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Memorandum 
 
 
To: Little Tokyo Service Center 

 

Date: September 11, 2013 

Project #: 12278.00 

From: Erin Christensen Ishizaki, Mithun Project: Sustainable Little Tokyo 

cc: NRDC, MOA, Puttman Infrastructure 

Re:  Sustainable Little Tokyo Workshop and Forum Preparation and Information 

 
Below are the summaries of the five current zoning and land use categories that exist within the LTSC 

described project boundaries. This is based on our review of available data on a variety of websites. An 

analysis  Excel packet relates each parcel to a location on a key map for the following blocks: Block 7 

(First Street North), Regional Connector Station Site, and 1st/Alameda (Mangrove). 
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The allowable zoning and land use categorization summaries are as follows: 

[Q] C4 – 2D (Other Public Open Space) 

1. Land Use: Commerical 
2. Parking Req.: 1 spaces/1 bed, 1.5 spaces/2 bed, 2 spaces/3 bed 
3. FAR: 6:1 
4. Min. DU SF: 400 
5. Max Height: N/A 

 
[Q] C2 – 3D – O (Regional Center Commercial) 

1. Land Use: Commerical 
2. Parking Req.: 1 spaces/1 bed, 1.5 spaces/2 bed, 2 spaces/3 bed 
3. FAR: 10:1 
4. Min. DU SF: 400 
5. Max Height: N/A 

 
[T][Q] C2 – 2D (Regional Commercial) 

1. Land Use: Commerical 
2. Parking Req.: 1 spaces/1 bed, 1.5 spaces/2 bed, 2 spaces/3 bed 
3. FAR: 6:1 
4. Min. DU SF: 400 
5. Max Height: N/A 

 

M3 – 1 (Heavy Manufacturing) 

1. Land Use: Heavy Industrial 
2. Parking Req.: N/A 
3. FAR: 10:1 
4. Min. DU SF: Residential Not Allowed 
5. Max Height: N/A 

 
PF – 2D (Public Facilities) 

1. Land Use: Public Facilities 
2. Parking Req.: N/A 
3. FAR: N/A 
4. Min. DU SF: Residential Not Allowed 
5. Max Height: N/A 

 
 
 
 



 
 

 

Memorandum 
 
 
To: Thomas Yee, Little Tokyo Service 

Center 

 

Date: September 25, 2013 

Project #: 1227800 

From: Erin Christensen Ishizaki, Mithun Project: Sustainable Little Tokyo 

cc: Resource Team 

Re:  Sustainable Little Tokyo Program and Parameters/ Market Questions 

 
The purpose of this memo is to confirm a common understanding amongst the team about the project 
program and parameters, and to request guidance related to market viability of a range of elements. It 
is bundled together here for ease of internal team reference. 
 

Community Identified Land Use and Program Interests
Proposed Land Uses ‐ Complement not Displace Existing Businesses, institutions, and residents 
 
Japan Center** 

o Japanese Consulate******* 

o JETRO 

o Japanese retail**** 

o Hotel 

o Japanese moviehouse**** 

 
Green Space 

o Large gatherings*** 

o Recreational space******* 

o Cultural and arts (teahouse, 

sculptures)**** 

o Culturally appropriate landscaping*** 

o Pocket Parks********* 

o Safety 

o Community garden 

 
Community Serving Facilities 

o Senior Center******** 

o Affordable Housing (Seniors, Families, 

Artists)************ 

o School****** 

o Recreation Center******** 

o Parking***** 

o Small locally owned retail*********** 

o Food/Produce exchange or market 

 
Arts and Culture Center 

o Art Park 

o Arts/Crafts Center* 

o Media and Entertainment Industry 

Hub******* 

o Connection to Artist District***** 

  
 
Existing Zoning Summary 

o Block 7 (First Street North) contains two zoning classifications and is separated by the Jackson 

Street and Central Avenue rights‐of‐way.  Square footage for these rights‐of‐way was estimated 

but not incorporated into the "selected square footage."  Parcels with existing structures are 

included in the inventory but excluded from the selected total.  This is the only site that will 
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trigger a historic review process.  When the LT Community Design Overlay is approved, this 

property will be subject to those guidelines. 

‐ PF‐2D  (Public Facilities): developable site area 70,875.5 sf = 1.63 acres (selected) 
Allowed Land Uses: Public Facilities; Residential Not Allowed; No Parking Req 

‐ [Q] C4‐2D  (Other Public Open Space): developable site area 98,531.3 = 2.26 acres 
(selected) Allowed Land Uses: Commerical; Parking Req.: 1 spaces/1 bed, 1.5 spaces/2 
bed, 2 spaces/3 bed; Min. DU SF: 400 

‐ FAR = 6.0/1; no height restrictions; Total potential development maximum ‐ 

approximately 591,000 gsf 

o 1st/Alameda (Mangrove) contains two zoning classifications and includes parcels currently 

occupied by Metro's existing Gold Line.  This property is included in the LA River Revitalization 

Master Plan area.  The property is currently being considered for inclusion in the LT Community 

Design Overlay area but may ultimately be left out.  

‐ [T][Q]C2‐2D  (Regional Commercial): developable site area 235,119.0 sf = 5.40 acres 

(selected) FAR = 6.0/1; no height restrictions; Allowed Land Uses: Commercial; Parking 

Req.: 1 spaces/1 bed, 1.5 spaces/2 bed, 2 spaces/3 bed; Min. DU SF: 400 

‐  [M3‐1]  (Heavy Manufacturing): developable site area 79,575.7 sf = 1.87 acres 
(selected) FAR = 10.0/1; no height restrictions; Allowed Land Uses: Heavy Industrial; 
Residential Not Allowed; No Parking Req 

‐ Total potential development maximum – approximately 2.2M gsf 

o Regional Connector Station Site is currently designated for regional center commercial land 

uses.  When the LT Community Design Overlay is approved, this property will be subject to those 

guidelines.  Similar to Block 7, this property is within the Little Tokyo Redevelopment Area. 

‐  [Q] C2‐3D‐O  (Regional Center Commercial): developable site area 49,458.3 sf = 1.14 

acres (selected); Allowed Land Uses: Commercial; Parking Req.: 1 spaces/1 bed, 1.5 

spaces/2 bed, 2 spaces/3 bed; Min. DU SF: 400 

‐ FAR = 10.0/1; no height restrictions; Total potential development maximum ‐ 

approximately 494,500 gsf 

‐ Awaiting specific parameters from Metro for potential development on this site other 
than the station – which may have structural limitations. 

 
Demographic and Market Profile 
See attached summary from LISC 

 
Market Viability Questions 
Because zoning allows a very high level of development, we are trying to get a better sense of market 
supportable development and define a program / development intensity range that can be tested in the 
charrette. 

o What is the demand for residential product types – senior, family, singles; market rate, 

affordable, subsizided? What is the anticipated absorption over the next 2, 5, 10 years? What is 

the viability of mid‐or hi‐rise construction vs. wood frame based on demand and land values, 

etc? Is structured parking, or below grade parking supportable? 
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o What is the demand for retail, and specific types of retail, and office, hotel? Over the next 2, 5, 

10 years? 

o Are there other uses that have been identified that there will be a market demand for? Any 

amenities or services necessary to attract residential?  

o Is a parking district a supportable land use/ economic development for LTSC? Structured 

parking? 

o Claudia – any specific opportunities identified through your study that should be tested? 
 
 
Sustainability Potential Opportunities and Goals to Explore 

‐ Good = LEED‐ND points; can improve energy, water, and stormwater from there.  

‐ Better = no increase in water demand/energy use with new development ~60% reduction OR 

should we consider Title 24+50%? 

‐ Best = net zero energy 

‐ LEED‐ND Opportunities: improve pedestrian connectivity and walkable streets, improve access 

to recreation; strong potential for Green Buildings and Infrastructure. See Summary below. 

‐ District systems:   

o Energy: potential for district energy ‐ shared heating and cooling system; potential 

retrofit 1st Ave with DE loop. Possible geothermal exchange/open loop. Probably not 

enough room for closed loop geothermal. For DE ‐ focus on three parcels. JA Museum 

and MOCA could potentially be added. Potential future connection with Parker Center. 

Solar ‐ can estimate potential with new buildings. Could retrofit historic buildings with 

solar on top if it works with historic requirements. Opportunity for EV stations and LED 

streetlights. 

o Water: District non‐potable water system; efficiency ‐ 30‐35% water savings; reuse and 
looping water systems to 60% potable water reduction. Waste water treatment and 
reuse system for the district focused on the three parcels. Possibility to sewer mine 
from MOCA or JA Musuem. Two options: Living Machine will require some space ‐ the 
parking lot or a linear facility down Central OR MBR‐ smaller footprint (underground). 
Difficult for existing buildings to double plumb. Assuming only for new development.  

o Green infrastructure/stormwater: buildings, streets, district ‐ tension of density and 
green infrastructure. City interested ‐ LID stormwater ordinance ‐ infiltration 
requirement. District facility that serves all three parcels. Credits for each parcel ‐ in lieu 
‐ mini credit system for green infrastructure. Plan for LA River. Look at basin scale the 
benefits.  

Relevant City, County, State Policies and Incentives 
o TBD, Puttman/GG – could you please provide a summary 
o Questions: NZE commitment? City‐wide Climate Action Plan? AB 32/SB375? 

o LID Stormwater Ordinance and infiltration requirements – summary? 
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Geographic, Parcel, and Property Extents and Scope 
 

 
 
What are the boundaries of the opportunity sites? The opportunity sites include both developable 
parcels (matching what Collin has provided) and existing buildings which are to remain intact 
highlighted in the RFP. I think that those existing buildings should be included, such as the historic 
district and the museums, because of your suggestion that would lead toward ecodistrict type 
recommendations, such as energy retrofits, that are allowed within limits under historic regulations. 
 
Could you please confirm that it is "ok" for us to suggest improvements to the right‐of‐way as part of the 
design recommendations, such as modifying the streets to add trees, or to reduce parking lanes in some 
areas. Yes, this is OK and we want such street improvement recommendations on the table. 
 
Increasing beyond existing zoning is on the table to be proposed. We have numerous opportunities for 
making such increases happen, from city willingness in the past to grant entitlements and 
amendments, to upcoming city planning processes to update the city's zoning code and update the 
community plans for these sites. 
 
The Go For Broke veterans have a groundlease with the City for the triangular parcel north of their 
monument, alongside Temple St, to construct a visitor center. Also, we've explored moving the senor 
fish building from the station site to somewhere on the First Street North site. It’s a long shot given cost 
and timing constraints. For the Art Museum, we should assume that the site remains an art function, 
and we have latitude to recommend long term improvements to the building, façade, or streetscape. 
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LEED‐ND Major Findings Summary and Recommendations 
Prepared by NRDC 
 
Smart Location and Linkage 
 
Prerequisites: 
Existing Conditions meet prerequisites 
 
Credits: 

 Little Tokyo does well in this category based on status as infill site and proximity to transit. 
 SLL c 5 Housing and Jobs ratio.  We recommend that 30% of affordable housing within the 

project boundary falls within a ½ mile walk distance from existing full‐time jobs. 
 

Neighborhood Pattern and Design 
 
Prerequisites: 
Current conditions currently do not meet prerequisites.  
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 In order to achieve NPD p3 Connected and Open Community, ensure that new design plan 
includes through streets at intervals of no greater than 800 feet.  Identified historical street path 
connected Alameda to San Pedro and potential for extending Rose Street on the Mangrove site. 

 We expect new design guidelines to achieve the prerequisite standards. 
 
Credits: 

 Little Tokyo stands to gain the most in this category by improving walkability.  Within NDP c1 
sidewalk, street and building facades and aesthetics must be addressed. 

 We identified a need for improved access to civic and public spaces and open recreational 
spaces within a ¼ mi walk distance to 90% of planned development. 

 Other areas that can be addressed through the new designs include reduced parking footprint, 
bike storage and bike and transit facilities improvements, street network, and street trees. 

 
Green Infrastructure and Buildings 
 
Prerequisites: 
Current conditions currently do not meet prerequisites.  We are confident that new design guidelines 
will achieve prerequisites based on Green Infrastructure analysis. 
 
Credits: 
Existing conditions do not meet.  We are confident that new design guidelines will achieve a high level of 
the standards outlined in ND. 
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Little Tokyo and Adjacent Planning Summary 
The following projects were selected due to their potential influence on the future of Little 
Tokyo and the surrounding neighborhoods and districts.   
 
 
Block 8:  “Block 8” refers to those properties in Little Tokyo between Los Angeles 
Street, 2nd Street, San Pedro Street, and 3rd Street.  The collection of remaining vacant 
properties were bought by Related Companies and then sold individually to Sares-Regis 
Group and Avalon Bay Communities.  The Little Tokyo Apartments (Sares-Regis) is a 
1.74-acre project that includes 240 residential units and 16,000 square feet of retail 
space.  Ava Little Tokyo (Avalon Bay) is a two-building project that includes 280 
residential units and 20,000 square feet of retail space.  Both projects are market-rate 
and will enhance the Toyo Miyatake Way pedestrian thoroughfare running between Los 
Angeles Street and San Pedro Street.  As of August 2013, both projects are currently 
under construction.   
 
Park 101:  Park 101 is a conceptual project of the City of Los Angeles with funding 
provided by the Southern California Association of Governments (SCAG).  This project 
proposes to cap the 101 FWY with open green space to connect the city’s historic core 
at El Pueblo de Los Angeles (Los Angeles Historic District) north of the freeway with the 
Civic Center, financial and cultural districts, and growing network of parks and plazas to 
the south.  For more information, please visit: 
http://issuu.com/stnieto/docs/final_scag_20100820_wo_appendix/3?e=9023003/435476
9 
 
One Santa Fe:  One Santa Fe is a 510,000 square foot, mixed-use project located in the 
Arts District just west of the Los Angeles River and northeast of the Southern California 
Institute of Architecture (SCI-Arc).  The project stretches a quarter-mile from First Street 
to the south toward Fourth Street along Santa Fe Avenue.  When completed, this project 
will include more than 430 units and 80,000 square feet of retail, park and theater space.  
One Santa Fe is one of many new development projects that began construction in the 
Arts District.  For more information, please visit:  http://www.mmaltzan.com/projects/one-
santa-fe/ 
 
LA River Revitalization Master Plan:  Prepared by the Los Angeles Department of City 
Planning in 2007, the Los Angeles River Revitalization Master Plan provides a 
framework for the revival of the Los Angels River and future redevelopment of its 
adjacent neighborhoods.  Once a vital corridor for transportation, economy and industry, 
the River was concreted in 1938 by the U.S. Army Corps of Engineers and the Los 
Angeles County Flood Control District to prevent further flood damage to viable real 
estate. For more information, please visit:  http://lariver.org/ 
 
 “Parker Center” (Los Angeles Street Civic Building):  Located at Los Angeles Street 
and Temple Street, Parker Center was the headquarters of the Los Angeles Police 
Department (LAPD) from 1954 to 2009.  Parker Center was part of the City’s efforts to 
expand its Civic Center to concentrate more government offices and services near City 
Hall – the result of which displaced many Japanese and Japanese American residents, 
businesses and entertainment venues.  Before the new LAPD headquarters was built at 
First Street and Main Street, initial plans were set for the 1st/Alameda property in Little 
Tokyo.  In August 2013, a draft Environmental Impact Report with proposed 
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development alternatives or the structure was released to the public.  For more 
information, please visit:  http://eng.lacity.org/techdocs/emg/park_center.htm. 
 
Budokan of Los Angeles(BOLA):  The Budokan of Los Angeles (BoLA), a project of 
LTSC, is going to be a multi-purpose sports and activity center in Little Tokyo near the 
heart of Downtown Los Angeles. It will feature a gymnasium with multiple basketball 
courts, space for community activities and events and a roof-top park. In addition to 
sports such as basketball, volleyball and martial arts, the facility will serve as a major 
venue for tournaments, special events and an array of community programming for all 
ages. Ultimately, the Budokan of Los Angeles will have a long lasting affect on Little 
Tokyo as a historic district and help to revitalize the area for the long-term. 
For more information, please visit:  http://www.budokanoflosangeles.com/. 
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Housing Typologies: Low-rise (Stacked Flats / over mixed-use)



Sustainable  Lit tle  Tok yo
Community Forum | September 27-29, 2013

Housing Typologies: Low-rise (Townhouses)
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Housing Typologies: Mid-rise 
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Housing Typologies: High-rise 
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Open Space Typologies: Green Spaces
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Open Space Typologies: Gathering Plazas
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STREETSCAPE SKETCHES

EXISTING 1ST ST. PROPOSED 1ST ST.
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STREETSCAPE SKETCHES
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STREETSCAPE SKETCHES
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Recommenda)ons:	  
1.	  LEED-‐ND	  can	  be	  used	  by	  the	  city	  as	  a	  requirement	  for	  future	  development.	  
	  
2.	  LiAle	  Tokyo's	  neighborhood	  plan	  can	  achieve	  a	  gold	  ra)ng	  and	  poten)ally	  even	  a	  
pla)num	  ra)ng	  under	  LEED-‐ND.	  
	  
3.	  Re-‐establish	  the	  street	  grid	  through	  restoring	  historic	  streets	  such	  as	  Rose	  Street	  
and	  others	  par)cularly	  on	  the	  Mangrove	  site	  to	  improve	  neighborhood	  connec)vity	  
(NPDp3)	  LEED-‐ND	  prerequisite	  recommends	  through	  streets	  every	  800	  feet	  to	  
promote	  transporta)on	  efficiency.	  
	  
4.	  	  Ensure	  mixed	  use	  through	  a	  Retail	  Ac)on	  Strategy.	  	  Cluster	  uses	  around	  
neighborhood	  centers	  and	  provide	  diverse	  housing	  types.	  
	  
5.	  	  Reduce	  the	  parking	  footpring	  through	  a	  Parking	  Management	  District	  (NPDc5)	  
	  
6.	  	  Build	  civic/recrea)on/open	  spaces	  in	  the	  neighborhood.	  	  Consider	  a	  neighborhood	  
school	  for	  LiAle	  Tokyo	  in	  the	  future	  (NPDc	  15	  -‐1	  credit)	  and	  plant	  street	  trees	  on	  both	  
sides	  of	  the	  street	  like	  persimmons	  or	  Blue	  Paso	  Verdes.	  	  (NPD	  c	  14-‐2	  credits)	  and	  
(Regional	  Priority-‐1	  credit)	  
	  
7.	  	  Incorporate	  Green	  Infrastructure	  
	  
8.	  	  Achieve	  water	  efficiency	  in	  exis)ng	  buildings,	  such	  as	  MOCA,	  through	  renova)ons	  
(Regional	  Priority	  -‐	  1	  credit)	  
	  
9.	  	  Include	  LiAle	  Tokyo's	  green	  infrastructure	  and	  comprehensive	  strategy	  as	  an	  
innova)on	  and	  design	  credit	  goal.	  
	  
Ques)ons:	  
1.	  	  SLL	  c4:	  	  The	  speed	  limit	  is	  believed	  to	  be	  25mph	  on	  all	  LT	  streets.	  	  Is	  this	  correct?	  	  If	  
not,	  what	  is	  the	  speed	  limit?	  
2.	  	  SLL	  c5:	  What	  is	  the	  total	  number	  of	  exis)ng	  DUs	  and	  jobs?	  (42	  DU	  in	  San	  Pedro).	  
3.	  What	  are	  the	  main	  employment	  centers	  within	  ½	  mile	  from	  LiAle	  Tokyo	  and	  how	  
many	  people	  to	  they	  employ?	  	  Government	  building,	  etc.	  
4.	  	  NPD	  c11:	  Does	  San	  Pedro	  building	  meet	  visitability	  standards?	  	  See	  credit	  for	  
standard.	  
5.	  	  NPD	  c13:	  Do	  farmers	  market	  vendors	  provide	  foods	  from	  within	  150	  miles?	  
	  





Little	  Tokyo	  LEED-‐ND

Existing 
Buildings

New 
Buildings

 Compliance Path and Rationale for LT Follow-up Tasks Contact to follow-up

Yes Unsure No

Y Y

Y Y

Y Y

Y Y

Y Y

N Y

NPD	  p1	  Walkable	  
Streets,	  
Component	  b

Y Y Y New	  construction	  to	  achieve.	  	  Exisitng	  buildings	  
estimated	  to	  at	  about	  a	  1:1	  building-‐height-‐street-‐
width	  ratio.

Confirm	  that	  new	  street	  frontage	  
within	  and	  bordering	  the	  project	  will	  
achieve	  a	  minimum	  building-‐height-‐
to-‐street	  width	  ratio	  of	  1:3.	  	  Data	  may	  
be	  available	  in	  GIS	  maps.

NPD	  p1	  Walkable	  
Streets,	  
Component	  c

Y Y Y New	  construction	  to	  achieve.	  	  Existing	  streets	  
meet	  minimum	  requirement.	  	  LA	  standard	  street	  
width	  minimums	  are	  10'.

Provide	  measurements	  for	  current	  
sidewalk	  widths	  and	  conditions.	  	  
Ensure	  that	  contiguous	  sidewalks	  or	  
all-‐weather	  provisions	  are	  provided	  
along	  both	  sides	  of	  90%	  of	  streets	  
within	  the	  project;	  new	  sidewalks	  
must	  be	  at	  least	  8	  ft	  wide	  on	  
retail/mixed	  use	  and	  at	  least	  4ft	  on	  all	  
other	  blocks.

NPD	  p1	  Walkable	  
Streets,	  
Component	  d

Y N Y New	  construction	  to	  achieve. Calculate	  total	  area	  of	  street	  
frontages	  faced	  by	  garage	  or	  service	  
bay	  openings	  to	  ensure	  they	  do	  not	  
exceed	  20%.	  Most	  of	  the	  project	  area	  
falls	  within	  the	  historic	  district	  with	  
the	  Historic	  Preservation	  Overlay	  and	  
Review,	  which	  requires	  integrated	  
design	  for	  garages.

Y

YNPD	  p1	  Walkable	  
Streets,	  
Component	  a

Check	  on	  a	  few	  buildings	  on	  Temple	  
and	  Judge	  John	  Aiso	  streets	  to	  
confirm	  public	  facing	  entries.	  	  

Achieving	  entries	  onto	  public	  space	  for	  90%	  of	  
building	  frontage	  anticipated	  for	  new	  
development.	  	  Currently,	  a	  few	  buildings	  on	  
Temple	  Street	  may	  not	  have	  street-‐facing	  entries.

Provide	  maps	  showing	  no	  wetlands	  
or	  water	  bodies	  on	  or	  within	  100	  feet	  
or	  project	  boundary

Option	  1,	  achieved	  by	  no	  wetlands,	  water	  bodies,	  
land	  within	  50	  feet	  of	  wetlands,	  or	  land	  within	  
100	  feet	  of	  water	  bodies

SLL	  p4	  Agricultural	  
Land	  Conservation

Option	  1,	  achieved	  by	  no	  100	  year	  floodplain	   Provide	  FEMA	  Map	  showing	  no	  100-‐
year	  floodplain.

Neighborhood Pattern and 
Design 

SLL	  p5	  Floodplain	  
Avoidance

SLL	  p2	  Imperiled	  
Species

Option	  1,	  achieved	  by	  no	  affected	  species	  of	  
ecological	  community

SLLp1

YSLL	  p3	  Wetland	  
and	  Water	  body	  
conservation

Y

Smart Location and Linkage 

Site	  not	  located	  in	  a	  state	  or	  locally	  
designated	  agricultural	  preservation	  
district.	  No	  further	  action	  necessary	  
to	  confirm.

Option	  2,	  achieved	  by	  infill	  status	  	  

Prerequisite (or 
PI)

Y

Y

Anticipated to 
Achieve? 

Reviewed	  LA	  county	  planning	  map;	  
contact	  state	  agency	  for	  written	  
evidence

Provide	  aerial	  photo	  	  with	  boundary	  
highlighted	  showing	  context	  of	  land	  
development.

Option	  1,	  achieved	  by	  infill	  status.	  	  Site	  served	  by	  
existing	  water	  and	  wastewater	  infrastructure.	  	  
Site	  is	  100%	  previously	  developed	  and	  is	  
surrounded	  by	  parcels	  that	  are	  previously	  
developed.



Little	  Tokyo	  LEED-‐ND

Existing 
Buildings

New 
Buildings

 Compliance Path and Rationale for LT Follow-up Tasks Contact to follow-up

Yes Unsure No

Smart Location and Linkage 

Prerequisite (or 
PI)

Anticipated to 
Achieve? 

NPD	  p2	  Compact	  
Development

Y Y Y Option	  1,	  achieved	  by	  project	  in	  planned	  transit	  
corridor;	  component	  d.	  	  FAR	  for	  nonresidential	  
components	  within	  1/2	  mile	  of	  rail	  expected	  to	  
exceed	  0.8	  FAR.

New	  construction	  exceeds	  required	  
FAR	  and	  exceeds	  12	  DU/acre	  (approx	  
18-‐19DU/acre)

NPD	  p3	  Connected	  
and	  Open	  
Community

Y N Y Option	  1,	  project	  with	  internal	  streets.	  	  The	  
current	  conditions	  exceed	  the	  minimum	  
intersections,	  achieving	  241	  intersections	  per	  
mile,	  but	  do	  not	  contain	  through	  streets	  at	  800	  ft	  
intervals.

New	  plan	  will	  restore	  historic	  streets	  
on	  Rose	  and	  Jackson	  streets.	  	  Ensure	  
that	  new	  street	  at	  intervals	  occur	  at	  
800	  ft	  intervals.

GIB	  p1	  Certified	  
Green	  Buildings

Y Y Y 100%	  of	  new	  construction	  will	  meet	  LEED	  
standards	  for	  certification.	  	  

Provide	  documentation

GIB	  p2	  Minimum	  
Building	  Energy	  
Efficiency

Y N Y 100%	  of	  new	  construction	  will	  meet	  LEED	  
standards	  for	  Building	  Energy	  Efficiency.	  	  Existing	  
conditions	  do	  not	  meet	  standards.	  	  California	  
Title	  24-‐2005	  would	  meet	  the	  prerequisites,	  but	  
most	  buildings	  were	  built	  before	  2005	  and	  are	  
assumed	  not	  to	  meet	  these	  criteria

Determine	  the	  project	  area,	  
compliance	  path,	  and	  percentage	  of	  
total	  area	  for	  documentation

GIB	  p3	  Minimum	  
Building	  Water	  
Efficiency

Y N Y 100%	  of	  new	  construction	  will	  meet	  LEED	  
standards	  for	  Building	  Water	  efficiency.	  	  Unsure	  if	  
existing	  buildings	  meet.

Existing	  buildings	  will	  not	  meet.	  2009	  
LA	  Code	  meets	  the	  baseline	  
requirment	  and	  most	  buildings	  built	  
in	  90's	  or	  earlier.	  New	  construction	  
will	  achieve	  requirement.

All	  renovations	  must	  meet	  requirement.	  	  We	  
recommend	  that	  existing	  buildings,	  such	  as	  
MOCA,	  are	  considered	  to	  be	  retrofit	  or	  
renovated	  to	  meet	  minimum	  requirement	  in	  
the	  future.

N/A Y Document	  BMPs	  for	  controlling	  soil	  
erosion,	  waterway	  sedimentation,	  
and	  airborne	  dust	  generation	  during	  
construction.

100%	  of	  new	  construction	  expected	  tol	  meet.

Green Infrastructure and 
Buildings 

YGIB	  p4	  
Construction	  
Activity	  Pollution	  
Prevention



Anticipated to achieve? Points 
possible

Existing 
conditions

Compliance Path and 
Rationale for LT

Data Provided and Notes Notes and Final 
Documentation

Contact to 
Follow-up

Yes
 Strong 
maybe

Weak 
maybe No

SLL	  1	  Preferred	  
Locations

5 3 2 8

Option	  1	  d,	  achieved	  by	  an	  
infill	  site	  that	  is	  also	  a	  
previously	  developed	  site	  
(5	  points)

Counted	  111	  intersections	  
per	  square	  mi.	  	  Need	  to	  
verify	  this	  calculation.	  (0	  
points).	  	  Located	  in	  HUD	  
(EZ,	  QCT),	  need	  to	  confirm	  
if	  this	  still	  applies	  and	  
whether	  meets	  affordable	  
housing	  criteria.	  (possible	  
3	  additional	  points)

SLL	  2	  Brownfields	  
Redevelopment

2 0 Project	  site	  is	  not	  
documented	  to	  contain	  
contamination

Based	  on	  NPL	  and	  EPA	  
Brownfields	  program.

SLL	  3	  Locations	  
with	  Reduced	  
Automobile	  
Dependence

7 7

Option	  1	  achieved	  by	  
project	  being	  located	  in	  a	  
transit-‐served	  location

Project	  served	  by	  Gold	  line	  
and	  within	  1/2	  mi	  walk	  
distance	  to	  red,	  purple,	  
and	  silver	  line.	  	  Service	  
exceeds	  320	  Weekday	  and	  
200	  weekend	  trips

SLL	  4	  Bicycle	  
Network	  and	  
Storage

1 1

Likely	  to	  be	  achieved	  by	  
existing	  bicycle	  network	  of	  
at	  least	  5	  continuous	  miles	  
in	  length	  within	  1/4	  mile	  of	  
bicycling	  distance	  of	  the	  
project	  boundary	  as	  well	  as	  
new	  proposed	  connections

Verify	  bike	  storage	  spaces	  
for	  10%	  of	  planned	  
occupancy	  and	  low	  speed	  
limit	  of	  25mph;	  ensure	  
bicycle	  storage	  is	  enclosed	  
and	  secure;	  ensure	  on-‐site	  
showers	  for	  new	  and	  
existing	  developments.	  	  
Possible	  1	  point	  bike	  
storage	  and	  shower	  
requirements	  met.

Identified	  bike	  paths	  
on	  S	  Main	  and	  S	  
Spring	  going	  >	  5	  mi	  
west	  or	  south

SLL	  5	  Housing	  
and	  Jobs	  
Proximity

3 3

Currently	  1	  point	  to	  be	  
achieved	  by	  Option	  3,	  infill	  
project	  with	  nonresidential	  
component.	  	  Most	  likely	  3	  
points	  for	  new	  design	  since	  
>	  30%	  affordable	  housing	  is	  
expected	  within	  the	  project	  
boundary	  within	  1/2	  mile	  
walk	  distance	  from	  existing	  
full-‐time	  jobs

Determine	  existing	  
dwelling	  units	  on	  property.	  	  
Document	  map	  of	  full-‐
time	  jobs	  in	  the	  area	  
through	  public	  data	  
sources.	  	  Final	  housing-‐
jobs	  ratio	  should	  be	  at	  
least	  1:1.	  	  One	  point	  likely	  
based	  on	  current	  
conditions,	  2	  additional	  
possible.

SLL	  6	  Steep	  Slope	  
Protection

1 1

Achieved	  by	  Option	  1,	  no	  
disturbance	  of	  slopes	  over	  
15%

Verified	  with	  elevation	  
map.	  	  Obtain	  topographic	  
map	  showing	  no	  steep	  
slopes	  in	  the	  project	  
boundary.

SLL	  7	  Site	  Design	  
for	  habitat

1 1

Achieved	  by	  Option	  1,	  site	  
without	  significant	  habitat,	  
wetlands,	  or	  water	  bodies

Verify	  a	  document	  no	  
imperiled	  species	  or	  
ecological	  communities	  
with	  state	  fish	  and	  wild	  
agency	  and	  state	  natural	  
heritage	  program.

SLL	  8	  Restoration	  
of	  Habitat

1

0 Determine	  if	  possible	  to	  
achieve	  any	  native	  
ecological	  communities	  in	  
the	  area.

Work	  with	  qualitifed	  
biologist	  to	  ensure	  
restored	  areas	  will	  have	  
native	  characteristics.

SLL	  9	  Long-‐term	  
Habitat	  
Conservation

1 0

Unlikely	  to	  achieve.

Ensure	  no	  potential	  
introduction	  of	  exotic	  
species

NPD	  1	  Walkable	  
Streets

9

Credit

Smart Location and Linkage 

Neighborhood Pattern and Design 



NPD	  1a x

Expected	  to	  achieve	  based	  
on	  current	  conditions

Assumption	  based	  on	  site	  
maps.	  	  Verify	  80%	  building	  
façade	  distance	  of	  <	  25ft.	  
New	  design	  meets	  
specification.	  	  

NPD	  1b x

Expected	  to	  achieve	  based	  
on	  current	  conditions.

Assumption	  based	  on	  site	  
maps.	  	  Verify	  50%	  building	  
façade	  distance	  of	  <	  18ft.	  
Ensure	  that	  new	  design	  
meets	  specification.	  	  

NPD	  1c x New	  design	  expected	  to	  
achieve.	  	  A	  few	  existing	  
blocks	  faced	  by	  parking Based	  on	  google	  earth..

NPD	  1d x New	  design	  criteria	  to	  
meet.	  	  Not	  all	  existing	  
expected	  to	  meet	  based	  on	  
google	  earth

Ensure	  new	  design	  meets	  
specification	  for	  functional	  
entries	  to	  buildings	  at	  75	  
ft.

NPD	  1e x

Functional	  entries	  to	  
current	  buildings	  unlikely	  
to	  meet	  requirement.

Assumption	  based	  on	  
google	  maps	  and	  site	  map	  
measurements.	  Verify	  
using	  appropriate	  
calculations.	  	  Recommend	  
new	  design	  meets	  
specification	  for	  funtional	  
entries	  every	  30ft	  or	  less.

NPD	  1f x

Verify	  calculation.	  	  1st	  
Street	  businesses	  meet	  this	  
requirement.

Assumption	  based	  on	  
google	  earth.	  	  Verify	  using	  
appropriate	  
measurements.	  	  Ensure	  
that	  60%	  of	  new	  retail,	  
service,	  or	  trade	  facades	  
have	  clear	  glass	  between	  3-‐
8	  ft	  above	  grade.

NPD	  1g x

Verify	  calculation.	  1st	  St	  
businesses	  may	  meet	  this	  
requirement.

Assumption	  based	  on	  
google	  earth.	  	  Verify	  with	  
appropriate	  
measurements.	  	  	  Ensure	  
new	  development	  to	  have	  
sidewalk	  facing	  doors	  and	  
windows	  on	  60%	  façade.

NPD	  1h x

Current	  retail	  likely	  meets	  
this	  requirement.

Ensure	  that	  ground-‐level	  
retail	  windows	  are	  kept	  
visible	  and	  unshuttered	  in	  
future	  design.

NPD	  1i x

Current	  on-‐street	  parking	  
conditions	  likely	  to	  meet.

Assumption	  based	  on	  
google	  earth	  and	  LA	  
parking.	  	  Verify	  70%	  of	  on-‐
street	  parking	  for	  new	  and	  
existing	  streets.	  

NPD	  1j x

Current	  conditions	  are	  
expected	  to	  meet.	  	  

Assumption	  based	  on	  
google	  earth	  calculation	  
and	  LA	  city	  data.	  	  Most	  
sidewalks	  exceed	  10',	  
which	  is	  the	  city	  
requirement.	  	  All	  new	  
development	  to	  meet.

NPD	  1k x

Current	  conditions	  
presumed	  to	  meet	  and	  
new	  design	  expected	  to	  
meet.

Ensure	  that	  any	  new	  
dwelling	  units	  achieve	  
elevated	  finish	  of	  at	  least	  
24	  inches	  above	  the	  
sidwalk.

NPD	  1l x

Current	  conditions	  unlikely	  
to	  meet	  threshold.

Some	  streets	  along	  the	  
project	  area	  contain	  
ground	  floor	  retail,	  while	  
others	  contain	  parking	  
lots.	  	  New	  design	  contains	  
active	  ground	  uses.	  	  
Calculation	  includes	  new	  
and	  existing.



NPD	  1m x

Current	  conditions	  
expected	  to	  achieve	  or	  
exceed	  1:3	  ratio.

Verify	  calculation.	  	  Data	  
may	  be	  available	  from	  GIS.	  	  
New	  design	  will	  exceed	  
building	  height-‐street	  1:3	  
ratio.

NPD	  1n x Residential	  streets	  do	  not	  
meet,	  LA	  requirement	  is	  
25mph

Determine	  if	  there	  are	  all	  
residential	  streets	  in	  the	  
project	  area

NPD	  1o x Existing	  non-‐residential	  
streets	  expected	  to	  meet.	  	  
25	  mph	  unless	  otherwise	  
noted.

Determine	  if	  all	  streets	  
meet	  requirement.	  	  
Otherwise,	  consider	  
lowering	  to	  25pmh.

NPD	  1p x

Current	  conditions	  unlikely	  
to	  meet	  threshold.	  New	  
design	  expected	  to	  meet

Ensure	  that	  new	  design	  
achieves	  driveways	  on	  no	  
more	  than	  10%	  of	  
sidewalk	  length.

NPD	  2	  Compact	  
Development

3 3 6

Current	  conditions	  
believed	  to	  have	  a	  
nonresidental	  density	  
greater	  than	  0.75	  FAR.	  	  

Document	  FAR	  for	  all	  non-‐
residential	  buildings.	  	  A	  
higher	  residential	  DU/acre	  
will	  achieve	  more	  credits.	  	  
Verify	  percentage	  area	  of	  
residential/non-‐residential

NPD	  3	  Mixed-‐Use	  
Neighborhood	  
Centers

4 4

Anticipated	  to	  achieved	  by	  
more	  than	  19	  uses	  within	  
1/4	  walk	  distance	  to	  
current	  dwellings.

Project	  is	  greater	  than	  40	  
acres,	  need	  to	  determine	  
clustering	  of	  uses.	  	  There	  
are	  greater	  than	  19	  
diverse	  uses,	  so	  for	  
maximum	  points,	  
recommended	  9	  usese	  per	  
neighborhood	  center.

NPD	  4	  Mixed-‐
Income	  Diverse	  
Communities

3 4 7

Includes	  San	  Pedro	  Firm	  
(50-‐60%	  AMI)	  apartments,	  
and	  potentially	  4	  other	  
housing	  units	  to	  be	  
confirmed.

Need	  to	  confirm	  
calculation	  for	  Simpson	  
Diversity	  Index	  and	  
Affordable	  Housing.	  	  
Potential	  for	  additional	  
credits	  based	  on	  additional	  
housing	  types.

NPD	  5	  Reduced	  
Parking	  Footprint

1 0

Current	  conditions	  do	  not	  
meet.	  New	  structured	  
parking	  anticipated	  to	  
achieve.

Based	  on	  current	  parcel	  
conditions,	  parking	  
footprint	  exceeds	  20%	  of	  
development	  footprint.	  	  
Reduced	  parking	  footprint	  
to	  no	  more	  than	  20%	  
recommended	  for	  new	  
development.

NPD	  6	  Street	  
Network

1 0

Current	  conditions	  do	  not	  
meet.

Estimated	  241	  
intersections/	  sq.	  mile	  and	  
through-‐streets	  greater	  
than	  400ft	  intervals	  on	  
most	  blocks	  in	  the	  project	  
boundary

NPD	  7	  Transit	  
Facilities

1 0

Current	  conditions	  do	  not	  
meet.

Consider	  improvements	  
for	  transit	  facilities	  that	  
include	  shelters,	  bike	  
racks,	  kiosks	  and	  bulletin	  
boards.

NPD	  8	  
Transportation	  
Demand	  
Management

2 0

Current	  conditions	  do	  not	  
meet.	  

Consider	  including	  
developing	  TDM	  program.

NPD	  9	  Access	  to	  
Civic	  and	  Public	  
Space

1 1

Current	  conditions	  do	  not	  
meet.	  	  Expected	  new	  
design	  to	  achieve	  credit	  
with	  civic	  space	  within	  the	  
project	  area.

Verified	  by	  google	  maps.	  	  
Verify	  distances	  for	  civic	  
space	  at	  least	  1/6th	  in	  
area	  within	  1/4	  mi	  walk	  
distance	  of	  90%	  planned	  
development.



NPD	  10	  Access	  to	  
Recreation	  
Facilities

1 0

Current	  conditions	  do	  not	  
meet.

Approximately	  50%	  of	  the	  
project	  area	  is	  within	  1/2	  
mi	  walk	  distance	  to	  City	  
Hall	  Park,	  2nd	  Street	  Park,	  
or	  Grand	  Hall	  Park.	  	  
Provide	  access	  for	  90%

NPD	  11	  
Visitability

1 0 Current	  dwellings	  expected	  
not	  to	  meet.

Verify	  with	  San	  Pedro	  Firm	  
Buildings.

NPD	  12	  
Community	  
Outreach

2 2 Achieved	  by	  Option	  2,	  
Community	  Design	  
Charrette

Retain	  public	  engagement	  
plan	  to	  be	  implemented.

NPD	  13	  Local	  
Food	  Production

1 1

Project	  is	  located	  at	  1/2	  
mile	  from	  project	  center	  to	  
Downtown	  farmers	  market	  
at	  200	  N	  Spring	  Street.

Verify	  that	  vendors	  items	  
are	  grown	  with	  150	  miles.

NPD	  14	  Tree-‐
Lined	  and	  Shaded	  
Streets

2 2

Existing	  conditions	  unlikely	  
to	  meet.	  	  New	  plan	  to	  
incorporate	  street	  trees	  on	  
First	  Street	  North	  site.

Plant	  street	  trees	  and	  
increasing	  street	  canopy	  
on	  both	  sides	  of	  the	  street	  
at	  40ft	  intervals.	  	  Verify	  
exitsing	  conditions	  with	  
GIS.	  

NPD	  15	  
Neighborhood	  
Schools

1 0 Unlikely	  to	  achieve	  based	  
on	  current	  conditions.	  	  
Neighborhood	  is	  served	  by	  
Los	  Angeles	  Unified	  School	  
District.	  	  

Closest	  schools	  are	  1	  mile	  
walk	  distance.	  Consider	  a	  
future	  neighborhood	  
school	  to	  serve	  Little	  
Tokyo

GIB	  1	  Certified	  
Green	  Buildings

5 5 Existing	  
conditions	  do	  
not	  meet

Option	  2	  for	  projects	  of	  all	  
sizes;	  >=	  50%	  of	  square	  
footage	  to	  be	  certified.	  	  
Need	  to	  confirm	  any	  
existing	  buildings

GIB	  2	  Building	  
Energy	  Efficiency

2 2 Existing	  
conditions	  do	  
not	  meet

New	  buildings	  able	  to	  
achieve	  >	  26%	  
improvement.	  	  Ensure	  
HERS	  Index	  Score	  of	  75	  for	  
any	  residential.

GIB	  3	  Building	  
Water	  Efficiency

1 1 Existing	  
conditions	  do	  
not	  meet

55%	  water	  efficiency	  
achieved	  with	  district	  non-‐
potable	  water	  system	  
(living	  machine).	  	  Treated	  
wastewater	  used	  for	  
toilets,	  cooling	  towers	  and	  
irrigation.	  	  New	  
construction	  will	  achieve.	  	  
Recommend	  existing	  
buildings	  to	  be	  considered	  
for	  renovation.

GIB	  4	  Water-‐
Efficient	  
Landscaping

1 1 Existing	  
conditions	  do	  
not	  meet

100%	  of	  irrigation	  water	  
met	  with	  district	  non-‐
potable	  water	  system.	  	  
Expected	  to	  achieve	  for	  
new	  construction	  design.

GIB	  5	  Existing	  
Building	  Reuse

1 1 3	  parcel	  sites	  will	  be	  totally	  
new	  construction.	  	  One	  
additional	  point	  for	  
possible	  as	  GI	  assessment	  
is	  considering	  building	  
retrofits	  on	  1st	  street.

Note:	  Project	  site	  is	  in	  a	  
historic	  district,	  so	  cultural	  
landscapes	  must	  not	  be	  
demolished

GIB	  6	  Historic	  
Resource	  
Preservation	  and	  
Adaptation

1 1 Likely	  to	  achieve,	  
particularly	  if	  the	  1st	  street	  
buildings	  are	  included	  in	  
the	  site	  as	  several	  are	  
considered	  historic	  
landmarks.

Refer	  to	  historic	  
preservation	  district	  
overlay

GIB	  7	  Minimized	  
Site	  Disturbance	  

1 1 Expected	  to	  achieve	  for	  
new	  construction	  design.

Green Infrastructure and Buildings 



GIB	  8	  Stormwater	  
Management

4 4 Existing	  
conditions	  do	  
not	  meet

Expected	  4	  points	  based	  on	  
soil	  infiltration	  potential	  
and	  use	  of	  district	  
stormwater	  system	  to	  
manage	  95	  percentile	  
event	  on-‐site.

New	  design	  anticipated	  to	  
achieve	  95%	  retention	  for	  
1.5	  in	  average	  event

GIB	  9	  Heat	  Island	  
Reduction

1 1 Existing	  
conditions	  do	  
not	  meet

Expected	  to	  achieve	  for	  
new	  construction	  design.

GIB	  10	  Solar	  
Orientation

1 1 Existing	  
conditions	  do	  
not	  meet TBD	  based	  on	  design.

GIB	  11	  On-‐Site	  
Renewable	  
Energy	  Sources

1 2 3 Existing	  
conditions	  do	  
not	  meet

Approximatley	  10%	  of	  
energy	  need	  met	  onsite	  
through	  solar	  PV.	  	  	  

Show	  potential	  through	  
building	  energy	  
performance	  simulation.

GIB	  12	  District	  
Heating	  and	  
Cooling

2 2 Existing	  
conditions	  do	  
not	  meet

At	  least	  80%	  of	  heating	  and	  
cooling	  provided	  by	  central	  
plant.	  	  Planning	  on	  100%.

GIB	  13	  
Infrastructure	  
Energy	  Efficiency

1 1 Existing	  
conditions	  do	  
not	  meet Expected	  to	  achieve	  for	  

new	  construction	  design.
GIB	  14	  
Wastewater	  
Management

2 2 Existing	  
conditions	  do	  
not	  meet

100%	  of	  wastewater	  will	  be	  
treated	  and	  reused.	  	  
Unused	  treated	  
wastewater	  will	  be	  
infiltrated	  on-‐site.

GIB	  15	  Recycled	  
Content	  in	  
Infrastructure

1 1 Existing	  
conditions	  do	  
not	  meet

TBD.	  Still	  under	  
consideration.

GIB	  16	  Solid	  
Waste	  
Management	  
Infrastructure

1 1

Expected	  to	  achieve	  for	  
new	  construction	  design.

GIB	  17	  Light	  
Pollution	  
Reduction

1 0 Existing	  
conditions	  do	  
not	  meet Still	  under	  consideration.

Regional 
Priority
Regional	  Priority 2 2 2 4

Regional	  Priority	  
1

x Unlikely	  to	  achieve,	  but	  
potential	  if	  all	  12	  credits	  
are	  met.

Regional	  Priority	  
2

x

Strong	  potential	  to	  achieve	  
Regional	  Priority	  for	  
Building	  Water	  Efficiency.

Regional	  Priority	  
3

x

Potential	  to	  achieve	  
Regional	  Priority	  for	  Mixed-‐
Use	  neighborhood	  centers.

Regional	  Priority	  
4

x Unlikely,	  but	  potential	  to	  
achieve	  based	  on	  diversity	  
of	  housing.

Regional	  Priority	  
5

x Potential	  to	  achieve	  if	  2	  
points	  are	  met	  based	  on	  
tree-‐lined	  and	  shaded	  
streets

Regional	  Priority	  
6

x Potential	  to	  achieve	  bike	  
network	  and	  storage	  based	  
on	  new	  design.

Innovation 
and Design 
Process
ID	  Credit	  2

1
1 LEED	  accredited	  

professional
ID	  Credit	  1 1 4 1 LEED	  certified	  buildings	  

above	  90%
TOTALS 62 25 14 7 87



Data Notes

SLLp1
landsat	  aerial	  photo:	  http://www.landsat.com/little-‐tokyo-‐california-‐
aerial-‐p1732700.html

SLLp2
http://planning.lacounty.gov/assets/upl/project/gp_2035_FIG_6-‐
2_significant_ecological_areas.pdf

SLLp3 measured	  distances	  from	  LA	  River,	  closest	  water	  body
SLLp4 infill

SLLp5

FEMA	  floodplain	  map:	  
http://map1.msc.fema.gov/idms/IntraView.cgi?ROT=0&O_X=7734&O
_Y=4140&O_ZM=0.076570&O_SX=1022&O_SY=559&O_DPI=400&O_
TH=25532916&O_EN=23869009&O_PG=1&O_MP=1&CT=0&DI=0&W
D=14408&HT=10448&JX=1160&JY=619&MPT=0&MPS=0&ACT=1&KE
Y=25532731&ITEM=1&PICK_VIEW_CENTER.x=838&PICK_VIEW_CENT
ER.y=212&R1=VIN
Los	  Angeles	  Flood	  Hazard	  map:	  
http://navigatela.lacity.org/common/mapgallery/pdf/la_flood_haz_
map.pdf

NPD	  p1 Area	  =	  45	  acres
a based	  on	  google	  street	  view

b

average	  street	  widths	  approx	  50-‐60	  ft	  measured	  in	  Google	  Earth	  and	  
with	  city	  records.	  	  Building	  heights	  average	  about	  a	  minimum	  of	  50	  
feet	  based	  on	  city	  records
http://zimas.lacity.org/mapsheet.aspx?val=129A215

c http://ladot.lacity.org/pdf/StandardStreetWidths.pdf
d based	  on	  google	  street	  view
NPD	  p2 based	  on	  city	  data,	  existing	  buildings	  estimated	  to	  achieve

NPD	  p3
17	  intersections/45	  acres,	  640	  acres/mi	  =	  241	  intersections,	  through	  
street	  distances	  exceet	  800ft	  on	  1st	  street	  north	  and	  temple	  street

GIB	  p1 http://www.usgbc-‐la.org/resources/leed-‐projects
GIB	  p2 http://zimas.lacity.org
GIB	  p3 http://clkrep.lacity.org/onlinedocs/2009/09-‐0510_ord_180822.pdf
GIB	  p4 provide	  documentation



Sustainable Little Tokyo Vision Program Summary
prepared for LTSC, 01/17/14 by Mithun, Inc. and Puttman Infrastructure, Inc.

A B K C D E F G H J
Residential Total 758              195                    563                    -             130       65         -        198       70         48         40         96         95         16         

Hi-Rise (Units) 198 0 198 0 -        198

Type III (Units) 349 0 349 0 -        70 48 40 96 95

Type V over Type I (Units) 211 195 16 0 130       65 16

Non-Res Commercial Total 136,000       89,000               39,000               8,000         60,000  14,000  15,000  24,000  -        5,000    -        10,000  -        -        

Retail (SF) 37,000         19,000               10,000               8,000         10,000  4,000    5,000    5,000    5,000    

Office (SF) 99,000         70,000               29,000               -             50,000  10,000  10,000  19,000  5,000    5,000    

Community / Cultural (SF) 40,000         40,000               -                    -        40,000  

District Infrastructure (SF) 20 000 20 000 - - 20 000

Proposed Use 1st St North Mangrove SiteTot 1st North 
Site

Tot Mangrove 
Site

GRAND 
TOTAL

Station Site

District Infrastructure (SF) 20,000         20,000             -                  -             20,000

Offstreet Car Parking (Stalls) 941              440                    501                    -             110       330       200       60         40         35         75         75         16         

Bicycle Parking Facilities ** * ** * * **

New Open Space Total 145,400       81,000               32,700               31,700       34,700  31,000  15,300  9,150    -        7,650    3,100    4,700    -        8,100    

Green Space / Park (SF) 46,700         14,000               32,700               -             1,000    3,000    10,000  9,150    7,650    3,100    4,700    8,100    

Plaza (SF) 98,700 67,000 0 31,700       33,700 28,000 5300



SUMMARY - COMPARATIVE PRO FORMA ANALYSES

LITTLE TOKYO SERVICE CENTER

LOS ANGELES, CALIFORNIA

Type III 

Construction

Type I 

Construction

Type V 

Construction

I. Scope of Development

Number of Apartment Units 75 178 33

Average Unit Size (Square Feet) 750 750 750

Commercial (Square Feet) 14,850 8,910 11,140

Number of Parking Spaces
1

97 191 49

II. Project Characteristics

Number of Stories 6 20 4

FAR 3.00 6.00 1.50

Parking Type 2-Levels 

Subterranean

2-Levels 

Subterranean

1-Level 

Subterranean

III. Estimated Residual Land Values Per Square Foot of Land 

Area (Market Rate Scenarios)

$219 ($407) 2 $206

IV. Estimated Residual Land Values Per Square Foot of 

Gross Building Area (Market Rate Scenarios)

$73 ($68) $137

V. Estimated Financial Gap Per Very-Low Income Unit (Land 

+ Direct Financial Assistance)

9% Tax Credit Project $85,800 $205,700 $136,200

Tax-Exempt Multifamily Bond / 4% Tax Credit Project
3

$28,600 $366,800 $24,100

VI. Estimated Financial Gap for Workforce Units

120% of LA County Median Income $76,500

1

2

3

Alternative Construction Type Scenarios

The parking ratio is set at 1.00 spaces per apartment unit and 1.45 spaces per 1,000 square feet of retail building area.

The achievable rents would need to increase by approximately 31% to bring the land value up to the amount currently supported by Type III 

construction.

The Tax-Exempt Multifamily Bond / 4% Tax Credit scenario is based on the assumption that 20% of the units are set aside for very-low 

income households.

Prepared by:  Keyser Marston Associates, Inc.

File name:  Apts_LT_2 28 14; SUM



ESTIMATED GROSS LAND VALUE

LITTLE TOKYO SERVICE CENTER

LOS ANGELES, CALIFORNIA

A B D E F G H J K TOTAL

I. Residential Units

Number of Apartments 130 65 70 48 40 96 95 16 0 560

Average Unit Size (Sf) 750 750 750 750 750 750 750 750 0

II. Gross Building Area

Residential (Sf)
1

121,875 60,938 65,625 45,000 37,500 90,000 89,063 15,000 0 525,000

Cultural Space 0 0 0 0 0 0 0 0 40,000 40,000

Commercial (Sf) 60,000 14,000 0 5,000 0 5,000 0 0 15,000 99,000

Total GBA 181,875 74,938 65,625 50,000 37,500 95,000 89,063 15,000 55,000 664,000

III. Construction Type Type V Type V Type III Type III Type III Type III Type III Type V Type V

IV. Development Cost / SF GBA $232 $232 $281 $281 $281 $281 $281 $232 $232

V. Total Development Costs $42,176,000 $17,378,000 $18,438,000 $14,048,000 $10,536,000 $26,692,000 $25,023,000 $3,478,000 $12,754,000 $170,523,000

VI. Land Value / SF GBA
2

$137 $137 $73 $73 $73 $73 $73 $137 ($122)

VII. Gross Land Value $24,989,000 $10,296,000 $4,793,000 $3,652,000 $2,739,000 $6,939,000 $6,505,000 $2,061,000 ($6,696,000) $55,278,000

1
Includes circulation SF equal to 25% of net residential SF.

2
Assumes the cost of parking is included in the land value per square foot of GBA.

PARCELS

Prepared by:  Keyser Marston Associates, Inc.

Filename:  Apts_LT_2 28 14; Gross Land Value_wo Parcel C



ESTIMATED NET LAND VALUE

LITTLE TOKYO SERVICE CENTER

LOS ANGELES, CALIFORNIA

I. Total Affordability Gap

Tax-Exempt Multifamily Bond / 4% Tax Credit Project 45 Units $24,100 Affordability Gap / Unit ($1,085,000)

9% Tax Credit Project 75 Units $136,200 Affordability Gap / Unit (10,215,000)

9% Tax Credit Project 40 Units $136,200 Affordability Gap / Unit (5,448,000)

120% of LA County Median Income 50 Units $76,500 Affordability Gap / Unit (3,825,000)

Total Affordability Gap ($20,573,000)

II. Net Land Value w/ Affordable Housing

Gross Land Value $55,278,000

(Less) Total Affordability Gap (20,573,000)

Net Land Value w/ Affordable Housing
1

$34,705,000

1
Does not include the costs for any infrastructure improvements.

Prepared by:  Keyser Marston Associates, Inc.

Filename:  Apts_LT_2 28 14; Net Land Value wo Parcel C
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