Exhibit A
Mixed Use Centers and Transit Corridors Demand Study

Work Scope and Budget 
Funded by Los Angeles County Metropolitan Transportation Authority (LA Metro)
September 10, 2007

The SBCCOG received an $80,000 grant from LA Metro for the purpose of advancing the study of mixed-use centers, funded since 2004 by SCAG’s Overall Work Program (OWP).  

SCAG and L.A. Metro advocate using growth to develop higher density, mixed-use, walk-able centers, particularly at transit stops.  The South Bay, of course, is not transit-rich.  So the question is how can density be accommodated in the South Bay?

The goal of this multi-year research program is to understand the traffic actually generated by existing relatively dense, mixed-use centers; and to turn that knowledge into a set of guidelines for cities to use when evaluating development proposals that will increase density in a given area.   The guidelines should also address where and in what mix to build density when additional density is inevitable. 
There has been little development in most South Bay cities recently, and increased density is widely opposed.  However, development pressures will grow in the coming years through government requirements such as Regional Housing Needs Allocation (RHNA) and through replacement of aging buildings as owners seek higher returns which require greater densities. This research addresses those anticipated future needs of South Bay cities.
Because of limited budgets, the largest portion of the initial research conducted between 2004 and 2007 concentrated on collecting data, especially through surveys of residents, employees and visitors in each of 8 study areas.  Demographic, land use, and type of business data were also collected.  
Giving priority to data collection meant that the analysis of those data would necessarily be limited and preliminary.  The current Guidelines document is a good start but only a start.  
The purpose of  LA Metro grant is to advance the analyses so that the findings are deeper, richer and more relevant to South Bay cities than what we have. 

Task 1 –Research existing Neighborhood Electric Vehicles (NEV) practice and identify demonstration funding options

One of the Guidelines recommendations was to pursue an NEV demonstration project.  This Task involves research into existing or planned NEV initiatives as well as project funding options.  
Product:  Report on the status of NEV programs elsewhere, primarily in California and options for funding an NEV demonstration (assuming that the proposal submitted is not funded).  

Walter Siembab:   


$2,250
Research Assistant:          

     400

Total:    



$2,650

October – December, 2007
Task 2 – Develop second draft of Case Studies/Performance Report) by analyzing data collected but not previously analyzed
The Case Studies/Performance Report failed to include insights that might be gained by: 
· comparing characteristics and performance of the inner cores versus the outer rings;  

· examining business characteristics more closely such as retail distribution, sales and employees; 

· plotting the residential origins of employees and visitors in order to get a picture of the relative size of the catchment areas for labor and consumers

· incorporating more Census data such as automobiles per household and time to work. 
As a result, a number of important questions were left unanswered, such as:

· Why does the Hawthorne corridor, a busy arterial, have such a high capture rate?

· Why does El Segundo, with a large number of restaurants (suggested by the regression analysis as a driver of local capture rate), have such a low capture rate?

· Why does the statistical analysis show that housing density leads to high capture rate but population density does not?

Product:  Second draft of Case Studies/Performance Report (richer with more depth than first draft)

Walter Siembab:

$ 13,250 
Research Assistant:        
   11,500 
Total:



$ 24,750

October, 2007 – June, 2008
Task 3 – Relate market analysis (SCAG funded consultant study to be performed by Economic Research Associates) to transportation performance in the four 08 study areas

The centers with the largest trip capture rates (Riviera Village and Torrance Old Town) also appear to have the largest market area, meaning they “import” customers or workers into employment or shopping destinations that draw persons from outside the immediate center.  The “imported customers” (some of whom might be “imported workers”) might be necessary to sustain the density of retail activities that contribute to successful centers.  In other words, it appears that centers that capture a high percentage of local trips do so only because they also attract a large number of non-local trips.  This task will try to develop numerical estimates of both local and non-local trips in order to evaluate whether “successful” smart growth generates more traffic than it saves.  

Product:  Report on the relationship between transportation performance and economic performance of centers and corridors – is good transportation performance compatible with good economic performance in an automobile culture? 
Marlon Boarnet:  

$ 4,000
Walter Siembab:   
   
   1,500
Total:      


$ 5,000
January – April, 2008
Task 4 – Evaluate the potential for major intersections to become high density mixed (office-retail) centers 
In theory, the intersections of major corridors have the potential to attract more trips than locations along the corridor.  Do they in our study corridors?  This Task will examine whether there are travel differences among survey respondents who live at the two ends of the corridor.  (This requires re-organizing Solimar survey data and InfoUSA data by intersection for three study-corridors and re-running the regression analyses.)  
Product:  Report on the current and potential importance of intersections to capture rate (with the policy implication regarding the extent to which commercial density should be directed to corridors).

Marlon Boarnet:  

$  9,000
Solimar Research:       
$  2,100 (for re-organizing the survey data) 

Walter Siembab: 

$  1,500

Reseach Assistant:
   
$  1,000 (for re-organizing InfoUSA data)
Total:
    


$13,600

November, 2007 – March, 2008

Task 5 – Run the regression equations with actual study area characteristics (break into the “black box”).
The first cut regression analysis determined the extent to which there are differences in transportation behavior between study centers. This analysis will take the next step and determine how those differences are associated with specific study area characteristics.  See 3rd “finding” on page iii of the Guidelines Report.

This step requires replacing”dummy variables” with variables that describe key characteristics (such as retail mix, sales volume, employee density, number of neighborhood businesses, etc. as well as some urban design variables such as intersections per acre, blocks in the study area, etc.) 

Product:  Report that describes not just whether travel behavior differs between study centers but why it differs (In other words, among other things, this will tell us the extent to which functionality VS urban design features drives transportation performance.)
Marlon Boarnet (and his RA):  $10,500

Walter Siembab

  $  1,500
Total:



  $12,000

October, 2007 – May, 2008
Task 6 – Compare the functional mix in study areas (centers and corridors) with leading malls in the South Bay and calculate how performance measures might change in study centers if they had the functional mix of the typical mall.  
What’s the difference in functionality in South Bay mixed-use centers compared to the large shopping malls?  Do mixed-use centers have less retail variety?  Is the spectrum of functions greater or are they more specialized?  What might happen to local capture rate if mixed-use centers began to replicate the functionality of malls?

Product:  A report with two parts.  (1) A comparison of the functional composition in selected South Bay study areas and shopping malls, with a discussion of similarities and differences in functional composition, and (2) A regression analysis of travel behavior where the regression coefficients will be used to predict how travel behavior in centers or corridors would change if the functional (especially retail) composition in that study area was changed to reflect the functional composition in shopping malls.
Marlon Boarnet:  

$  7,000
Walter Siembab: 

$  3,000
Research Assistant: 

$  1,000

Total 



$11,000

December, 2007 – June, 2008
Task 7 – Write the second version of the Guidelines
These LA Metro funds will support refining the case studies that link study area performance to its characteristics and completing deeper and more complex regression analyses in order to develop new findings from existing data.  At the same time, SCAG’s 2007-08 OWP project will produce market data, development scenarios and development feasibility studies for 2 of the study centers and corridors.  
This Task will combine these new findings into a second draft of the Guidelines for cities interested in mitigating the traffic impacts of increased density. 
Product:  Guidelines Version 2 or a successor product such as Implementation Guidelines. 

Walter Siembab:
$3,000
Writer
TBD  

  5,000

   (To Be Determined)

Reviewers
  
  1,500 
   ($500 honorarium for three independent expert reviewers)
Total:

            $9,500

July – August, 2008
Budget Totals


      
$

Hours
Walter Siembab

$26,000

400
Research Assistant

  13,900

699.5
Marlon Boarnet

  30,500

240
Solimar Research

    2,100

Writer TBD

                5,000

Reviewers

                1,500

Total


 
$80,000
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