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Existing Conditions Report

EXECUTIVE SUMMARY

The Los Angeles County Metropolitan Transportation Authority (Metro) has embarked on a 
comprehensive approach to better managing traffic in Los Angeles County. In support of this 
approach, Metro is redeveloping many of its parking lots to facilitate infill development with 
the aim of increasing transit ridership and better utilization of Metro’s real estate portfolio.

Metro has asked our team to formulate a development proposal for the Orange Line Sepulveda 
Station in the San Fernando Valley. Located in the Van Nuys neighborhood of Los Angeles, 
the Sepulveda Orange Line Station sits at the middle of one of Metro’s most successful 
mass transit projects. Our site is the parking lot adjacent to the Sepulveda Station. The site 
is bounded on the north by Erwin Street to the east by Sepulveda Boulevard to the west by 
Interstate 405 and to the south by the Orange Line Busway.

From our research here are our key findings:
• The surrounding neighborhood as average to high density for the San Fernando 

Valley
• Current zoning regulations allow for low to medium density development of the 

parking lot
• Surrounding land uses have made Sepulveda Boulevard unattractive from an aesthetic 

standpoint
• The site currently lacks adequate access to Sepulveda Boulevard
• The Orange Line will continue to see increasing ridership

This report will detail the existing conditions not just at the site but also in the surrounding 
community. The purpose of this report is to assess the development potential for the site by 
taking into account what is around the site. We feel that understanding the neighborhood will 
yield the best possible project for Metro and the community.

To create the best project for both Metro and the community we recommend the following:
• Development of the site must be in scale with the existing built environment
• Access to Sepulveda Boulevard should be a high priority for any development 

proposal
• Programming should serve the existing communities needs
• Traffic on Erwin Street should be minimized to the furthest extent possible
• Project should be profitable for Metro and add ridership to the Orange Line

Redeveloping the Sepulveda Station’s parking lot offers an excellent opportunity to improve 
the quality of life for residents in the community, better utilize Metro’s real estate portfolio, 
and increase ridership on public transportation.
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SECTION I. URBAN FORM FRAMEWORK

This section will illustrate what the neighborhood looks like both demographically and 
physically. This section will help formulate what the appropriate density and programming 
of any development proposal ought to be for the Sepulveda Station. The physical and 
demographic data will help show that Sepulveda Station parking lot is ripe for a high quality 
development project.

PEDESTRIAN SHED

The pedestrian shed is the area within a ½-mile diameter of the site. It is assumed that this is 
the maximum distance the average pedestrian is willing to walk. As the pedestrian shed map 
in the report shows, the pedestrian shed for the Sepulveda Station extends from the south 
side of Victory Boulevard to the north side of Califa Street. To the east, the pedestrian shed 
nearly reaches Noble Avenue. The I-405 prevents any pedestrians from easily accessing 
destinations to the west.

Within the pedestrian there are a variety of commercial, recreational, and housing 
opportunities for residents and visitors. Some key land marks include the Costco across from 
the Sepulveda Station, the Delano Recreation Center, and numerous eateries and markets. 
The concentration of activity centers means residents have the ability to reach a number of 
amenities by foot.

However as we will show consistently through this report, the low quality urban design of 
Sepulveda Boulevard creates a significant barrier to walking in the community. A large parking 
lot in front of Costco creates a large inconvenience for pedestrians attempting to access the 
store. Moreover many of the uses along Sepulveda lack coherence and are autocentric in 
their design. This will create a challenge for our project.

Ideally our project will be a catalyst to remake Sepulveda into a more pedestrian-friendly 
street with development and urban design that respects the pedestrian.

COMMUNITY DEMOGRAPHICS

The Sepulveda Orange Line Station is located within the Nan Nuys Community of the City 
of Los Angeles. The Community of Van Nuys has a population of approximately 160,000 
residents according to the 2000 Census. Nan Nuys is nearly 50% Latino and 36% White with 
remaining ethnic groups comprising the remaining 14%. 

Looking at the Pedestrian Shed community we used data from the 2000 Census at the block 
level. We found that the population is 5,133 residents. Most of the residents live either to 
the south or to east of the site. The neighborhood to the north of the site contains the least 
number of residents.
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For household data, the highest numbers of households are found in the housing to the east 
(694 households) and the south (476 households). The housing to the north had the smallest 
number of households at 235 which is largely due to the single-family detached housing 
stock in this area. In terms of household size the housing to the east has the highest number 
at roughly 3 people per household and the housing to the north had the second largest 
household size at 2.74 people per household. Not surprisingly the housing to the east had 
the highest number of children 
and the housing the south had 
the second most. The housing 
to the north of the site has the 
least amount of children which 
suggests an older population.

In terms of income, median 
income ranges from a little 
under $30,000 to nearly 
$69,000. The lower bound of 
the income distribution is found 
in the housing to the east of the 
site with the middle ranges to 
the south and southeast. The 
houses to the north were the upper bound of the income distribution in the community. The 
distribution of people in poverty also follows this geographic distribution. Education level 
is more mixed. The housing to the southeast has the highest level of residents with at least 
some college education while the housing the south has the second most. The housing the 
east has the lowest educational attainment of the four census blocks.

The employment and commuting data also reveals interesting facts about the community. 
The housing to the east has the highest number of workers at 816 and the housing to the 
south has the second highest 
at 561. The housing to the 
southeast had the third highest 
at 494 and the housing to the 
north the fewest at 395. The 
commuting data tracks nicely 
with the worker data. The most 
drivers and carpoolers come 
from the housing to the east 
while the highest numbers 
of transit riders are from the 
housing to the south with the 
housing in the east coming in 
second.
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The combination of income, density, and commuting patterns are fairly consistent along the 
four census blocks. The housing to the north is largely upper income and stable which will 
mean development will need to be sensitive to that particular community’s needs. As for the 
lower income neighborhoods, they tend to have higher proportions of workers and therefore 
would likely benefit from an improved Orange Line Station with ancillary development. These 
demographics will be critical to understanding what programming is appropriate for the site 
and what an acceptable level of density will be.

BUILDING HEIGHT

Most of the buildings 
mass along the major 
streets. For example 
Sepulveda Boulevard 
has the tallest buildings 
in the project area 
ranging from the five-
story office building 
near the corner of the 
busway and Sepulveda 
Boulevard. Victory 
Boulevard also has 
consistent density along 
the southern part of 
the street. Erwin Street 
heading east away from the site has similar density to Victory Boulevard.

What is most striking about the building height map is the mixing if various building heights 
in close proximity to each other. This suggests that spot zoning likely occurred on obsolete 
industrial land. This has created a mismatched quilt of land uses that is difficult to untangle. 
This may prove a significant challenge to our development if the surrounding land uses to do 
not interact and support our project.

CHARACTERIZATION OF NEIGHBORHOOD BLOCKS

In this section we present three typologies to describe the physical qualities of the different 
blocks within the project area. We identified three types of blocks: maintenance (needs 
little changes), infill/land assembly (needs change but within established patterns), and 
regeneration (needs substantial improvements). This characterization scheme will help 
us identify which aspects of the project will aid our project and which ones might present 
challenges to a successful project.
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For the most part we found that many of the blocks in the project area qualified as 
maintenance which means that they need little to no improvement in the streetscape, land 
use, or programming. Most of the single-family neighborhoods fell into this category as they 
are well maintained and would likely not benefit from significant development within these 
areas.

Equally split between maintenance were the blocks where infill/land assembly are needed 
to either improve the economic potential of a site or make it compatible with surrounding 
land uses.  The blocks we identified as infill/land assembly were primarily along Sepulveda 
Boulevard, Erwin Street (eastern portion), and along the busway. We feel that more 
comprehensive land use planning and incentives for land assembly will help attract better 
development and programming to the community.

The last category is termed regenerative because it needs the most attention. There were only 
three areas identified as regenerative. The first is our site which is a parking lot isolated from 
the main street. The large contiguous size of the parcel means it offers a unique opportunity 
to create a win-win development that meets the standard of “highest and best” use of the 
land. We also identified the Chevron petroleum facility to the south of the site as regenerative 
because it is not clear how long such an operation can last with encroaching residential and 
retail development.  We also identified a third parcel which currently is a vacant lot. Clearly 
there are better uses for this parcel.
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SECTION II. PUBLIC REALM FRAMEWORK

In this section we detail the availability 
of open space, the circulation network, 
streetscape sizes, and the available 
infrastructure. This section will lay out 
some of the public amenities present 
within our project area and help guide 
development.

OPEN SPACE AND CIRCULATION

If it were not for the I-405 freeway our 
site would have excellent access to the 
adjacent Woodley Avenue Park. The 
park is approximately 130 acres and features barbeque pits, baseball diamond, children’s play 
area, picnic tables, public restrooms, wildlife reservation area, archery range, and a cricket 
field. To the north of the park is the Japanese Garden. To the east is the Delano Recreation 
Center which offers a wide variety of athletic, recreational, and educational programs for City 
residents. 
The circulation in the project area features every type of road. The I-405 functions as the 
western boundary and is one of the busiest freeways in Southern California. The major 
arterials are Sepulveda Boulevard which extends into West Los Angeles and the South 
Bay, Victory and Burbank Boulevards which both travel nearly the entire length of the San 
Fernando Valley. The collector streets are Hatteras Street, Delano Street, and Noble Avenue. 
Secondary streets include Kester Avenue and Oxnard Street. There is also a whole host of 
residential streets. Lastly the busway cuts through the center of the project area.

Despite the wall effect caused by the I-405, the Orange Line offers a decent connection to the 
Woodley Avenue Park as the Woodley 
Station is located on the north side of 
the park. Also the variety of activities 
provided by the Delano Recreation 
Center provides a place for community 
building in this neighborhood and is an 
asset that should be fully used.

PEDESTRIAN AND BICYCLE ACCESS

The major streets in the project area all 
have sidewalks and provide adequate 
pedestrian access to various businesses 
and residences in the project area. Some 
of the smaller streets lack sidewalks 
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which is likely a result of the housing being built during the 1950’s and 60’s. 

In terms of bicycle access, the Orange Line for most of its route has an adjoining bike lane. 
Also the Woodley Avenue Park features a bike path running through the middle of the park.

STREETSCAPE CROSS-SECTIONS

In our study we identified three major types of streetscapes in the project area. The first 
type is the arterial typified by Sepulveda Boulevard. It features three 10-foot lanes in each 
direction with an 8-foot parking lane on both sides. There is usually a 12-foot median or turn 
lane. Taken together the total street width is 88 feet. The sidewalks are 12-feet wide.

The next streetscape we identified is the busway and the station access from Sepulveda 
Boulevard. The busway has two 13-foot lanes flanked on both sides by 10-foot sidewalks. 
The south sidewalk has an 8-foot wide planter while the north walkway includes a 14-foot 
bike lane. Next to the north pedestrian walkway is the entry lane for the bus station which has 
two 11-foot lanes and an 8-foot planter.

The last streetscape we analyzed was the local residential road. In this case we looked at 
Erwin Street to the north of the site. The street includes two 10-foot travel lanes and two 
8-foot parking lanes. On the residential side there is no sidewalk. On the south side there is 
a 7-foot sidewalk and a 7-foot planter.
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INFRASTRUCTURE

We identified one sewer main on the northwest corner of the project site and five storms 
drains located throughout project site. This means our development should be able to hookup 
to the sewer line without major disruption to street traffic due to construction.

There is electrical onsite as the station is lit and has lighting in the parking lot. More 
importantly we did not find any major electrical, water, or gas lines running through our site. 
This will give us greater flexibility in our designs.

SECTION III. COMMUNITY FEATURES

In this section we identify major community features like restaurants, markets, schools, 
medical facilities, and financial institutions. Knowing what the existing community has helps 
us determine what our project should look like from a zoning perspective as well as what 
kind of commercial programming might be in demand for this community.

MARKETS AND EATING ESTABLISHMENTS

Within our project area there are a number of markets and eating establishments of varying 
quality. There are at least seven fast food establishments on in the project area. There are 
about seven restaurants in the project area. 

In terms of grocery markets there are three large establishments which include the Target 
and Costco centers. There are about five convenience stores but they spread throughout the 
project area.

In terms of programming there might be unmet demand for alternative markets like Trader 
Joe’s or Fresh and Easy as well as restaurant alternatives to fast food. Another potential 
programming option is to add a convenience store like Famima!

CIVIC USES AND ACTIVITIES

Unlike with the markets and eating establishments, there is very little within the pedestrian 
shed. There is only a bank, school, and the Delano Recreation Center. If we broaden our 
scope to include the project area we pickup more civic uses and activities. There are three 
medical clinics and three more schools. Additionally there is the Van Nuys Youth Center.

As with the markets and eating establishments, this perhaps another void a project at the 
Sepulveda station might address. Locating a bank for example would help bring more 
banking choices to the neighborhood. There might also be a need for a variety of medical 
offices in the area.
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SECTION IV. TRANSIT SERVICES FRAMEWORK

In this section we present the different bus lines that serve not just the site but also the 
project area. We found a low level of transit integration with the built environment. As a 
result the transit network lacks easy connectivity that makes activities like transfers or trip-
chaining on public transit less likely. A goal of our project will be to better integrate the built 
environment with the available transit.

MASS TRANSIT ROUTES AND SCHEDULES

From the regional perspective the project 
area has a fair level of transit service. To the 
northeast is the Nan Nuys Amtrak/Metrolink 
station which connects commuters with 
Downtown Los Angeles, Glendale, and 
Burbank. Metro’s Orange Line has three 
stops within our project area at Nan Nuys, 
Sepulveda, and Woodley. The next highest 
level of service is the LA Department of 
Transportation Commuter Bus Line C549 with 
service to Pasadena. There are also Metro 
Rapid Bus lines on Van Nuys Boulevard (Line 
761) and on Sepulveda Boulevard (Line 734). 
Santa Clarita also operates commuter busses 
on the I-405 but none of the busses stop in 
our project area.

Looking at the project site, the Sepulveda 
Orange Line Station is served but Metro 
Rapid Line 734, Metro Local 234, and the 
Orange Line. On Victory Boulevard are Metro 
Local Lines 164 and 237. Burbank Boulevard 
to the South has Metro Local 154.

One of the challenges presented at the site 
is the level of service by each bus lines. 
With the exception of the Orange Line which 
operates frequently seven days a week, many 
of the bus lines do not have weekend service.  
Additionally, nighttime service is infrequent 
in the area which is largely due to the low 
density and lack of nighttime activity centers. Working with Metro to increase service to the 
Sepulveda Station will be important to creating a viable project.
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VISUAL OBSERVATION OF TRANSIT USE

While conducting our survey of the site we looked at where transit riders were going once 
they exited the bus and where they were coming from to get to the station. We found that 
most riders exit the Orange Line and walk to Sepulveda Boulevard to connect with the bus 
lines there. One of the challenges we observed we people attempting to make this connection 
being delayed by the long walk between the Orange Line Station and the Rapid and Local bus 
stops on Sepulveda. Since station relocation seems out of the question, we suggest working 
with Metro to better coordinate schedules at this station so riders to not miss connections.

In terms of commuter we observed low levels of use of the parking lot. This likely has to 
do with few workers commuting to downtown or using the Orange Line to get to other 
employment centers in the San Fernando Valley. We suspect that many of the Orange 
Line riders were already bus riders but switched to this line because it is much faster. The 
underutilization of the parking lot raises some questions about Metro’s desire to replace all 
the parking spaces in any future development.

In terms of people coming to the bus station the vast majority are riders transferring from 
one of the bus lines on Sepulveda Boulevard. The same problem noted above about the 
difficulty of transferring holds true in this case as well. We observed several people missing 
an Orange Line bus because of the walk from Sepulveda to the Orange Line Station. This will 
be a very important challenge to address going forward.

Also it is important to note the businesses around the site and in particular the big box 
stores like Costco. Stores like these while a boon to consumers offer very little in the way 
of attracting pedestrians. Not in the least because the goods one usually buys are too big to 
carry onto a bus. Therefore we concluded that Costco likely generates few mass transit trips 
except perhaps by workers.

RIDERSHIP STATISTICS

The Metro Orange Line is one of the major success stories for Metro. Projected to have a daily 
average of 22,000 riders, it quickly surpasses that project and in 2007 had approximately 
23,000 weekday average boardings and hit a new ridership high in 2009 at more than 24,000 
average weekday boardings. The continued growth in ridership on the Orange Line will offer 
an excellent opportunity for development of the Sepulveda Station parking lot.

At the Sepulveda Station itself ridership is dominated by the Orange Line. This is to be 
expected as it has the highest frequency of service and connects several destinations in the 
San Fernando Valley and beyond. The southbound bus service tended to have more riders 
than the northbound service which suggests heavy transferring in the morning and more 
dispersed commuters heading home in the evening. That being said the northbound Line 
234 had the second highest boardings after the Orange Line.
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SECTION V. REGULATORY FRAMEWORK

In this section we present the zoning regulations for the site and the surrounding project area. 
The goal of this section is to help understand the regulatory limits on allowable development 
and how this will shape our project. The project area is within the Nan Nuys/North Sherman 
Oaks Community Plan and is in Council District 6 which is currently held by Tony Cardenas.

EXISTING ZONING

The Sepulveda Station previously was a drive in theater dating back to the 1950’s. Currently 
the site is designated as “Public Facilities” which means it any development must conform 
to the most restrictive zoning designation in the area. For our site this is R-1 which means a 
maximum building height of 33 feet and an FAR or 3:1. 

The surrounding zones range from a mixture of R-1, R-2, and commercial/industrial zoning 
classifications. When looking the zoning map the site is largely surrounded by the CM 
designation which has a low FAR at 1.5:1.  The flexible nature of this zoning classification 
means various businesses and land uses are next to each other with little unifying design 
standards.

In March 19, 2009 the City enacted an “ordinance that establishes the Los Angeles River 
Improvement Overlay (LA-RIO), which will implement the first River Improvement Overlay 
District (RIO).   The LA-RIO consists of a required point system for new projects near the 
Los Angeles River that foster improved private property and public right of way development 
with regard to watershed, urban design, and mobility. In addition, the LARIO includes green 
street standards 
and guidelines for 
public and private 
streets to increase 
pedestrian and 
bicycle safety and 
accessibility, native 
habitat areas, and 
opportunities to 
treat and infiltrate 
stormwater.”

Existing Conditions Report
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CONCLUSION

The Sepulveda Station offers an excellent opportunity for transit-oriented development that 
will boost ridership, give commuters more options, bring investment to the community, and 
improve the quality of life for Van Nuys residents. More over fully utilizing the potential of this 
site will give Metro an additional funding stream and better manage its real estate portfolio.

At the same time this is not a carte blanche for building the tallest apartment building 
allowable. This project must be sensitive to the needs of the community. To conclude we 
present our key findings and recommendations.

From our research here are our key findings:
• The surrounding neighborhood as average to high density for the San Fernando 

Valley
• Current zoning regulations allow for low to medium density development of the 

parking lot
• Surrounding land uses have made Sepulveda Boulevard unattractive from an aesthetic 

standpoint
• The site currently lacks adequate access to Sepulveda Boulevard
• The Orange Line will continue to see increasing ridership

To create the best project for both Metro and the community we recommend the following:
• Development of the site must be in scale with the existing built environment
• Access to Sepulveda Boulevard should be a high priority for any development 

proposal
• Programming should serve the existing communities needs
• Traffic on Erwin Street should be minimized to the furthest extent possible
• Project should be profitable for Metro and add ridership to the Orange Line

Existing Conditions Report
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Final Design Presentation-Team 1

This presentation culminates nearly six months of research, observation, planning, and 
modeling by seven graduate candidates for the Master of Arts degree from the UCLA 
Department of Urban Planning. The following will present a series of concepts and proposals 
for Transit Oriented Development at Metro’s Orange Line: Sepulveda Station.  

The concepts discussed in this document/presentation will begin with an overview of the 
vision that our team was guided by in creating the Sepulveda Village proposal.  This will then 
be followed with a discussion of the types of building form we envision along with how the 
project will contribute to LEED neighborhood standards.  Two proposals are included for 
review and consideration: one constrained to the requirements of METRO’s RFP, and another 
that provides an alternative based on the team’s preferred urban development strategies.  
Finally, we conclude with examples and technical details that summarize how to make this 
the best possible place to live, work, and travel along the 14 mile orange Line corridor.
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Our research 
and design team 
was informed by 
nearly six months 
of knowledge 
a c q u i s i t i o n , 
starting with an 
overview of the 
Metro Request 
for Proposals 
d o c u m e n t .  
Extensive on-
t h e - g r o u n d 
observations lead 
to the production 
of an Existing 
Conditions Analysis. Further fiscal and economic sector studies helped produce an extensive TOD 
Market Analysis. 

It was important to 
guide our research 
and proposal with an 
overriding principle and 
mission.  Over time, 
that mission became 
the development of 
a neighborhood that 
helps local residents 
and distant commuters 
take advantage of the 
strategic opportunities 
available at the 
Sepulveda station site 
without impacting the 
local neighborhood’s 
identity and charm.  Our work to answer this question became known by the name for our concept, 
Sepulveda Village, yet it was of continued importance to define why Sepulveda Village would provide 
an added value to this site.
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It was also important 
that Sepulveda 
Village address the 
recreation and bicycle 
commuting potential 
of the Sepulveda site.  
The station is situated 
nearly half way along 
a 14 mile bicycle 
path.  Such a length 
makes the path one of 
the longest bikeways 
along a former rail 
right of way in the 
nation, and provides 
prime opportunities to 
navigating the San Fernando Valley along an East-West axis via a car alternative.  Further, adjacency 
to the Sepulveda Basin and Lake Balboa recreation areas – less than 5 minutes away by bicycle path 
– make the site an important stopping place for trips to and from these public resources.  Ultimately, 
Sepulveda Village seeks to serve the cycling community by contributing key spaces toward locker 
facilities, bicycle storage, and bicycle sales and repair shops.

Our first response to 
planning Sepulveda 
Village was to consider 
why it would improve 
the local lifestyle.  
From our earliest 
design efforts through 
our final massing 
models, we aimed for 
a project that would 
make it easier to walk, 
bike, and take transit 
while interfacing 
with the existing 
neighborhood.  Our key solution to this challenge was creating a north-south pedestrian only axis on 
each of our proposals.  These promenades allow for transit station visibility, desirable retail frontage, 
neighborhood connectivity, public space, and emergency vehicle access.  More prominently, the 
promenades become a focal point of Sepulveda Village that anchors the site in a pedestrian context, 
thereby impacting every other stage of our design and financial planning process. 
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Finally, Sepulveda 
Village can be a positive 
contributor to local 
economic and community 
development goals.  The 
pedestrian orientation 
of the site serves not 
only to encourage 
walkability between the 
new commercial uses, but 
also compliments existing 
commercial properties 
by inviting walkers to 
utilize many nearby local 
businesses and services.  
Such connectivity between 
the site and nearby land uses establishes Supulveda Village as an activity center that can link mobility 
uses with new residential and commercial employment opportunities.  Ultimately the new residents 
and commercial users will benefit from working in tandem with existing residents and businesses for 
the continued maintenance and improvement of the community.  Such combined efforts can improve 
the long-term quality of life for Van Nuys residents. 

Final Design Presentation-Team 1

In our development 
proposal for Sepulveda 
Village, we used a form-
based approach to 
describe potential building 
types, sizes, frontages, and 
other design guidelines to 
help shape our vision for 
the site. We believe that 
this form-based approach 
should ensure a pedestrian-
oriented environment and 
give greater flexibility to 
the overall design of the 
site. 

Our form-based approach looks to create a density gradient where as one moves south through the 
project, the density increases. The density gradient moves from the Neighborhood Residential (NR) 
zone to the Transit Village (TV) zone. The increasing density respects the single-family neighborhood 
of Victory Park to the north while creating a vibrant and active transit-oriented development around 
the Orange Line Sepulveda Station.
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Commercial

Intent and Purpose
The Commercial 
Zone applies to areas 
immediately adjacent to 
the transit station and 
for the buildings lining 
Sepulveda Boulevard. 
This zone is meant to 
encourage mixed-used 
transit and community 
serving retail and office 
space.  The Commercial 
Zone is meant to either 
be a standalone typology 
or part of the Transit 
Village (TV) described below. In either case, the Commercial Zone should serve to draw people 
into the site either from Sepulveda Boulevard, the Orange Line Station or from the surrounding 
neighborhoods.

Physical Character
The physical environment is one of ground floor commercial with no setbacks from the transit station 
plaza or sidewalk along Sepulveda Boulevard. The intent of this zone is to create a comfortable 
pedestrian feel. Buildings are mixed-use and limited to one or two stories. 

Streetscape/Public Realm
Streetscapes are oriented around the pedestrian and should have an urban feel. Sidewalks should 
be at least 10 feet. Landscaping should focus on creating a pleasant pedestrian experience with 
individual or groupings of plants and trees. Taller trees should be used to create a canopy effect to 
provide shade. Ideally landscaping should be native or drought tolerant.

Parking
Parking is provided through shared parking spaces in the parking structures or by on-street parking 
spaces managed by meters. Surface parking is also allowed but it should be placed behind the 
commercial buildings to as to preserve 
the pedestrian environment. Stores 
should still front the street and not the 
surface lot.

Our programming recommendations 
come from our in-depth market 
analysis of Van Nuys. Programming 
for the commercial zone should focus 
on serving commuters as well as 
residents. The programming should 
fit the market of the neighborhood 
which is largely middle income.
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Parking
Intent and Purpose
The Parking Zone will 
help this site achieve 
the minimum parking 
requirements and Metro 
replacement parking 
requirement while 
preserving the pedestrian 
feel of the development. 
This zone is intended to 
make potential parking 
structures fit into a more 
urban environment.

Physical Character
Any parking structure in this site must have a retail, gallery or live-work liner on the first floor. There 
will be no setbacks from the paseo or the sidewalks for the retail/live-work frontage of the parking 
structure. Only along alleys or access roads will exposed first-floor parking be allowed.
The parking structures are to be no taller than 45 feet. This will prevent the structure from becoming 
the dominant architectural feature of Sepulveda Village while allowing for the required parking.

Streetscape/Public Realm
Streetscapes are oriented around the pedestrian and should have an urban feel. Sidewalks should be 
at least 10 feet. 
Landscaping should focus on creating a pleasant pedestrian experience with individual or groupings 
of plants and trees. Taller trees should be used to create a canopy effect to provide shade. Ideally 
landscaping should be native or drought tolerant.

Parking
Parking will either be in a raised or subterranean parking structure. The structures should be available 
to residents, merchants, transit riders, and shoppers. Parking should not be free and should use 
dynamic pricing to better manage automobile travel to the site.
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Neighborhood 
Residential
Intent and Purpose
The Neighborhood 
Residential (NR) is meant 
to be the “front door” of 
Sepulveda Village for the 
Victory Park neighborhood. 
The purpose of this zone is 
to mimic the density of the 
single-family homes to the 
north of the site so as to not 
overwhelm the street or the 
existing community. This 
zone will contain small setbacks, low density housing, with on-site parking in the front or rear.

Physical Character
This residential zone should mirror the existing single-family neighborhood to the north. Homes 
should range from single-family style units to small duplexes. This site will be fronted will yards, 
stoops, and porches. Buildings in this zone will be no taller than 20 feet. The setback is 10 feet from 
the sidewalk.

Streetscape/Public Realm
The street will have a more suburban feel as it is flanked by single-family or duplex style homes. The 
sidewalks will be 5 feet wide with a 5 foot parkway.  Landscaping should focus on creating a pleasant 
pedestrian experience with individual or groupings of plants and trees. Taller trees should be used 
to create a canopy effect to provide shade. Ideally landscaping should be native or drought tolerant.

Parking
Parking for the Neighborhood Residential will be on-site with garages facing an alley or facing Erwin 
Street. The parking garage should not be the main architectural feature of the units. As shown in 
Picture 3, the garage should be to the side or placed behind the units fronting an alley.
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Neighborhood Village
Intent and Purpose
The Neighborhood Village (NV) 
represents the next zone in Sepulveda 
Village. This zone is meant to feature 
slightly more residential units than 
the Neighborhood Residential zone. 
The NV zone contains duplexes, 
apartments, and quadplexes.

Neighborhood Character
The Neighborhood Village features 
courtyard apartments, bungalow 
courts, and quadplexes. The 
frontage of the buildings in this zone will have forecourts, stoops, terraces, or porches. 
Buildings will be no taller than 30 feet. Each building will have a setback of no more than 10 feet.

Streetscape/Public Realm
Total street width is not to exceed 28 feet. The sidewalks must be at least 5 feet. 
Landscaping should focus on creating a pleasant pedestrian experience with individual or groupings 
of plants and trees. Taller trees should be used to create a canopy effect to provide shade. Ideally 
landscaping should be native or drought tolerant.

Parking
Parking will be located in a subterranean garage.
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Neighborhood Commons
Intent and Purpose
The Neighborhood Commons (NC) 
bring a more urban feel to Sepulveda 
Village. This zone is meant to feature 
more residential units than the 
previous two zones. The NC zone 
contains larger apartments and 
quadplexes.
Neighborhood Character
The Neighborhood Commons 
features courtyard apartments, 
bungalow courts, and quadplexes. The frontage of the buildings in this zone will have forecourts, 
stoops, terraces, or porches. Buildings will be no taller than 45 feet. Each building will have a setback 
of no more than 10 feet.
Streetscape/Public Realm
Total street width is not to exceed 36 feet. The sidewalks must be at least 9 feet. 
Landscaping should focus on creating a pleasant pedestrian experience with individual or groupings 
of plants and trees. Taller trees should be used to create a canopy effect to provide shade. Ideally 
landscaping should be native or drought tolerant.
Parking
Parking will be located in a subterranean garage.
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Transit Village
Intent and Purpose
The Transit Village (TV) represents the 
most urban zone in Sepulveda Village. 
This zone is meant to feature more 
residential units than the previous zones 
as well as a mixed-use component. The 
TC zone contains larger apartments and 
quadplexes as well as retail and office 
space.
Neighborhood Character
The Transit Village features mixed-use 
apartment buildings as well as larger courtyard apartments. The frontage of the buildings in this zone 
will have stoops, storefronts, galleries. And forecourts. These building must be adjacent to the transit 
station.
Buildings will be no taller than 60 feet. There is no setback for these buildings.
Streetscape/Public Realm
Total street width is not to exceed 36 feet. The sidewalks must be at least 9 feet. 
Landscaping should focus on creating a pleasant pedestrian experience with individual or groupings 
of plants and trees. Taller trees should be used to create a canopy effect to provide shade. Ideally 
landscaping should be native or drought tolerant.
Parking
Parking will be located in a subterranean garage.
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Los Angeles’ Green Building 
Ordinance 179,820 specifies 
that new developments with 
50,000 gross square feet or 
more or 50 or more dwelling 
units are required to be 
Leadership in Energy Efficient 
Design (LEED) Certified. The 
Sepulveda Village will exceed 
these minimum thresholds 
and will thus be subject to 
the requirements of the Green 
Building Ordinance.
Sepulveda Village is planning 
to attain the LEED for 
Neighborhood Development certification. The LEED for Neighborhood Development Rating System 
certifies “exemplary development projects that perform well in terms of smart growth, urbanism, and 
green building…This rating system is designed primarily for the planning and development of new 
green neighborhoods, whether infill sites or new developments proximate to diverse uses or adjacent 
to connected and previously developed land.  Many infill projects or projects near transit will be in 
urban areas, which helps direct growth into places with existing infrastructure and amenities.”

The Project is in an ideal location to receive a LEED certification as it is sited on a previously 
developed parcel of land in a densely populated area with superior connectivity along the Orange 
Line.  Additionally, in the preferred design scheme, the site will have limited parking on site.  Reduced 
parking counts will help decrease automobile dependence and usage and thus increase transit 
ridsership.  The compact parking structures will also aid in decreasing the urban heat island effect.  
Additionally, preferred parking will be offered for alternative fueled vehicles, carpool vehicles, and 
ridesharing vehicles (Zip Car and/or Flex Car). This will encourage decreased automobile usage and 
increase transit ridership and consequently will conserve energy.
The landscaping of the project site will also incorporate the use of drought-tolerant native species 
that will decrease water use on site.

Additionally, the Development 
will provide a recycling service 
and utilize a “digester” on site. 
The digester functions by taking 
organic waste and feeding it to 
bacteria. The bacteria turns the 
waste into methane and carbon 
dioxide wherein the methane 
is used as fuel for an internal 
combustion engine that provides 
electricity for the site.
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By locating the project within 
an existing community and 
within a developed public 
transit system, the project will 
help reduce vehicle trips and 
vehicle miles traveled (VMT). 
To reduce the incidence of 
obesity, heart disease, and 
hypertension by encouraging 
daily physical activity 
associated with walking and 
bicycling.
Sepulveda Village will satisfy 
the credit requirements by 
locating the project

• on a site served by existing water and wastewater infrastructure
• on an infill site
• in a transit served location
• There are 5 different Metro routes that service our site within a ½ mile radius.
• 234, 734, 164, 234, Orange Line
• 

The project site is located along the 14-mile Metro Orange Line bicycle path.  The smart location 
of the project along this path will help “promote bicycling and transportation efficiency, including 
reduced vehicle miles traveled (VMT), and help support public health by encouraging utilitarian and 
recreational physical activity”.  Additionally the development of bicycle storage and accommodating 
design will further facilitate the ease of bicycle use.
Sepulveda Village will also incorporate Transportation Demand Management techniques into the 
development in order to “reduce energy consumption, pollution from motor vehicles, and adverse 
public health effects by encouraging multimodal travel.  These goals will be achieved by:

•Implementing a TDM Program that reduces weekday peak-period motor vehicle 
trips by at least 20% compared with a baseline case, and fund the program for a 
minimum of three years following build-out of the project. 
•Providing transit passes valid for at least one year, subsidized to be half of regular 
price or cheaper, to each occupant locating within the project during the first three 
years of project occupancy (or longer). 
•Providing year-round, developer-sponsored private transit service (with vans, 
shuttles, buses) from at least one central point in the project to other major transit 
facilities, and/or other destinations such as a retail or employment centers
•Providing transit stop shelters and bicycle racks.  The shelters will be covered, have 
seating, and illumination. Bicycle racks will have a two-point support system for 
locking the frame and wheels and will be securely affixed to the ground or a building.
•Offering a vehicle-sharing program

Additionally, Sepulveda Village will incorporate design elements to create walkable streets to 
“promote transportation efficiency, including reduced vehicle miles traveled (VMT), promote walking 
by providing safe, appealing, and comfortable street environments that support public health by 
reducing pedestrian injuries and encouraging daily physical activity.”
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 The street layout preserves the existing access via driveway to Sepulveda Boulevard and Haskell 
Avenue to Victory Boulevard. We add access into the site from Erwin Street via alleyways, on the 
west and east site boundaries, and two north-south residential streets. Our plan adds sidewalks and 
parkway space to Erwin Street, as a way to reengage the existing neighborhood and integrate it with 
the low-density units proposed for the south side of Erwin Street (north site boundary). The plan 
includes a pedestrian paseo that bisects the site and provides direct access to the BRT station. We 
preserve the existing bikeway running parallel to the BRT line.

 This rendering shows existing conditions at the site, primarily consisting of the public storage 
facility on the west side, Victory Park neighborhood to the north, Wendy’s and former warehouses 
to the east, and a Chevron fueling facility to the south.
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 This picture is the perspective 
looking south-east from Erwin 
Street. The building models 
show the transition from low-
density single/duplex units with 
tree-line frontage into higher 
density condo and apartment 
buildings.

  This picture is the south-west 
perspective looking from the far 
east border of the constrained 
site. The building model shows 
our concept for wrapping the 
parking garage with residential 
units.

  This picture is the south-west 
perspective looking from Erwin 
Street into the site. The model 
shows a similar transition 
from low- to middle-density, 
with conceptual street-fronting 
building types and ten-foot 
setbacks. 
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This rendering of 
the RFP proposal 
shows the basic 
massing scheme 
as a birdseye view 
looking south. Land 
use intensity ramps 
up from single-
story along Erwin 
Street and increases 
in both height and 
bulk as the TOD 
extends southward 
towards the existing 
BRT station. Key 
elements include 
retaining the 
prevailing north-
south street axes, interruption of the sight lines from the Victory Park streets, and generous allotment 
of green space along the northern periphery, in accord with the large turf lawns of the adjacent 
residences.

This rendering below right is of the baseline TOD shows the physical linkages between the existing 
BRT station and the major north-south axis of Sepulveda Village (red arrow). The Metro-mandated 
replacement parking 
is contained in a 
wrapped parking 
garage just north 
of the station. 
Rather than a single 
blocky mass, the 
wrapped structure 
has step-backs 
and breezeways to 
lessen the presence 
of its large volume. 
At the southern 
edge of the lot, near 
the BRT station 
is a small public 
space to promote 
a more welcoming 
environment to 
the rather staid bus shelter. Nearby convienence oriented retail with outdoor seating also serves to 
promote an activated pedestrian oriented space near the station. The overall effect is to add positive 
experience potentials (people watching, safety through passive observation, etc.) to a modest sized 
public venue.

Final Design Presentation-Team 1



TOD CAPSTONE STUDIO-Metro Orange Line Sepulveda Station 45

This is an eye-level render 
ofthe massing model, 
from the point-af-view of 
a passenger waiting for 
a westbound bus. The 
view corridor through the 
principle north-south axis 
is quite clear, with a sense 
of visual connection of the 
shelters to the TOD. 
The nearby buildings are 
close, but not looming 
over the station, providing 
an appropriate amount 
of space for traffic, 
and shielding the more 
northerly buildings from vehicle noise. The nearby green spaces and public realms remain close 
enough for a quick stroll should a transit rider seek out a quick purchase from the nearby convenience  
stores or opportunity wait for the bus on the grassy pocket park.

A Late-morning view from 
eye-level, looking south 
towards the existing BRT 
station. This view
emphasizes massing model 
of the main north-south 
axial street, showing the 
deep setbacks, step-backs,
and visual continuity of 
the BRT from deep within 
Sepulveda Village. This is 
the sort of experiential view
that a resident of Sepulveda 
Village could be expected 
to see on their daily walk to 
the station during
the workday rush hour. 
Rather than face a long queue of cars heading across the city, the resident here has a pleasant and 
short pedestrian oriented stroll directly to the bus station.
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Facing east we again see the spectrum of building heights from our neighborhood residential on 
the north side to the transit village zone on the southern side. Building shapes and heights are 
articulated with a variety of shapes and inconsistent rooflines, providing for a feeling of variety in the 
streetscape and giving pedestrians the feeling that they not surrounded by massive, impermeable 
blocks of housing and commercial space.

When facing north, looking towards Erwin Street, we can see our replacement parking structure 
lined with transit village residential and commercial uses.  Building heights are adjusted as necessary 
to protect sight lines from becoming overly occupied with structures.  Residents from Victory park 
looking down a street into the site will ultimately see only those building heights that have been 
reduced, while pedestrians walking through the site will see a variety of heights.
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This illustration again shows existing conditions at the site, primarily consisting of the public storage 
facility on the west side, Victory Park neighborhood to the north, Wendy’s and former warehouses to 
the east, and a Chevron fueling facility to the south.

 The street layout provides direct site access to Sepulveda Boulevard via a new central east-west 
road. We preserve the existing access via Haskell Avenue to Victory Boulevard. The plan removes the 
existing access road that runs parallel with the BRT line, and we move the BRT station to the site’s 
southeast corner. The relocated BRT station provides better connectivity to the conventional bus 
service and creates as a “transfer hub.”
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This picture is the south-west perspective looking from Sepulveda Boulevard. The building models 
show how the plan might integrate ground-floor commercial uses with above-ground office and 
residential uses. The buildings removed from Sepulveda include middle-density residential uses and 
lined parking garages.

 This picture is the perspective looking south from Erwin Street into the site. The model shows a 
similar transition from low- to middle-density, with conceptual street-fronting building types and 
setbacks.
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This rendering of the preferred 
alternative TOD shows the physical 
linkages between the relocated 
BRT station and existing transit 
stops along Sepulveda Blvd. (red 
arrow). Direct sight-lines between 
stations permit transit riders to 
quickly assess the need for haste, 
or, leisure in making their way 
to the next bus line. The Metro-
mandated replacement parking 
has been reduced 50%, and is now 
contained in parking structures 
west of the transit station. This 
small displacement means an 
increased amount of foot traffic from the park-n-ride location to the BRT station passing by the 
convenience oriented retail. This pedestrian circulation coincides with the pocket park just north of 
the BRT station. Designed to allow cafes and restaurants to spill out onto patios and green space, 
this corner becomes a hub of leisurely activities and comings-and-goings, both of which make for 
a highly activated public realm. Additionally, the relocated BRT station has an increased amount of 
sheltered green space, and increased physical separation from the emergency-access street between 
the station and the corner pocket park. The result emphasizes the primacy of the pedestrian and 
enhances the experience of waiting for the bus.

This rendering of the preferred 
alternative TOD proposal shows 
the basic massing scheme from 
a birdseye view looking south. 
Again, land use intensity ramps 
up from single-story along 
Erwin Street and increases in 
both height and bulk as the TOD 
extends southward towards the 
existing BRT station.  The addition 
of the former Wickes Furniture 
sites permits new commercial 
development opportunities along 
Sepulveda Blvd. The massing 
and arrangement of these new 
commercial buildings are necessarily more monolithic than the highly articulated residential section, 
yet still share a scale and arrangement relationship with the core residence of Sepulveda Village. 
Key elements include relocating the BRT station to the south-east corner of the site, retaining the 
prevailing north-south street axes, interruption of the sight lines from the Victory Park streets, and 
generous allotment of green space along the northern periphery, in accord with the large turf lawns 
of the adjacent residences. A major east-west street axis (across from the Costco principal entry) is
designed to alleviate the lure of traffic along Erwin Street.
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Facing east we again see the spectrum of building heights from our neighborhood residential on 
the north side to the transit village zone on the southern side. Building shapes and heights are 
articulated with a variety of shapes and inconsistent rooflines, providing for a feeling of variety in the 
streetscape and giving pedestrians the feeling that they not surrounded by massive, impermeable 
blocks of housing and commercial space. The large commercial massing along the southern edge 
match the prevailing scale of larger businesses along Sepulveda Blvd.

When facing north, looking towards Erwin Street, we can see our replacement parking structure lined 
with transit village residential and commercial uses. As in the RFP, building heights are adjusted as 
necessary to protect sight lines from becoming overly occupied with structures. Residents from 
Victory Park looking down a street into the site will ultimately see only those building heights that 
have been reduced, while pedestrians walking through the site will see a variety of heights.
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This roadway concept for Erwin Street shows our plan for adding sidewalks and parkway space to the
existing street. Creating a somewhat symmetrical roadway helps integrate the new development into
the existing neighborhood and provides a gentle transition into the remainder of Sepulveda Village.

This roadway concept moves the parkways proposed in Concept 1 into a ten-foot center media. This 
concept continues to integrate the existing neighborhood with Sepulveda Village, but provides a 
visual separation and traffic calming effect.
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This concept for a project internal road includes on-street parking for one side of the street. This plan 
emphasizes pedestrians by providing nine-foot sidewalks. Ideally we would use this roadway concept 
for higher-density areas in the plan, where most residents would use underground parking garages 
and above-ground parking structures. The on-street parking pricing scheme would emphasize rapid 
turnover, such as pick-up drop off and quick retail trips.

This concept for a project internal road includes on-street parking for both sides of the street. Ideally 
we would use this roadway concept for lower-density plan areas, like the residential streets abutting 
Erwin Street.
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This project concept shows the alleys proposed for the project’s west and east boundaries. The alleys 
would provide supplemental traffic circulation and the twenty-foot width is adequate for emergency 
vehicle access.

The overall return is 
approximately half a percent 
higher for the preferred 
alternative. Parking reductions 
were used for the preferred 
alternative and the MTA 
replacement parking was 
unbundled from the individual 
land uses. The acquisition cost 
of the additional land for the 
preferred alternative was also 
separated from individual land 
uses. Both projects sought an 
overall density of 60 units per 
acre.
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The preferred alternative creates 
approximately 100 more 
residential units and 100,000 
more square feet of commercial 
space than the RFP response. 
15% of all of the parking spaces 
is surface parking. Some of the 
smaller scale residential units 
are self-parked and their spots 
are not accounted for in this 
total.
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There are many types of non-
traditional funding sources 
including grants and other 
subsidies available for TOD 
development. Metro is well 
aware of many of these sources 
and should utilize them in 
order to reduce the cost of the 
development and improve the 
return on investment.

Traditional parking ratios were 
used for the RFP response 
and a 1:1 parking ratio was 
used on the residential portion 
of the preferred alternative 
and a one space per 1,000 
square feet ratio was used 
on the commercial portion. 
This dramatically reduced the 
amount of parking spots onsite. 
All parking is subterranean 
except for the MTA replacement 
parking which is an above 
ground structure.
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While both projects have the 
potential to increase transit 
boardings, the preferred 
alternative can have a far 
greater impact because of its 
increased size and number of 
residential units, as well as the 
increase in commercial space. 
Because of this increase, the 
ability to attract higher quality 
tenants and rents exists 
with the alternative, while 
the amount of commercial 
space in the RFP response is 
too small to create a vibrant 
commercial hub. By moving the transit station to the corner of Sepulveda Boulevard, it becomes 
more visible to the public, more accessible to riders using other types of transit and has the ability to 
become a multi-modal station. Finally, by redeveloping this land from its current use, the assessed 
value on the land will increase which will benefit Metro and also will increase the return on the 
investment.

The preferred alternative 
has the potential to have 
a much greater impact on 
the community and create 
more long term value by 
redeveloping the land along 
Sepulveda Boulevard and 
bringing in more investment. 
As this development matures, 
it also has the ability to bring 
in higher rents and increase 
the return on investment. The 
current parking constraints 
in the RFP make it difficult to 
create a true transit oriented development with good urban design characteristics and place financial 
strains on the feasibility of the development as well.
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Team 2 comprised of Kevin Finkel, Haila Adamo, Eric Douglas, Ruby Horta, Kevin Kahn, and Jacqueline 
Torres would like to present their vision for the future development of the Orange Line BRT Sepulveda 
Station Park and Ride.



TOD CAPSTONE STUDIO-Metro Orange Line Sepulveda Station58

Final Design Presentation-Team 2

As you are all familiar, this is the Sepulveda Station Park and Ride.  We would like to point out the uses 
which surround the project site and helped inform our project design.  To the north, we’d like to point 
out the Victory Park neighborhood, a single-family residential enclave that we know to be politically 
vocal, especially with regard to any future development of the project site.  To the east, the project 
site is bound by a Wendy’s fast food restaurant and a former Wicke’s Furniture retail store.  To the 
south, the project site is bound by the Orange Line Bus Way and adjacent bike route, the Sepulveda 
Station, and a Chevron Distribution facility.  To the west, the project site is bound by a public storage 
facility and Interstate 405.

Throughout this process, we balanced three sometimes conflicting influences: the principles of good 
TOD planning, such as the 4 D’s of density, diversity, design, and destination; the realities of the 
current housing/retail, and general development market; and the wants/needs and demands of the 
existing Victory Park and greater Van Nuys communities. As all dedicated planners must do, we 
had to understand each of these influences to create a TOD site that blends in with the existing 
community while also maximizing the public’s infrastructure. An inspiration for our thinking was 
the Mission Meridian station in South Pasadena, an example of a TOD site that seamlessly blends 
in with the existing community, while also producing higher density mixed-use development. With 
these ideas and visions in mind, we present to you today two proposals, one responding to the RFP’s 
requirements, and another unconstrained proposal that we feel best maximizes the potential of the 
Sepulveda Station site.
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Based upon these 
strategies, we present 
to you an illustrative site 
plan detailing our vision 
for site buildout.  Note the 
low to medium density 
residential structures to 
the north, higher density 
residential structures 
to its south and a new 
transit plaza and pocket 
park adjacent to the 
bus station.  Our vision 
would also incorporate a 
pedestrian paseo along 
the north-south axis as a 
means of providing connectivity with the Victory Park neighborhood to the north.

In this slide, we present to you our strategy for future development.  Taking into account our 
inspiration from such 
notable TODs as Mission 
Meridian along the Gold 
Line while also engaging 
the surrounding uses, 
we have developed three 
strategic zones.  The first 
is what we envision as a 
Neighborhood strategy.  
Within this area we 
envision the creation of a 
low and medium density 
residential neighborhood 
that is intended to be a 
logical extension of the Victory Park neighborhood onto on our site.  To its south, we envision a 
transit village strategy.  Within this area we envision the creation of higher density urban transit 
village type locale that is intended to provide the type and volume of activity that is appropriate in 
proximity to a transit stop.  To its south, we envision a transit station strategy.  Within this area, we 
envision the development of commercial uses and open spaces in proximity to the transit station to 
support the level of activity associated with a transit stop.

We would also like to point out our proposed street grid.  One such road would be created on a north-
south axis and would be aligned with Langdon Avenue to the north.  The other road would be created 
on an east-west axis and would be aligned with the existing signalized intersection at Sepulveda 
Boulevard that provides access to the nearby Costco.  We maintain the existing ingress and egress 
locations so as to prevent an increase in traffic volumes along Erwin Street, which we understand is 
a singularly important concern of the Victory Park neighborhood residents
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We have color coded the illustrative site plan to provide clarity and identify the specific uses we 
propose to include.  Beginning at the northern end of the project site, we line the Erwin Street frontage 
with townhomes built as duplexes to mirror the look, scale, and feel of the single-family homes in 
the Victory Park neighborhood.  To the south of the townhomes, we step up the density slightly and 
propose numerous courtyard multi-family residential structures.  Our market study indicated that as 
the population of this area within the valley continues to age, there would be an increase in demand 
for senior housing.  Thus, several of the courtyard structures have been dedicated for senior housing.  
To the south of the courtyard housing structures, there is a proposed parking structure, which we 
also propose to line with live-work units to screen the parking structure from view and activate the 
adjacent roadways.  Finally, as we have stated that we would like to make the area around the transit 
station the focal point of activity, we have proposed a new transit plaza and pocket park.  The plaza 
is proposed to be lined with commercial/retail and community center uses as well as a bike station
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In the RFP response and working with 12.5 acres our project aimed for 420 units of multifamily 
housing that encompasses approximately 9.4 acres.  Also within the 12.5 acres our project site will 
include just slightly less than one acre for retail.  In responding to the RFP request, we maintained 
1200 parking spaces for Metro and included 630 and 79 parking spaces for multifamily and retail 
respectively.  In our housing estimate we assumed 1.5 spaces per unit.  For retail, we slightly modified 
municipal code requirements.  We gave a lower estimation on parking considering that our project 
site is a TOD and should encourage the use of transit and provide disincentives for car usage.  
In addition to the logistics of adhering to the RFP request, we considered current market trends and 
set a contingency rate of 20 percent and a vacancy rate of seven percent for both multifamily and 
retail development.  As a result and considering the specifics and costs of development, total project 
cost (housing and retail) totaled $162,345,915 with a total return on cost of 3.6 percent
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Given the conditions surrounding the project site, we felt that both the project and the Orange Line 
would be better served by proposing a development not constrained to the requirements of the 
RFP.  Thus, we would like to present to you our Preferred Alternative vision for development of the 
Sepulveda Station Park and Ride.

Similar to the RFP response vision, we present to you our strategy for future development.  Again 
taking into account our inspiration from Mission Meridian and engaging the surrounding uses, we 
have developed four strategic zones.  Three of the four zones will be familiar to you from our RFP 
response project; however, with our preferred alternative we propose purchasing the parcels along 
Sepulveda Boulevard currently occupied by the Wendy’s fast food restaurant and the former Wicke’s 
Furniture retail store.  This fourth strategic zone we envision with a Sepulveda Corridor strategy.  
Within this area we envision the creation of a high density urban mixed-use environment appropriate 
for its frontage along Sepulveda Boulevard.  Unlike the RFP response project, however, we envision 
relocating the transit station to the northwest corner of the intersection of Sepulveda Boulevard and 
the Orange Line Bus Way.  The reason for this relocation is that we feel we could provide improved 
linkages between the Orange Line and the other bus lines operating along Sepulveda Boulevard by 
decreasing the distance between stops.  Unlike the RFP response project where the density steps up 
as you move from north to south, we see with this strategy an increase in density and activity as you 
move from northwest to southeast across the project site.

We would also like to point out our proposed street grid.  One such road would be created on a 
north-south axis and would be aligned with Langdon Avenue to the north.  The other road would 
be created on an east-west axis and would be aligned with the existing signalized intersection at 
Sepulveda Boulevard that provides access to the nearby Costco.  There would be three ingress and 
egress points:  the two existing locations plus a third new and larger access point along Sepulveda 
Boulevard.  The idea, like the RFP response would be to minimize traffic along Erwin Street while 
attempting to focus access from the proposed Sepulveda Boulevard ingress/egress.
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Based upon these 
strategies, we present to 
you an illustrative site plan 
detailing our vision for 
preferred site buildout.  Note 
the low to medium density 
residential structures to 
the north, higher density 
residential and mixed-use 
structures to its south and 
east, and a new transit plaza 
adjacent to the relocated 
bus station.  This vision 
would also incorporate a 
pedestrian paseo along the 
north-south axis as a means of providing connectivity with the Victory Park neighborhood to the 
north.

As with the RFP response project, we have color coded the illustrative site plan to provide clarity and 
identify the specific uses we propose to include.  Beginning at the northern end of the project site, we 
line the Erwin Street frontage with townhomes built as duplexes to mirror the look, scale, and feel of 
the single-family homes in the Victory Park neighborhood.  To the south of the townhomes, we again 
step up the density slightly and propose numerous courtyard multi-family residential structures.  Again 
using the results of our market study, we found that there would be an increase in demand for senior 
housing.  Thus, several of the courtyard structures have been dedicated for senior housing.  To the 
south and east of the courtyard housing structures, there is a proposed parking structure, which we also 
propose to line with live work units to screen the parking structure from view and activate the adjacent 
roadways.  To the east of the parking structure and located along Sepulveda Boulevard, we propose 
the development of several mixed-use buildings incorporating ground floor retail with residential 
units above.  Finally, as we 
still want to make the area 
around the transit station 
the focal point of activity, 
we have proposed to 
relocate the transit station 
closer to the intersection 
of the Sepulveda Boulevard 
and the Orange Line Bus 
Way and propose to provide 
an adjacent transit plaza.  
The plaza is proposed to 
be lined with a mixed-
use commercial/retail, 
community center, and bike 
station structure.
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In addition to the 12.5 acres in the RFP response, we had an additional six with the preferred 
alternative.  An additional six acres allowed us to increase multifamily development to approximately 
12 acres and retail development to nearly three acres.  With these increases we were able to increase 
dwelling units to 601.  In this preferred response, we felt it necessary to drastically reduce parking.  
Recognizing that the current 1200 parking spaces are rarely used (by one-third), we decided to 
reduce Metro parking to 400 spaces.  We left 1.5 spaces per dwelling unit, which accounted for 902 
spaces.  Also, an increase of retail space increased the allotted parking spaces of retail to 302 spaces.  
Like with the RFP response, we used a contingency rate of 20 percent and seven percent vacancy for 
both multifamily and retail development.  Considering project specifics, cost and modifications, total 
project costs resulted in $200,599,867.  However, regardless of the increase in project costs we also 
saw an increase in the total return on cost from 3.6 percent to 4.0 percent in this preferred alternative 
response.  
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This image in the upper 
right shows the existing 
conditions (width of right-
of-way, length of sidewalk, 
etc) of the major streets that 
border the Sepulveda Station 
site. Sepulveda Boulevard 
is the main north-south 
thoroughfare that abuts the 
east side of the site. It is 
currently a seven lane street 
at about 80 feet in width. Its 
sidewalks are very narrow at 
only 5 feet in width. On the 
west side of the Sepulveda the existing Wickes furniture store provides a blank wall that provides no 
visual interest to pedestrians. The width of Sepulveda is particularly troublesome for the Sepulveda 
Station because, from our existing conditions report and studies, we’ve found it to be a major transfer 
station for passengers getting off the Orange Line and on to the many Metro lines that traverse 
Sepulveda Boulevard, including the Rapid Line 734. As transportation research has demonstrated, 
people particularly despise transferring and waiting for transit. Thus, strategies we can employ to 
make the transfer easier will help make Metro riders journey easier.

This image at right provides 
some examples of possible 
strategies Metro can 
employ to ease transferring 
and access to/from the 
Sepulveda Station TOD. The 
two precedent photos on the 
left show examples of how 
to make pedestrian crossing 
demarcations more visually 
obvious to drivers, enabling 
them to slow down. The top 
left is an example of “zebra 
striping”, essentially painting 
the crossing a different color to provide an obvious signal to drivers to reduce speed because a 
high-volume pedestrian area is approaching. The bottom left shows how blinking lights can also be 
employed to alert drivers. Perhaps a little more contentious are the examples shown on the right: 
road diets that physically shrink the distance required to cross the street. There are two main types 
of road diets that can be employed: pedestrian bulbouts, as shown in the before-and-after photos of 
Santa Monica Boulevard in West Hollywood, in which sidewalks are extended out into the street; or 
refuge medians, in which a median is placed to ensure that pedestrians have a safe resting point if 
they cannot make it all the way across the street. The latter example is particularly helpful for seniors, 
who number rather high in the Van Nuys community.
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In order to create a definitive and 
distinctive sense of place, and to 
ensure that our TOD becomes a 
“destination” for transit riders 
and residents alike, we envision 
a vibrant, active, and open 
public plaza/transit station. In 
our Preferred Response, we 
propose physically moving the 
bus station from the middle 
of the site to the corner at 
Sepulveda Boulevard. This will 
help with visibility of the transit 
station from the main arterial 
and will also reduce the distance transit patrons would have to walk to transfer to other bus lines.  The 
precedent photos show some examples of other transit stations that we feel possess good “sense-
of-place” qualities, such as the Fruitvale Transit Village in Oakland, with its water fountains and palm 
trees, and the famous tubular stations at Curitiba, Brazil’s famous BRT system. We also hope to 
promote non-automobile transportation options by accommodating a Bikestation as a retail tenant. 
Bikestations provide secure bicycle storage facilities, with some also including repair stations and 
changing rooms/showers. Bikestation currently is not in the City of Los Angeles, but the Sepulveda 
Station may be a great place to enter the LA market due to the proximity of the Orange Line Bike Path.

Our principles of good urban design have to also continue into the design of parking structures. In 
both our site plans we include structured parking. Thus, it is imperative that the parking structures 
do not become a blight on the TOD site, both for simple aesthetic reasons, but also for psychological 
reasons. We do not want the most visible element of our TOD site to be a parking structure. That sends 
the completely wrong message about our transit-oriented development. As such, we propose either 
making the parking structure an 
architectural work of art in its 
own right, such as picture in the 
top right of a structure in Miami, 
or have it blend in seamlessly 
with the existing community as 
in Colorado, middle. What we 
do not want is the photo at the 
bottom left: a big, behemoth 
building with long, blank walls 
that create pedestrian dead 
zones at street level. Also, we do 
not want residential units to face 
into an open garage of visible 
parked cars.
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Throughout the entire 
process of developing 
ideas for our site plans, 
we were very cognizant 
of the existing residents’ 
concerns in the Victory Park 
community. We very much 
strive to create a façade 
along Erwin Street that 
blends in with the current 
homes there. As such, we 
propose California-style 
bungalows similar to the 
precedent photos of the 
Mission-Meridian Station TOD in South Pasadena. We propose maintaining the 30’ wide street with 
one land in each direction so as to not encourage additional automobile trips and maintain a quiet 
residential character. The sidewalks should be at least 6’ wide with attractive, pedestrian-scaled 
lighting.

In the Preferred Scenario, we acquire the existing Wickes site with a determined goal to activate 
Sepulveda Boulevard. As stated earlier, this main arterial is lined with a blank wall and a very narrow 
sidewalk, essentially creating a dead pedestrian experience. To improve pedestrian access to and from 
our station, we envision lining Sepulveda with mixed-use housing and retail with at least an 8’ sidewalk. 
In this wide sidewalk we want to encourage outdoor seating, such as in San Francisco’s Pavement to 
Parks Program (bottom right), and also attractive greenery, as seen in Chicago’s beautiful downtown 
planters. Additionally, we hope to transform Sepulveda into a “green street” by planting native, 
drought-tolerant plants and permeable surfaces to allow for groundwater recharge. The top left photo 
is of Santa Monica’s Bicknell 
Avenue, which is part of 
that city’s green streets 
program. Underneath each 
of the sidewalk planters are 
filters that clean stormwater 
before it goes into the sewer 
system. Thus, we envision 
a walkable, pedestrian-
oriented, and ecologically 
sustainable Sepulveda 
Boulevard. If we can attain 
this vision on Sepulveda, 
there is no street in the 
United States that cannot 
also meet these goals.
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FEDERAL:
Transportation Enhancement Program
Congestion Mitigation and Air Quality (CMAQ)
Energy E!ciency and Conservation Block Grants
Sustainable Communities Planning Grant Program
TIGER Program Grants (Transportation Investments Generating Economic Recovery)
Housing Tax Credits

CALIFORNIA:
Prop 1A Funds
Transportation Development Act Article 3 Funds
Bicycle Transportation Account
Safe Routes to School
Prop 1C:
 Transit-Oriented Development Housing Program (TOD)
 A"ordable Housing Innovation Fund (AHIF)
 Housing Related Parks Program 
 Golden State Acquisition Funds
 
REGIONAL:
AB 2766 Clean Air Funds
SCAG Compass Blueprint Grants
Genesis LA  Real Estate Funds I and II managed by Shamrock
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Appendix A- Financial Proforma

Team 2 Pro Forma- RFP Design Response
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Team 2 Pro Forma- Preferred Design Response
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