
 

  

 

  

  

 

 
 

 

 

 

 
 

 
 

 
 

 

 

                                                 
  

   
     

     

MEMORANDUM
 

To: Dave Rand Date: July 7, 2017 
Armbruster Goldsmith & Delvac LLP 

From: David S. Shender, P.E. LLG Ref: 5-17-0345-1 
Jason A. Shender 
Linscott, Law & Greenspan, Engineers 
Parking Study for the Proposed Mixed-Use Project at 12540 

Subject: Crenshaw Boulevard 
City of Hawthorne 

This memorandum has been prepared by Linscott, Law & Greenspan, Engineers 
(LLG) to provide a comprehensive parking study related to the proposed mixed-use 
project at 12540 Crenshaw Boulevard in the City of Hawthorne (“the Project”).  The 
Project proposes the development of 274 multi-family residential units (up to a 
maximum of 305 units) and 2,600 square feet of ground floor restaurant area.  A total 
of 450 vehicle parking spaces are proposed to be provided on-site. 

The Project site is located within a half-mile walking distance to the nearby Metro 
Green Line station. In addition, many of the Project residents are expected to be 
employed at nearby businesses, including the SpaceX facility located across from the 
Project site.  The proposed Specific Plan that would regulate development at the 
Project site includes a Transportation Demand Management (TDM) Plan.  To reduce 
vehicular trips and on-site parking demands, the TDM Plan requires an exclusive 30
day pre-leasing period targeted for employees who work within a one-half mile 
radius of the Project Site (e.g., SpaceX). 

The Specific Plan’s proposed off-street residential parking rates differ from those 
defined by Section 17.58.030 of the Hawthorne Municipal Code. As the 
characteristics of the Specific Plan are unique to the Project, it is anticipated that 
parking demand will be less than the rates established by Section 17.58.030.  The 
parking analysis has been prepared to evaluate the proposed parking for the Project 
using Specific Plan parking rates.  Details of the parking analysis prepared for the 
Project are provided in the following sections. 

Project Description 

The Project consists of a mixed-use development featuring 274 residential units1 and 
2,600 square feet of ground floor restaurant area.  A total of 450 vehicle parking 
spaces are proposed to be provided on-site.  In addition, 287 bicycle spaces will be 
provided. 

1 The Specific Plan allows a maximum of 305 total residential units at the Project Site and 11,020 
square feet of commercial uses.  However, the project plans approved in conjunction with the Specific 
Plan only include 274 units and 2,600 square feet of ground floor restaurant space. 
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Specific components of the Project development plan are as follows: 

	 Residential with 274 units: 
o	 68 Studio apartments 
o	 135 1-bedroom units 
o	 71 2-bedroom units 

	 Restaurant 
o	 2,600 square feet of restaurant area 

Specific Plan Parking Calculation 

As previously noted, the Project is proposed to be developed as part of a Specific Plan 
and proposes off-street parking rates differing from those defined in the Municipal 
Code. For example: 

	 The Municipal Code requires two spaces per unit for studio and 1-bedroom 
units, and three parking spaces per unit for 2-bedroom units.  The Specific 
Plan proposes one parking space for each studio and 1-bedroom unit, and two 
parking spaces for each 2-bedroom unit.   

	 The Municipal Code requires one guest parking space for each two residential 
units. The Specific Plan proposes 0.33 guest parking spaces per unit. 

	 The Municipal Code requires one parking space for each 100 square feet of 
restaurant floor areas.  The Specific Plan also proposed one parking space for 
each 100 square feet of restaurant floor area, with 0.5 spaces per 100 square 
feet reserved for the restaurant use, and the remaining 0.5 spaces per 100 
square feet available through sharing of the residential guest parking spaces.   

Table 1 below provides the calculation of vehicle parking required based on 
application of the proposed Specific Plan standards.  As shown in Table 1, application 
of the parking rates for the proposed Specific Plan would yield the requirement for 
449 vehicle spaces. The Project proposes 450 total vehicle parking spaces, which 
satisfies the Specific Plan standards.   
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Table 1 

Parking Calculation 


Use Size 

Proposed 
Specific Plan 

Parking Provided 
Parking Rate 

No. of 
Spaces 

Residential 
Studio 

1-bedroom 
2-bedroom 

68 units 
135 units 
71 units 
274 units 

1 sp./unit 
1 sp./unit 
2 sp./unit 

68 
135 
142 
345 345 

Residential 
Guest 

274 units 0.33 sp./unit 91 
105 

Restaurant 2,600 sf. 1 sp./100 s.f. 2 13 

Total 449 450 

Transportation Demand Management  

The Specific Plan includes a TDM Plan to reduce single-occupant automobile travel 
and take advantage of the Project site’s proximity to large employment centers, transit 
services, and bicycle and pedestrian facilities.  

TDM measures include the following: 

Pre-Leasing for Area Employees. Residential units within the GLMUSP area 
shall be marketed exclusively for a thirty-day period to employees working 
within a one-half mile radius of the development, before the units are offered 
for rent to the general public.  The developer shall submit a pre-leasing 
marketing plan to the Director of Planning for review and approval prior to 
issuance of a temporary certificate of occupancy.  The developer must then 
demonstrate compliance with the approved thirty-day exclusive marketing plan 
prior to issuance of a final certificate of occupancy.   

2 For the requirement of 1 space/100 s.f. of restaurant space, the Specific Plan requires that 0.5 
spaces/100 s.f. (i.e., 13 spaces) be reserved for the restaurant use and the balance of parking (13 
spaces) available through sharing with the guest parking supply. 
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Transit Information. To ensure that residential tenants, commercial employees, 
and guests are aware of transit options and TDM programs available to them, 
an information board or kiosk shall be posted in a central location of each 
individual building within the GLMUSP area. 

One-time Free Monthly Transit Pass.  Given the Specific Plan area’s location 
within walking distance (less than ½ mile) to the Crenshaw Station, the 
developer shall offer future residents and employees of commercial businesses 
a one-time monthly Metro transit pass.  These one-time monthly transit passes 
shall be offered to new residents and commercial employees for a twenty four 
month period (“Free Pass Period”) commencing after issuance of any 
temporary or final certificate of occupancy. The Developer shall demonstrate 
compliance with this requirement to the satisfaction of the Director of Planning 
and Community Development.  In the event the Director of Planning and 
Community Development determines the developer failed to satisfy this 
requirement, the developer shall be given seven days to demonstrate 
compliance (“Cure Period”).  In the event the developer fails to demonstrate 
compliance during the Cure Period, the City may extend the Free Pass Period 
by one week for each resident and commercial employee denied a Metro transit 
pass. This would encourage and help facilitate a culture of transit use by 
residents and employees in the area.  

One-time 12-Month Zipcar Membership.  To encourage residents and 
commercial employees to forgo car ownership, the developer shall offer future 
residents and employees of commercial businesses a one-time 12-month Zipcar 
membership.  These memberships shall be offered to new residents (with 
signed leases) and commercial employees for a 24-month period (“Zipcar 
Period”) commencing after the issuance of any temporary or final Certificate of 
Occupancy.  The Developer shall demonstrate compliance with this 
requirement to the satisfaction of the Director of Planning and Community 
Development.  In the event the Director of Planning and Community 
Development determines the developer failed to satisfy this requirement, the 
developer shall be given seven days to demonstrate compliance (“Cure 
Period”). In the event the developer fails to demonstrate compliance during the 
Cure Period, the City may extend the Zipcar Period by one week for each 
resident and commercial employee denied an annual membership. 

Shared Parking. The Specific Plan allows for shared parking between commercial 
areas and residential guests to maximize on-site parking efficiency. 
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On-site Residential and Commercial Bicycle Parking. The GLMUSP requires 
one (1) bicycle parking space per residential unit (located in secured facilities 
accessible only by residents) and five (5) bicycle parking spaces per 1,000 
square feet of commercial area. All bicycle parking shall be located in a safe, 
convenient location, encouraging the use of bicycle transportation by residents, 
residential guests, and retail customers. 

Ride-Sharing Pick-Up/Drop-Off. Designated loading zones within the GLMUP 
shall be signed and distinguished (e.g., with paving and/or paint) so that it is 
utilized as pick-up and drop-off zones for ride-sharing services. 

Transit Oriented Development Parking Demand Research 

As previously noted, the Project proposes to provide off-street parking based on the 
rates established as part of a Specific Plan.  As discussed above, the primary 
differences in the required parking for the Specific Plan as compared to the Municipal 
Code parking rates are related to the Project’s 1-bedroom units and 2-bedroom units, 
as well as the residential guest parking. Additionally, it is anticipated that many of 
the Project’s residents will be employed at nearby businesses and/or utilize transit 
options in the area, including the Metro Green Line. As stated above, the Specific 
Plan TDM Plan requires an exclusive 30-day pre-leasing period targeted for 
employees who work within a one-half mile radius of the Project Site (e.g., SpaceX 
employees).  As this development is transit-oriented, parking rates providing fewer 
spaces than those established in the Municipal Code are proposed.  Parking demand 
research for Transit Oriented Developments (“TODs”) was conducted as part of this 
parking review and is summarized in the following paragraphs. 

Institute of Transportation Engineers  

The national transportation organization, the Institute of Transportation Engineers 
(ITE), publishes a manual titled Parking Generation3 which summarizes and 
evaluates parking demand data submitted to ITE for a variety of land uses.  Within 
the Parking Generation manual is parking demand data for the land use category 
Low/Mid-Rise Apartment.  Based on parking demand studies conducted at 40 
existing residential sites located in urban settings, the ITE concluded that the average 
peak period parking demand (total demand generated by residents and guests) was 
equivalent to 1.20 spaces per unit.  As previously noted, the Project proposes a 
parking supply equivalent to 1.59 parking spaces per unit,4 exceeding the ITE parking 
rate findings of parking at similar residential projects. 

3 Parking Generation, 4th Edition, Institute of Transportation Engineers, 2010 
4 If the Project’s restaurant parking were included, the parking supply ratio per unit would be 1.64 
spaces per unit. 
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Local Parking Studies 

Locally, LLG previously studied parking demand at an existing residential project, 
the Trio Apartments located at 44 N. Madison Avenue in Pasadena.  The Trio 
Apartments provides 304 residential units and has characteristics similar to the 
Project. For example, the site is located a little more than a half-mile from the Lake 
Avenue Metro Gold Line station, and is within walking distance of employment 
centers located along Colorado Boulevard and Lake Avenue.  Per LLG parking 
demand counts conducted at the Trio Apartments, LLG determined that that the site 
generates a peak parking demand equivalent to 1.22 parking spaces occupied per unit, 
which is significantly slightly less than the proposed supply of 1.59 parking spaces 
per unit proposed to be provided at the Project. 

TOD Ordinances in Other Jurisdictions 

Additionally, parking requirements at specific TOD projects, as well as jurisdictional 
requirements, were reviewed as part of this parking study.  Many jurisdictions have 
recognized that residential projects in areas with high levels of transit service 
experience less parking demand as compared to developments in areas where nearly 
all travel is done by private automobile.    

Table 2 provides a summary of residential parking requirements in TOD areas located 
in Los Angeles County within a 15-mile radius of the Project site.  Table 2 provides a 
breakdown of residential parking requirements for studio, 1-bedroom, and 2-bedroom 
units, as well as any residential guest parking rates, with a comparison of the 
Hawthorne Specific Plan to the existing TOD plans and ordinances.   

As shown in Table 2, the proposed Hawthorne Specific Plan provides similar parking 
rates for studio and 1-bedroom units as the other existing TOD plans/ordinances.  For 
the Hawthorne Specific Plan, the 2-bedroom parking rates exceed many of the 
parking rates provided in other TOD plans/ordinances.  Finally, the Hawthorne 
Specific Plan residential guest parking rates exceed all of the other TOD 
plans/ordinances, in most instances by a significant amount 

The Willowbrook TOD Plan shown on Table 2 was recently enacted by the County of 
Los Angeles. The plan area is located in the vicinity of the Willowbrook station 
along the Metro Green Line. The Santa Monica Parking Area 1 is located outside of 
the City’s downtown area, but generally along the Metro Expo Line corridor, 
reflecting an environment similar to Hawthorne.  
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In summary, the residential parking rates proposed for the Project as part of the 
Hawthorne Specific Plan will result in a parking supply that will: 1) exceed the ITE 
recommended parking demand rate based on studies at 40 existing residential sites; 
and 2) exceed the existing TOD plans and ordinance adopted by other agencies in the 
Los Angeles area. 

Conclusions 

Based on the Project’s close proximity to employment centers and transit stations, 
including the Metro Green Line’s Crenshaw Station, as well as research of existing 
parking demand rates and requirements at TOD projects, the 345 parking spaces will 
adequately serve the Project’s residential component.  In addition, the proposed 
allocation of 105 parking spaces is sufficient to serve the parking needs of the 
proposed restaurant use, as well as the guests of the residential units. 

cc: File 
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Table 2
 
EXAMPLES FROM OTHER JURISDICTIONS IN L.A. COUNTY WITHIN A 15-MILE RADIUS
 

PROJECT/JURISDICTION LOCATION 

MINIMUM PARKING REQUIREMENTS 

STUDIO 1-BEDROOM 2-BEDROOM GUEST PARKING 

PROPOSED PROJECT 

Hawthorne Specific Plan Hawthorne, CA 1 sp/unit 1 sp/unit 2 sp/unit 0.33 sp/unit 

RELATED STUDIES 

Willowbrook TOD Plan Willowbrook, CA 0.6 sp/unit 0.9 sp/unit 1.2 sp/unit 0.15 sp/unit 

Santa Monica Parking Area 1 Santa Monica, CA 1 sp/unit 1 sp/unit 1.5 sp/unit 0.1 sp/unit 

Vermont/Western TOD Los Angeles, CA 1 sp/unit 1 sp/unit 1 sp/unit .25 sp/unit 

Inglewood TOD Mixed-Use 1 Inglewood, CA 1 sp/unit 1 sp/unit 2 sp/unit 0 sp/unit 

Inglewood TOD Mixed-Use Corridor Inglewood, CA 1 sp/unit 1 sp/unit 1.5 sp/unit 0.1 sp/unit 

LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 5-17-0345-1 
12540 Crenshaw Boulevard Mixed-Use Project 


