avenue SR-91 V;e::;md on
Southbound Westbound Northbound
Start Time | _Left | Thru | Right [ agp Tors | Left | Thru | Right [ app 1ors | Left | Thru | Right | app tors | Left | Thru | Right | ago Total | intTotal |
07:00 AM 0 7 M2 379 75 1029 105| 86 270 0 33 0 0 0 0| 820
0. 0 327 109 436 96 6 47 149 | 47 316 0 363 o 0 0 0|  s48
0 27 8 358 | 110 4 37 151 47 317 0 364 0 0 0 o &7
0 305 74 379 94 2 4 137 | 45 367 0 412 1 0 Q 0| 92
0 1176 376 1552 375 13 154  542] 205 1270 0 1475 [} 0 0 0 3569
08:00 AM 0 335 74 409| 87 2 121 55 304 0 359 [\ 0 0 o 889
08:15 AM 0 288 83 351 74 2 29 105| 39 306 0 35 0 0 0 0| 801
08:30 AM 0 267 97 364 86 0o 21 107 43 234 0o 277 0 0 0 0| 748
08:45 AM 0 244 72 316 92 128 121 34 261 0 205 a 0 0 0| 732
Total 0 1114 326 1440 339 5 110 454 171 1105 0 1278 o 0 0 o 3170
Grand Total 0 2200 702 2992 714 18 264 996| 376 2375 0 2751 ()] 0 0 0| 8739
Apprch % 0 765 235 717 18 265 137 863 0 0 0 0
Total % 0 34 104 444|106 03 39 148] 56 352 0 408 0 0 0 0
[ | South Magnolia Avenue [ SR-91 Westbound Off Ramp | South Magnolia Avenue | SR-91 Westbound On Ramp ‘
i Westhound Northbound
|_stant Time | Ler| Thru| Right [ as ot | LeR | Thru | Right | ap vors | Le | Thru [ Riaht [ app Tes | Left [ Thru | Right [ age vou | Int. Total |
Peak Hour Analysis From 07:00 AM to 08:45 AM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 07:15 AM
07:15 AM 0 327 109 4 96 6 47 149 47 316 0 363 0 0 0 0| 948
07:30 AM 0 27 8 358 | 110 437 51| 47 M7 0 384 0 0 0 0| 873
07:45 AM 0 305 74 379 94 2 M 137 | 45 367 0 412 0 0 0 0| 928
08:00 AM 0 335 74 409 87 2 32 121 55 304 0 359 i 0 0 0| 889
Total Volume 0 1244 338 1582 387 14 157 558 | 194 1304 0 1498 0 0 0 o 3638
% App. Total 0786 214 694 25 281 13 87 )] 0 0 Q
PHF| 000 928 775 907 | .880 583 835 924 | 882 888 000 909 | 000 000 000 000 | 959

OCTOBER 2018
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FULLERTON PARK AND RIDE JOINT DEVELOPMENT STUDY SITE ASSESSMENT
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City of Fullerton

N/S: South Magnolia Avenue
EMV: SR-91 Westhound Ramps
Weather: Clear

Counts Unlimited

PO Box 1178

Corona, CA 92878

(951) 268-6268

Groups Printed- Total Volume
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03_FLN_Magnolia_91W PM

South Magnolia Avenue SR We;:)';:und on South Magnolia Avenue SR-91 we;:[f””d on
Southbound Westbouad Northbound Endtieunii
Start Time | Left | Thru | Right | age tors | Left | Thru | Right | g tors | Left | Thru | Right | agp 1o | Left| Thru | Right | ago 7ot | int. Total |
04:00 PM 0 272 55 327 108 1 54  183| 53 360 0 413 0 0 0 0| 903
04:15 PM 0 289 54 343 112 1 58 71| 45 366 0 a1 0 0 o 0| 925
04:30 PM 0 281 39 320 126 2 50 178 51 386 0 437 0 0 0 0| 935
04:45 PM 0 301 39 340 109 153 163| 38 397 0 435 0 9 0 0| 93
Total 0 1143 187  1330| 455 5 215 675 187 1509 0 1696 0 0 0 of 3701
05:00 PM 0 288 48 336| 11 2 45 58| 59 419 0 478 0 0 0 o| 972
05:15 PM 0 307 589 366 129 1 59  189| 52 435 0 487 0 0 0 0| 1042
05:30 PM 0 37 45 362 132 3 62 197 33 365 0 398 0 0 0 0| 957
0545 PM 0 285 42 327 145 3 59 07| 37 408 0 443 0 0 0 0| o977
Total 0 1197 194  1391] 617 9 225 751 181 1625 0 1808 0 0 0 o] 3948
Grand Total 0 2340 381 2721| 972 14 440 1426| 368 3134 0 3502 0 0 0 0| 7648
PApprch % 0 8 14 68.2 1 309 105 895 0 0 0 0
Total % 0 306 5 356|127 02 58 186| 48 4 0 458 0 0 0 0
[ South Magnolia Avenue [ SR-91 Westbound Off Ramp | South Magnolia Avenue | SR-91 Westbound On Ramp ‘
] Westbound Northbound,
[ Start Time | Left | Thru | Right [ass toa | Lelt | Thru | Right [ ass tom | Lemt | Thru | Right [ape tors | Lelt | Thru [ Right [ ase ros | in. Tolal |
Peak Hour Analysis From 04:00 PMto 05:45 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 05:00 PM
05:00 PM 0 288 48 336| 111 2 45 158 59 419 0 478 0 0 0 o| 972
05:15 PM 0 307 59 366 129 59 189 52 435 0 487 0 0 0 0| 1042
05:30 PM 0 M7 45 362 132 3 62 197 33 365 0 398 0 0 0 0| 957
05:45 PM 0 285 42 327 145 3 59 207 37 406 0 443 0 0 0 0| o717
Total Volume 0 1197 194 1391 817 9 225 751 181 1626 0 1808 0 0 0 0] 3048
% App. Total 0 8.1 139 688 12 30 10 90 0 0 0 0
PHF| 000 944 822 550 891 750 807 007 | 767 934 000 927 000 000 000 _ 000| 947
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7.1.2 CIVIL SITE ASSESSMENT

Data Source: VCA
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EXHIBIT CD1.0: PROPOSED SITE DEMOLITION PLAN
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7.2.1 MARKET STUDY AND FEASIBILITY ANALYSIS

Data Source: EPS
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December 10, 2018

Memorandum
OCTA Fullerton Park & Ride Joint Development Market Study and Feasibility Analysis Page 5
Table 2. Demographic Profile
Demographic Variable 1-Mile 3-Mile 5-Mile Orange County
Population 29,061 249,543 636,886 3,132,211
Households 7,550 71,296 185,654 1,017,012
Total Housing Units 7,840 74,462 193,621 1,072,121
Owner-Occupied Units 3,315 33,760 99,708 581,506
% of Homes Owner-Occupied 42% 45% 51% 54%
Renter-Occupied Units 4,234 37,536 85,947 435,506
% of Homes Renter-Occupied 54% 50% 44% 41%
Vacant Units 291 3,166 7,966 55,109
% of Homes Vacant 4% 4% 4% 5%
Owner-occupied Housing Unit Median Value [1] $454,244 $489,889 $531,750 $666,984
Renter-occupied Housing Unit Median Contract Rent $1,280 $1,288 $1,288 $1,499
Median Household Income $57,776 $63,798 $70,948 $85,323
Average Household Income $74,407 $84,465 $93,604 $119,319
Per Capital Income $20,614 $24,885 $27,804 $39,365

Source: ESRI Business Analyst Online; 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 201823
Fullerton 126,003 135,108 144,214 151,258 0.75% 0.82% 0.96%
Buena Park 77,962 80,477 83,995 88,501 0.41% 0.54% 1.05%
Anaheim 328,014 336,208 357,084 375,151 0.47% 0.76% 0.99%
Subtotal 531,979 551,793 585,293 614,910 0.53% 0.74% 0.99%
Orange County 2,846,289 3,008,855 3,221,103 3,396,718 0.69% 0.86% 1.07%

Source: California Department of Finance Historical Population Estimates; EPS.

[1] Historical population estimated for January 1 of each year according to California DOF. Projected 2023 population provided 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 located 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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Memorandum December 10, 2018
OCTA Fullerton Park & Ride Joint Development Market Study and Feasibility Analysis Page 11

Table 4. Comparable Market-Rate Multifamily Residential D lop ts

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

Name Address City Built (acres) Units per Acre Studio  1-Bed 2-Bed  3-Bed Total
Pearl La Floresta 420 La Crescenta Dr Brea 2018 29 204 70 $0.00 $3.05 $276 $270  $2.94
Alexan Aspect 251 Orangefair Mall  Fullerton 2017 64 323 51 $2.91 $273  $2.33  $0.00 $2.55
On Beach 5832 Beach Blvd Buena Park 2018 0.8 60 75 $2.65  $2.06 $1.87 $0.00 $2.25
Parkview Apartments 6785 Knott Ave Buena Park 2014 1.1 22 20 $0.00 $0.00 $1.97 $0.00 $1.97
Weighted Average $2.73  $2.79  s2.41 $2.70  $2.63

Source: CoStar Online

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 facilities 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 @ 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.

Given 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 retail component may be suitable 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 retail 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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7.2.2 MARKET STUDY AND FEASIBILITY ANALYSIS SUMMARY

Data Source: EPS
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7.3 PROFORMAS

Data Source: EPS
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