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AGENDA REPORT

Meeting Date: January21, 2014

Item Number: E-2

To: Honorable Mayor & City Council

From: Jonathan Lait, AICP, Assistant Director of Community Development
Ryan Gohlich, Senior Planner

Subject: CITY COUNCIL CONSIDERATION OF A REQUEST TO APPLY THE
CITY’S MEDICAL USE OVERLAY ZONE TO THE SUBJECT
PROPERTY, REQUEST TO AMEND A PREVIOUSLY GRANTED
DEVELOPMENT PLAN REVIEW TO MODIFY CONDITIONS OF
APPROVAL APPLICABLE TO THE PROPERTY, AND A REQUEST
FOR A CONDITIONAL USE PERMIT TO ALLOW A VEHICLE
SHOWROOM ON THE BUILDING’S GROUND FLOOR FOR THE
PROPERTY LOCATED AT 8767 WILSHIRE BOULEVARD.

Attachments: 1. Results of Visual Traffic Study
2. Memo Related to Business Tax Revenue (dated January 3,

2014)
3. List of Classification C professionals and Semi-Professionals
4. Parking Management Plan for MGM/William Morris and 8767

Wilshire Boulevard

SUMMARY

On January 7, 2014, the City Council conducted a public hearing to consider the above
entitlements for the commercial building located at 8767 Wilshire Boulevard. The City Council
received public comments regarding the project, concluded taking public testimony, and began
Council questions. The City Council did not complete its deliberations prior to the end of the
January 7th meeting, and directed that the project be continued to the January 21, 2014 meeting
to allow additional time to complete its deliberations and take action on the project.
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CITY COUNCIL DELIBERATIONS

Several questions were raised by the City Council regarding trip generation and traffic
movements associated with the project. In response to the Council’s questions, the following
information is provided.

Trip Generation Associated with Medical Offices. At the January 7, 2014 meeting, a
question was raised by the City Council as to the specific number of vehicle trips that are
directly attributable to the medical office space once a credit is given for the general
office space that would be replaced by the medical office space. In this regard, 602 daily
vehicle trips would be directly attributable to the proposed change of land use between
general offices and medical offices. The table below documents the breakdown of
vehicle trips associated with the various land uses.

TABLE lB
DAILY TRIP GENERATION COMPARISON: SUMMARY BY LAND USE TYPE

Previously Approved Uses Proposed (Maximum) Uses Additional Daily Trips
Daily Generated by

Uses Size Unit Uses Size Unit Daily Trips
Trips Proposed Uses

Dffice 60,856 sf 910 Office (Medical + General) 51,086 sf 1,512 602
Retail 11,260 sf 484 Retail 15,520 sf 666 182
~uality Restaurant 3,000 sf 270 Restaurant 7,010 sf 631 361

Pharmacy 1,500 sf 135 135
subtotal 75,116 sf 1.664 subtotal 75,116 sf 2,944 1,280

Net New Trips 1 664 Net New Trips 2 944 1,280

Left Turns From Robertson Boulevard. At the January 7, 2014 meeting, a question
was raised by the City Council as to whether vehicles traveling southbound on
Robertson Boulevard would physically be able to turn left into the project site given
existing traffic volumes, and whether such cars turning left might cause Robertson
Boulevard to back up. To address this question, staff conducted a visual study of traffic
flow on Robertson Boulevard during AM, midday, and PM peak hour times to determine
whether left-turn movements could be adequately accommodated. The detailed counts
are provided in Attachment 1, and information related to the results of the study is
discussed as follows:

AM Peak Hour1. Staff’s analysis concluded that during the AM peak hour (8:00
AM — 9:00 AM) of traffic an average of two southbound vehicles turn east onto
Wilshire Boulevard per signal cycle (there are 36 signal cycles per hour).
Additionally, when looking at northbound traffic during the AM peak hour, each
signal cycle yielded an average vehicle gap of 43 seconds, which would provide
clearance for southbound vehicles to turn left into the project site. It should also
be noted that the capacity of the southbound left-turn pocket was not exceeded,
and the maximum number of vehicles turning left per signal cycle did not exceed
five. Based on this information, southbound vehicles should not have difficulty

1 The AM peak hour was studied on Wednesday, January 8, 2014, between 8:00 AM and 9:00 AM. In
addition, staff studied Tuesday, January 14, 2014, between 9:00 AM and 10:00 AM. The 9:00 AM to
10:00 AM counts are provided in Attachment 1 for reference purposes, but are not included in in the
above discussion because the counts yielded lower traffic volumes than the 8:00 AM to 9:00 AM period.
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accessing the project site during the AM peak hour, nor should they result in
Robertson Boulevard or the left-turn pocket backing up.

Midday Peak Hour2. Staff’s analysis concluded that during the midday peak
hour (2:00 PM — 3:00 PM) of traffic an average of two southbound vehicles turn
east onto Wilshire Boulevard per signal cycle. Additionally, when looking at
northbound traffic during the midday peak hour, each signal cycle yielded an
average vehicle gap of 37 seconds, which would provide clearance for
southbound vehicles to turn left into the project site. It should also be noted that
the capacity of the southbound left-turn pocket was not exceeded, and the
maximum number of vehicles turning left per signal cycle did not exceed six.
Based on this information, southbound vehicles should not have difficulty
accessing the project site during the midday peak hour, nor should they result in
Robertson Boulevard or the left-turn pocket backing up.

PM Peak Hour3. Staff’s analysis concluded that during the PM peak hour (5:00
PM — 6:00 PM) of traffic an average of two southbound vehicles turn east onto
Wilshire Boulevard per signal cycle. Additionally, when looking at northbound
traffic during the PM peak hour, each signal cycle yielded an average vehicle gap
of 47 seconds, which would provide clearance for southbound vehicles to turn left
into the project site. It should also be noted that the capacity of the southbound
left-turn pocket was not exceeded, and the maximum number of vehicles turning
left per signal cycle did not exceed three. Based on this information, southbound
vehicles should not have difficulty accessing the project site during the PM peak
hour, nor should they result in Robertson Boulevard or the left-turn pocket
backing up.

The data compiled by staff appear to indicate that allowing southbound vehicles to turn
left into the project site would not be problematic from a traffic standpoint, as sufficient
capacity exists within the left-turn pocket to accommodate vehicles, and sufficient breaks
in traffic occur on the northbound side of the street to provide clearance for southbound
vehicles to make a left turn into the project site. However, staff would also note that
some of the testimony provided by residents is contrary to staff’s findings, and would
appear to indicate that existing traffic volumes could be problematic for any turning
movements. Because traffic volumes and street activity (e.g. road work, street closures,
commercial deliveries, etc.) can vary from day to day, it is possible that certain
circumstances could cause traffic to back up at the intersection, and that such a scenario
was simply not observed on the days that staff studied traffic patterns. Consequently,
staff recommends that the City Council consider all available traffic information in
reviewing the project.

Wilshire Boulevard Egress. At the January 7, 2014 meeting, a question was raised by
the City Council as to the ability of vehicles exiting the project site onto Wilshire
Boulevard to navigate to the left-turn lane, thus being able to travel south on Robertson
Boulevard. To address this question, staff conducted a visual study of traffic on Wilshire
Boulevard to determine if sufficient gaps in traffic occur to allow such a movement.
Based on staff’s analysis, the traffic on Wilshire Boulevard flows in a more continuous

2 The midday peak hour was studied on Thursday, January 9, 2014, between 2:00 PM and 3:00 PM.
~ The PM peak hour was studied on Wednesday, January 8, 2014, between 5:00 PM and 6:00 PM.
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manner than on Robertson Boulevard, and does not provide the same level of breaks in
traffic as are experienced on Robertson Boulevard. This makes navigating to the
westbound left-turn lane of Wilshire Boulevard difficult during much of the day, with
sufficient breaks in traffic generally occurring only during periods of low traffic volume.
For these reasons, such a turning movement is not anticipated to be practical during
peak traffic periods, and vehicles attempting to travel south from the project site would
likely navigate to alternate streets such as La Peer Drive (due to it being signalized),
which is consistent with the conclusions set forth in the prior traffic studies.

Following the January 7, 2014 hearing, staff received a councilmember request for further
clarification to comments during the Council deliberations. Specifically, there was a request for
information related to:

• the City’s tax revenue for business classification C professions as a percentage of total
business tax revenue and, secondly, the percentage of medical taxes collected to all
other class C licensed businesses.

Included with this report is a memorandum prepared to the City Manager for distribution
to the City Treasurer, which contains this information (Attachment 2).

• a list of professions included in business classification C.

Pursuant to BHMC §3-1-219, business classification C includes professions and
semiprofessions, which are defined as follows:

o Professional: Any person who engages in an occupation of technical
expertise which generally requires a higher education and certification by
a governmental agency.

o Semiprofessional: A person who assists or studies under a professional,
either as an apprentice or employee, or one who participates in the
operation of a professional occupation as a technical employee.

Included with this report is Attachment C, which contains a list of classification C
professionals.

• parking management plans.

While no parking management plan has been prepared for the subject project, examples are
included with this report for MGM/William Morris and the current parking management plan for
the subject property based on the building being used for general office purposes without any
valet operations (Attachment D). Parking management plans are typically prepared and
reviewed by city staff before building occupancy.
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RECOMMENDED ACTION

Staff recommends that the City Council complete its deliberations and direct staff to prepare
resolutions memorializing the City Council’s decision.

Susan Healy Keene, AICP
Director of Community Development

App o ed By
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