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A

state of the eastside

The City of West Hollywood is embarking on a significant and exciting
planning effort - to develop a first-of-its-kind community plan for the
Eastside neighborhood of the City. While common in many larger
jurisdictions, this will be the first time in the City’s history that a community
plan will be developed for a specific area of the city. The development of
this community plan for the Eastside follows the update and approval of the
West Hollywood General Plan in 2011, which details goals and policies to
shape West Hollywood’s urban form. The purpose of the Eastside
Community Plan is to develop a list of specific and detailed
recommendations – such as implementation programs, events, activities
and physical improvements – that will improve the quality of life on the
Eastside while enhancing the area’s unique identity. Unlike a specific plan,
which includes land use regulations, policies, and a detailed infrastructure
implementation program, the community plan focuses on short, medium,
and long-term recommendations that reflect specific neighborhood
priorities to enhance the physical, economic, and social environment of the
area. The plan will include community-identified topics such as economic
development, housing, mobility, urban design, and public events and will
identify priority activities that can be implemented by the City over time, as
funding and resources are available. The City has been working closely with
a City-Council-appointed appointed working group - the Eastside Working
Group – and the Eastside community, to develop this Plan
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The Eastside Community Plan Area is at the eastern edge of the City of West
Hollywood, adjacent to the City of Los Angeles (See Figure 1-1). The area is
bounded by La Brea on the east, Fountain on the north, Hayworth on the
west and the city limit on the south (which is generally Willoughby west of
Gardner and Romaine east of Gardner).
The Eastside area, depicted in Figure 1-2, has a total acreage of 314 acres
and accounts for approximately 25% of the total land area of West
Hollywood. This boundary matches that of the City’s former Redevelopment
Area, and the Community Plan seeks to identify community priorities for
this neighborhood in the wake of the State’s dissolution of Redevelopment.
Santa Monica Boulevard is the main arterial running through the Eastside,
with a variety of retail and commercial uses on both sides of the street.
Other major corridors are La Brea and Fairfax Avenues. Major destinations
in the Plan Area include the West Hollywood Gateway, The Lot, and
Plummer Park. The areas not on the commercial corridors are generally a
range of single-family and multi-family residential.
The Plan Area is surrounded on the north and south by single-family and
multi-family neighborhoods in the City of Los Angeles. The neighborhood is
approximately one mile east of West Hollywood’s LGBT nightlife district,
and less than a mile from the heart of Hollywood, which is a high-intensity
local and regional tourist destination.
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The State of the Eastside report provides detailed background information
about the Eastside Area on a variety of topics identified by the Eastside
Working Group to be addressed in the Community Plan, including
demographics, economic development, mobility, urban design and public
spaces. This report is intended to document today’s conditions, while also
providing contextual comparisons with the City and the County of Los
Angeles where applicable. Data and information in this document was
collected from a variety of sources, including statistical information
collected from the U.S. Census, conversations with community leaders and
City staff and previous studies prepared by the City. Additionally, the report
provides a summary of the applicable plans, policies, programs and
initiatives that were recently completed or are currently underway by the
City. Documenting today’s conditions and evaluating applicable plans,
policies, and programs, will help to inform the recommendations for the
Eastside Community Plan.



Chapter 4: Urban Design and Public Spaces. This chapter provides an
analysis of the physical character of the Eastside



Chapter 5: Mobility. This chapter provides a summary of the existing
circulation network and transportation facilities, such as roadways,
sidewalks, transit, bicycle facilities, and parking.



Chapter 6: Housing. This chapter provides a summary of existing
housing policies and the physical characteristics of the existing
housing stock in the Eastside Plan Area.



Chapter 7: Other Topics. This chapter covers a range of other topics
of interest to Eastside residents including, public art, community
events, public safety and sustainability.

This report is intended to provide a framework for developing
implementable policies and programs for the Eastside Community Plan. This
report is intended for use by a range of stakeholders, such as City staff,
decision makers, property owners, residents, and community members of
West Hollywood. The report contains the following chapters:


Chapter 2: Demographics. This chapter provides an overview of the
existing demographic and socio-economic characteristics in the
Eastside. It uses U.S. Census data, City and County data, and other
sources to provide a big picture analysis of the Eastside’s current
population.



Chapter 3: Market and Economics. This chapter summarizes existing
policies, practices, and trends related to market and economic
conditions in the Eastside. This section relies upon the Eastside
Market Study as the primary source of information, with some
updated information integrated as new information was made
available after the initial publication of the Eastside Market Study.

EASTSIDE COMMUNITY PLAN

This chapter provides an overview of the demographic conditions and trends on the Eastside of West Hollywood. It includes topics such as population
characteristics, homeownership, education levels and income, among other topics. Where applicable the Eastside is compared to citywide demographic trends
and the rest of Los Angeles County as a whole for context.

Growing Eastside population. The addition of new residential developments
to the Eastside in recent years has resulted in the number of Eastside
residents growing from 9,839 residents in 2010 to approximately 10,300 in
2015. Additionally, with the anticipation of additional residential
development on the Eastside the population has the potential to reach
11,500 residents by 2020.
High percentage of renters. The majority of residents in the Eastside rent
the units in which they live. This trend likely reflects the large percentage of
multifamily housing types with studio and 1-bedroom units, and is
consistent with the rest of West Hollywood.
High housing cost burden. Nearly 62% of renter households on the Eastside
pay 30% or more of their annual household income on rent, which is only
slightly higher than the proportion paying that much for rent in West
Hollywood and in the County of Los Angeles.
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Large senior population; fewer children. The Eastside has a higher
proportion of seniors than either West Hollywood or the County of Los
Angeles, though both Eastside and West Hollywood have a significantly
lower proportion of residents under 18 years old than the County overall.
Declining Eastern European population. The Eastside still has a much higher
proportion of residents whose primary language is an Indo-European
(Slavic) language other than Spanish or English (and of those, a higher
percentage do not speak English well or at all compared to the City and
County).
Small household sizes. Like West Hollywood as a whole, most households
(90.4%) are single-person or two-person households.
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Overall, the Eastside has maintained a relatively stable population level over

The U.S. Census Bureau releases population information collected for each

the last several decades. The 2010 Census reported that the Eastside had a

block during the decennial census. Estimates for the years between

population of 9,839 residents, or 28.7 percent of West Hollywood’s total

censuses are based on survey data, and are only available for larger

population. However, with the addition of new residential developments in

geographic areas (either block groups or census tracts). The 2010 Eastside

recent years, the Eastside is experiencing its first increase in population in

population is based on blocks (shown in Figure 2-3), while the rest of the

many years, with an estimated population of approximately 10,300

data presented in this chapter represents 2010-2014 American Community

residents in 2015.

Survey 5-year estimates for the eight Eastside census block groups (shown

Error! Reference source not found. represents recent population trends and
projections from the US Census Bureau and Earth Systems Research
Institute (ESRI). The projected population identified in Figure 2-1 does not

in Figure 2-2). Those block groups represent between 26 and 27 percent of
the total population of West Hollywood (and 94 percent of the total
Eastside population).

include all planned residential developments that are either under
construction or under review by the City and therefore an adjusted
population projection which incorporates all planned developments at their
current size and scope has been identified and is estimated to reach a
population of approximately 11,500 by 2020.
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In the Eastside neighborhood, the distribution of the population by age,
shown in Figure 2-3, has remained relatively constant over the last 15 years.

100%

The proportion of residents who are 0-24 years old has experienced a
consistent but gradual decrease while 25-34, 35-44, and 45-55 year old age
cohorts have slightly increased.
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The Eastside and West Hollywood as a whole, both have a large proportion
of people 65 years of age and older. This characteristic is more pronounced
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in the Eastside than in the City overall, with residents over the age of 65
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The Eastside and City also have a lower percentage of people 24 years of
age and younger compared to the County as a whole.

55-64
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representing nearly 23 percent of the Eastside population, compared to 15
percent of West Hollywood residents and just 11.5% LA County residents.
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The largest census age group in the Eastside is 25-34. Compared to the
Countywide average, this demographic indicates the Eastside, like West
Hollywood as a whole, attracts younger residents in addition to retaining its
retirement-age population. Approximately 64 percent of the Eastside
population is considered working age (ages 25-64) compared to about 54

13.0%

10.3%

Eastside

West Hollywood

0%
County of Los
Angeles

Source: U.S. Census Bureau, American Community Survey, 2010-2014, 5-year estimates.

percent in the County as a whole.
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Although nearly 57% of West Hollywood’s residents are male, the

The breakdown of race/ethnicity demographics in the Eastside is similar to

population of the Eastside is more balanced with 51% males. Figure 2-4

the race/ethnicity makeup of West Hollywood – which include fewer

shows the percentage of residents who are male and female.

Hispanic/Latino residents (of any race), Asian residents, and Black or African
American residents. While only 27 percent of the population for the County
of Los Angeles is White alone (not Hispanic/Latino), 75 percent of the

100%

residents of both West Hollywood and Eastside are White (not
Hispanic/Latino). Figure 2-5 shows the percentage of residents for each
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distinct race/ethnicity category.
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* Other includes "American Indian and Alaska Native alone," "Native
Hawaiian and Other Pacific Islander alone," "Some other race alone," and
"Two or more races."
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The Eastside has a uniquely large share of Eastern European immigrants,

The prevalence of Eastern European languages remains a unique feature of

particularly those from the former Soviet Union as evident by the Cyrillic

the Eastside. In LA County, there is a similar percentage of the population

signs dotting the markets and shops along Santa Monica Boulevard. Nearly

that indicates speaking a primary language other than English, but LA

26 percent of residents in the Eastside were born in Eastern Europe,

County overall instead leans heavily towards Spanish, with some Asian

compared to 10.8 percent of the City and 0.8 percent for the County.

languages and very few Indo-European speakers, as shown in Figure 2-7.

However, the Eastside’s share of Eastern European immigrants has been in

The proportion of Eastside residents whose primary language is an Indo-

decline both in numbers and as a share of the population, decreasing from

European language other than Spanish and who do not speak English well

42 percent in 2000 to 26 percent in 2014, or by nearly 2,000 residents

(“not well” or “not at all”) is also high – 46.5 percent in Eastside compared

(Figure 2-6). During a field survey conducted in August 2014, several

to 32.8 percent in West Hollywood and 17.7 percent in LA County.

1

Russian business owners conveyed that much of the Russian population had
been relocating to the San Fernando Valley in recent years, where housing
was more affordable.
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1

Indo-European languages include virtually all languages spoken in Europe, but
other data illustrates that in the Eastside, this is primarily Russian with some other
Slavic languages such as Ukrainian.
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West Hollywood residents over age 25, have relatively higher levels of

Compared to West Hollywood overall, the Eastside has a higher proportion

educational attainment compared to the County as a whole, as indicated in

of households in lower annual household income brackets and a lower

Figure 2-8. Approximately half (49.9 percent) of all Eastside residents

proportion of households in higher annual household income brackets.

indicate obtaining a Bachelor’s degree or higher educational attainment,

Figure 2-9 shows the percent of households in Eastside and in West

which is lower than the Citywide rate of nearly 60 percent, but still well

Hollywood that have an annual household income in different income

above the County rate of 30.1 percent. The percentage of Eastside

brackets. The Eastside neighborhood has a higher proportion of households

residents with less than a high school degree (8.9 percent) is lower than the

than West Hollywood that make less than $10,000/year, between $10,000

County rate (23.1 percent) but higher than the City as a whole (5.2 percent).

and $14,999 per year, and between $15,000 and $24,999 annually. This is
likely attributed, at least in part, to the higher proportion of seniors in this
neighborhood, as well as small average household size. Nearly half of the
Eastside’s households (42.5 percent) have an annual household income
below $25,000, compared to 25.3 percent of all West Hollywood

100%

households. While 26.6 percent of West Hollywood’s households have an
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Source: U.S. Census Bureau, American Community Survey, 2010-2014 5-year estimates.
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Eastside
25%
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Figure 2-10 shows that Eastside renter households are stratified in a similar
way to the City and County in terms of how much of their household
income is spent on rent. Since 1937, the U.S. Census Bureau has used a

Both the Eastside and West Hollywood overall have a higher proportion of

threshold of 30% to determine whether a household is “burdened” or

one-person households than the County overall, as shown in Figure 2-14. In

spending a disproportionate amount of their income on housing. A slightly

fact, on the Eastside, over 60 percent of households are single-person (61.6

higher percent of Eastside households spend more than 30% of their

percent) with approximately 28 percent of households including 2-persons.

household income on rent compared to both the City and the County (61.9

The composition of household sizes on the Eastside is similar to West

percent in Eastside compared to 53 percent in West Hollywood and 59.8

Hollywood as a whole, but is quite different than LA County. This trend

percent in the County). Not unique to Southern California, housing

likely reflects the large percentage of multifamily housing types with studio

affordability is a national concern, with the 2006 American Community

and 1-bedroom units, as well as a large proportion of LGBT-headed

Survey indicating that 46 percent of households nationwide spend more

households and relatively small numbers of families with children.

than 30 percent of their income on housing.

Rent as a

100%

2.2%

0.6%

7.4%

7.4%

28.8%

31.8%

100%

15.4%

Percentage of
Household

80%
51.7%

45.4%

50.6%

80%

Income

5+ person
household
31.7%

60%
60%

> 35.0%
7.6%

40%

10.2%
11.0%

20%

10.0%
9.0%

0%

13.2%
10.8%
12.0%

9.2%

30-34.9%

11.2%

25-29.9%

11.2%

20-24.9%

9.7%

15-19.9%
< 15%

8.0%

11.0%

8.1%

Eastside

West Hollywood

County of Los
Angeles

Source: U.S. Census Bureau, American Community Survey, 2010-2014 5-year estimates.

40%

27.3%
61.6%

3-4 person
household
2-person
household

60.2%

20%
25.6%

1-person
household

0%
Eastside

West Hollywood

County of Los
Angeles

Source: U.S. Census Bureau, American Community Survey, 2010-2014 5-year estimates.

EASTSIDE COMMUNITY PLAN

CITY OF WEST HOLLYWOOD

Homeownership is limited on the Eastside as compared to the County. West

The length of time in which residents have been living within their housing

Hollywood, and the Eastside in particular, has a low inventory of single-

units varies between whether they are owner or renter occupied. Figure 2-

family residences and condos available for owner occupancy. The majority

15 depicts the length of time in which households moved into their current

(91 percent) of housing units in the Eastside are rental units, as shown in

housing unit. On the Eastside and West Hollywood as a whole, a high

Table 2-1. This percentage is higher than the City as a whole (77.9 percent),

proportion of renters moved into their unit after 2010, 37.1 percent and

and LA County’s rate of 53.6 percent.

41.3 percent. In contrast, just 3.4 percent of owner occupied units on the
Eastside were moved into after 2010.

Eastside

West Hollywood

Los Angeles County

91.0%

77.9%

53.6%

Source: U.S. Census Bureau, American Community Survey 2010-2014 5-year
estimates.
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West Hollywood owners
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This chapter provides an overview of economic development conditions
and trends on the Eastside of West Hollywood. It includes topic such as land
use, commercial building stock, property sales, commercial lease rates,
retail vacancy rates, among other topics. The following discussion relies
upon the Eastside Market Study as the primary source of information. Some
updated information has been integrated into the chapter as new
information was made available after the initial publication of the Eastside
Market Study.
Over the last 15 years, the Eastside has experienced noticeable shifts in
demographics and investment patterns. As described in Chapter 2Demographics, the demographics of the Eastside have been trending
towards younger, well-educated, working adults, who are most likely just
starting their careers. Combined with growing investor interest in the area,
these demographic changes deeply influence the commercial corridors as
rents increase, and consumer preferences evolve with the local population.
The Eastside in 2016 displays the benefit of $40 million in redevelopment
dollars that was put towards infrastructure and revitalization efforts that
helped foster an environment where businesses could thrive. The long-term
success of the commercial sector, particularly the along the commercial
corridors the Eastside, will require continued adaptation by the private
sector and possible consideration by the City for programs and policies that
positively influence the local economy.

Age of buildings. Older buildings and small lot sizes present investment
challenges.
Parking. Parking requirements remain a challenge for all commercial
uses, particularly for when a building is redeveloped or the use in
changed.
Land value. An increase in land values is being followed by an increase
in commercial rents. While investment is critical to long-term viability
of the Eastside, it may also act as a deterrent to independent retailers
or start-up businesses.
Vacancy rates. Vacancy rates are low in Eastside, indicating high
demand for commercial uses leading to increased lease rates.
Commute patterns. Eastside residents leave the neighborhood for
work, seeking out higher-wage jobs in professional services and the
television and film industries.
Low-wage jobs. The Eastside offers a wide-array of lower-wage jobs in
the retail, administrative services, and personal services industries.
These jobs are generally filled by people that commute into the
Eastside from other areas.
Technology and professional jobs. A recent expansion of technologyrelated businesses and stable presence of professional service
businesses represent an opportunity to offer young and educated
residents a chance to work closer to home.
Building reuse. Adaptive reuse of existing commercial spaces may
offer development opportunities that lead to higher paying jobs.
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The Eastside has well-established land use patterns, with commercial uses
concentrated along Santa Monica Boulevard, Fairfax Avenue, and La Brea
Avenue, and primarily multifamily housing within walking distance.
According to Figure 3-1, 55% of available land in the Eastside (excluding
public right-of-ways) is multifamily residential. Commercial land uses are
the second highest at 19%, followed by single family residential at 9%.
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Source: First American CoreLogic Solutions
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Given the highly developed nature of the Eastside, future commercial
investment and development is likely to be rehabilitation and/or
redevelopment of underutilized sites. However, cost may be a deterrent to
future investment, as most of the commercial corridors are comprised of
older buildings that may be very expensive to renovate as a building’s
infrastructure exceeds its useful life or is subject to influences that
degredate the building, or smaller parcels which must be assembled to
successfully develop under current zoning and construction practices.
Commercial uses along Santa Monica Boulevard often have parcel depths of
only about 150 feet. In addition, 35% of the commercial parcels on the
Eastside have a lot size below the municipal code minimum lot size of 5,000
square feet. Another 37% of parcels were over 5,000 square feet, but under
10,000 square feet, which is still a small lot size for a modern commercial
use, particularly given parking demands. For example, a 10,000 square foot
lot could only accommodate a single-story 2,410 square foot restaurant if
the required parking was provided as an on-site surface lot. Due to these
limitations, new developments are building subterranean parking to
maximize lot coverage. Increased costs associated with underground are
offset through higher rents and/or density to spread costs over a larger
area. Moreover, this is still very challenging on a small lot, as shown in
Figure 3.3, which illustrates the total square footage of parking required for
various
uses.

Figure 3.3 assumes 100% lot coverage of a 10,000 square foot lot, where
3,000 square feet is dedicated to accessing the underground parking
structure (two lanes, 7% slope) and the 7,000 square feet remaining is
developed. As shown, accommodating all parking on site is still challenging
with the small lot.
Rehabilitating older buildings can be costly, especially when converting to
certain uses like restaurants or bars which would need to meet current
parking and health code requirements. Older buildings can be desirable
because they may have an inherent character, but they may need
rehabilitation work to meet current building code standards and there can
be issues with deterioration such as insect damage, exposure to the
elements, plumbing or electrical issues, or issues with structural integrity.

Bank
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3.5

Building Square
1
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2
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35
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9

Retail
3.5

7,000

7,000
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63

25

8,580

22,050

8,580

1

Assumes 10,000 Square foot lot, with 3,000 Square feet dedicated to
entry/exit of subterranean parking
2
Assumes 350 square feet needed to accommodate each space, including
drive area
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Figure 3-4 shows the age of all the commercial buildings on the Eastside.
While there has been a spike in commercial development in recent years,
many more of the commercial buildings on the Eastside are over 50 years
old.

As shown in Figure 3-1, commercial land uses make up about 19% of the
land area on the Eastside. This equates to approximately 1.15 million square
feet of retail and office uses. Retail use is prominent, at about 70% of the
commercial space. The West Hollywood Gateway is the largest
development, anchoring the eastern edge of the city. Smaller strip and
street-front developments line the remaining commercial corridors. Office
uses make up about 30% of the total, and based on field observations,
medical and medical-related office is the dominant use at this time.
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Figure 3-5 identifies existing retail and office space by building class.
Building class is defined using a number of considerations including
architecture and design, age and attributes of a structure, amenities, and
site. Building class can change over time, for example, what may have been
considered Class A at the time of construction would likely be downgraded
to Class B 15 to 20 years later unless appropriate upgrades and investment
has taken place. At this time, the Gateway Center is an example of a Class A
retail space, while most of the older small markets and shops along Santa
Monica Boulevard would be considered Class C.
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Class A Characteristics: Three or more stories, high levels of

Retail - 817,842 SF

architecture and design, glass and steel construction, common area
amenities.

West Hollywood
Gateway makes up
large portion of
Class A

Class B Characteristics: Two to four stories, moderate levels of

Class C
29%

architecture and design, brick and stucco construction. May include
Class A
42%

outdated or obsolete Class A structures in some cases.
Class C Characteristics: One to two stories, minimal to no architectural
or design features, stucco or concrete construction. May include
outdated Class B in some cases.

Class B
29%

Overall, the retail mix is very balanced with a strong Class A showing for the
Gateway Development, and a mix of Classes B and C for other users. In an
area with a large independent retailer presence, Class C space offers the
more affordable rents required by small businesses. New mixed use
developments will increase the amount of Class A space in the Eastside.

Source: CoStar, 2014

Office - 338,783 SF

Class A
28%

The office mix is slightly less balanced, with more than half of the square
footage as Class C. While Class C office also provides an entry point for
smaller businesses, a large percentage of office space is for medical and
medical-related uses, which are not as conducive to reuse as other types of
office.

Class C
51%
Class B
21%

Source: CoStar, 2016

Despite certain challenges with commercial development, a rising turnover
rate and increasing commercial property values are signs that investors see
the Eastside as a worthy location. The Eastside has seen two notable peaks
in investment. The first was in 2005, when the real estate market was
booming and investors were seeking out secondary and tertiary market
areas that were likely to support higher lease rates, such as the Eastside.
The Great Recession caused a significant drop in commercial interest,
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however, starting again in 2012, sales of commercial property on the
Eastside grew significantly.
Currently, there are 163 commercial parcels in the Eastside. A little less
than half (45%) have sold in the last 10 years. The turnover rate in the
Eastside – an area that was considered to be stagnant with no investment
20 years ago – has made a remarkable turnaround.
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Source: First American CoreLogic Solutions
There are other notable signs of investment interest in the Eastside. As
shown in Figure 3-7, commercial properties are selling at rates above those
in Culver City, Burbank, Hollywood, and Downtown Los Angeles. This is
particularly interesting as lease rates (discussed below) are currently similar
to these locations. As a result, current sales values and continued developer
interest are likely to create a more expensive ownership market, and as a
result, drive rents up.
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Source: CoStar, 2014

Office

Retail

As mentioned, increased land values have a direct effect on commercial
lease rates. As commercial sale prices increase, so too will commercial lease
rates in order to make investment financially beneficial for new owners.
This trend is evident in Figure 3-8 and Figure 3-9. Though still below those
of the rest of the city, commercial lease rates have been increasing over
time.
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Retail rents in West Hollywood have remained consistently above $4.30 PSF
since 2011, reaching above $5.00 PSF several times, including currently.
Retail rents in the Eastside have been equally consistent, but on average
about $2.00 PSF lower than rents in the City as a whole.
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Eastside

2014

2015

West Hollywood

The average rent for office space in West Hollywood increased steadily
since 2011 to reach $4.18 PSF currently. As with retail rents, office rents in
the Eastside are below their counterparts in the city as a whole, by $1.00
per square foot on average since 2011, which is still a significant reduction
at 25%.
With continued investment interest and property turnover, it’s likely the
Eastside will continue to see rising rents. With higher rents and more
competition for retail spaces, property owners may require stronger
financial qualifications from tenants than what was required previously,
making entry into the market area more challenging for small businesses.
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Despite some noticeable vacant spaces, the vacancy rates for retail and
office spaces on the Eastside remain low, lower even than the rest of the
City. Figure 3-10 and Figure 3-11 show historical vacancy rates for retail and
office space on the Eastside from 2011 through 2015.
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Opening
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Red
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16%
14%

Vacancy Rate

With changing demographics and national trending in shopping behavior
towards online retailers, an inevitable shift in commercial tenancy has
occurred. A number of businesses on the Eastside have closed in recent
years under market pressures, such as the Great Recession, increasing
rents, and changes in consumer preferences. Businesses that are not able
to navigate the changes result in vacant or underutilized storefronts for
varying periods of time. In addition, some of the new mixed-use
developments on the Eastside have struggled to fill their commercial spaces
even while the residential portion is nearing full capacity.
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The low vacancy rates serve as more evidence that there is investment and
developer interest in the Eastside. Low vacancy rates can also lead to rising
lease rates making the area very challenging for small start-up and local
businesses to use as a point of entry.
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The Eastside population may be getting younger and more affluent, but as
described in Chapter 6 - Housing, housing costs on the Eastside are high and
continue to escalate. To support the basic cost of living, the Eastside
resident population must seek higher paying jobs. According to the US
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Census Bureau’s Center for Economic Studies , in 2014, 95.8% of employed
Eastside residents commuted out of the area for work. Conversely, 95% of
the people employed on the Eastside resided elsewhere in 2014. In
addition, the job industries that are most common amongst Eastside
residents vary greatly from the job industries that employ people that work
on the Eastside.

As shown in Figure 3-12, a large share of the Eastside residents are
employed in the Information and Professional Services industries, which
tend to offer higher paying jobs. On the other hand, the vast majority of
people employed within the Eastside work in the retail sector. Developing
commercial spaces to support industries like the Information or
Professional Services sectors could help create higher paying jobs on the
Eastside and improve the jobs/housing imbalance.

3

U.S. Census Bureau. 2016. OnTheMap Application. Longitudinal-Employer
Household Dynamics Program. http://onthemap.ces.census.gov/
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Most of the businesses located in the city and the Eastside offer jobs in the
following categories.






Retail Trade,
Information (primarily film- and TV-related work),
Professional Services,
Administrative Services, and
Personal Services.

Figure 3-13 highlights the growth in the construction, information and real
estate fields on the Eastside from 2012 to 2014. The construction industry
has grown with new development in the area, as has the real estate field. As
mentioned above, the information industry has seen a recent boost
especially in the publishing, motion picture and sound recording,
broadcasting, telecommunications, and data processing fields.
Some of the Top 5 industries on the Eastside pay comparatively low wages.
For example, according to the Bureau of Labor and Statistics, a “Retail
Salesperson” job in the Los Angeles-Long Beach-Glendale Metropolitan
Division earns on average $25,370 per year, while a lawyer in the same area
earns on average $164,620 per year.

The businesses in the five industries mentioned above made up 44.8% of
businesses on the Eastside in 2014.

120
100
80
60
40
20

0

2012

STATE OF THE EASTSIDE

2014

CITY OF WEST HOLLYWOOD

On the other hand, the Professional Services and Information employment
categories have the potential to offer higher wages. The Information
industry is particularly notable for its recent growth in the Eastside.
Including sub-industries such as publishing, motion picture and sound
recording, broadcasting, telecommunications, and data processing, this
industry has seen the largest increase in the number of businesses in the
Eastside from 2012 to 2014. However, it is important to note that these
businesses appear to be smaller firms, and therefore while the number of
businesses is large, the number of employees remains small.
Growing employment opportunities that match the Eastside population and
their desired jobs will require adequate office uses, and the associated
infrastructure to support the use, including parking. This growth can
potentially be captured in part by redevelopment or reuse of older buildings
and underutilized spaces. Supporting development that leads to higher
paying jobs can positively impact other types of businesses in the area.
Increasing the earning potential of Eastside residents creates additional
disposable income for an Eastside resident to support Eastside businesses.












Given the substantial amount of investor and developer interest in the
Eastside, economic development programs designed to encourage growth
may not be necessary because growth and development has been occurring
naturally. However, economic development policies and programs can help
shape that development. Policies and programs can encourage reuse of
older buildings and smaller parcels, and can lead to development of
commercial spaces that meet community needs. This can result in a more
diversified retail sector to meet community needs or spaces that support
higher paying jobs. In addition, as development interest in the Eastside
grows, smaller and newer businesses may struggle to enter the
marketplace. Below is a list of City programs and initiatives related to
economic development.

The Pickup. A weekend nighttime shuttle service to help people
traverse the City. Moving people in and out of the Eastside may be
one of the most critical things the City can do to support
businesses in the area.
Business seminars with the Chamber of Commerce. The West
Hollywood Chamber of Commerce hosts various business seminars
to assist business owners and operators within the City.
10-day permit turnaround. As part of the City’s Plan Submittal
Review Program, most commercial rehab and minor renovation
projects will pass the Plan Check phase within 10 business days.
With development, the old adage applies, “time is money.”
Start up in a Day Pledge. In August 2015, the City Council adopted a
resolution to take the Startup in a Day Pledge whereby the City has
one year to develop a website or application that helps
entrepreneurs and business owners apply within one day for all
necessary business licenses and permits.
Eat Shop Play. Eat Shop Play is a partnership with the Chamber of
Commerce to encourage support of local businesses. This might
help encourage some of the new younger and more affluent
residents to stay on the Eastside and patronage their local
businesses.
I Am West Hollywood. I Am West Hollywood is an interactive
program to encourage WeHo businesses and employees to learn
more about West Hollywood and share that information in
customer interactions.
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This chapter presents key findings from the urban design existing conditions analysis of the Eastside and it presents a summary of recently completed and
ongoing planning efforts that relate to the future design of the Eastside community.

The following is a summary of findings related to the urban design of the Eastside, which begin to indicate topic areas for potential urban design
recommendations.

Urban design improvements help identify the district as a special, unique
place, distinct from the areas that surround it. The Eastside already feels
like an identifiable district, partially because of special urban design
elements (e.g. special street furniture, regularly planted trees, and midblock crossings) that create a welcoming destination for locals and visitors.
New district character elements such as identity and wayfinding signage
could also be used to further announce the district. The streetscape
improvements along La Brea and Santa Monica Boulevard, including street
trees, lighting, furniture, and paving, create an identity for the street and
connect east to west in the City of West Hollywood. Improvements on
Fairfax would be beneficial, however, they may have a separate identify.
Coordinate the identity of commercial buildings to make it more pleasant
to walk, easier to navigate, and identify the areas as a district. Design of
commercial building facades, their use of signage, and their orientation to
the street vary along Santa Monica Boulevard and in other commercial
areas of the Eastside. The eclectic nature of the buildings and storefronts
provide a unique identity for the Eastside. Design guidelines would assist in
maintaining quality design along Santa Monica Boulevard.
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Guide the design of new residential and mixed-use development to
enhance the neighborhood. New development has the potential to add to
or detract from the urban experience. Extensive design review and/or
design guidelines can help make sure future new development has a
positive impact on the area. Design guidelines may assist in promoting
quality urban and building design for new development.
Build on the studio presence to enhance the unique identity of the area.
The motion-picture studio-related character may inform elements of any
proposed branding and identity for the Eastside neighborhood.
Balance the urban form of the local and regional uses. New development
on the Eastside can continue to provide for local residents and local
businesses while also providing more regional destinations and uses.
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Physical space for new open and green space is limited. Because there are
few underutilized and residual spaces within the study area, adding new
open space will have to be done in creative ways. For example, some of
those strategies could include introducing parklets, reconfiguring streets to
take advantage of underutilized roadway space, and by encouraging or
requiring new development to provide publicly-accessible open space.

The Eastside has a street grid and general street configuration that is
comfortable for those walking. Streets can be further enhanced with
elements that encourage people to walk or bike. Tools to consider are
additional trees, landscaped and “greened” areas, curb extensions, bike
parking, bike lanes, and enhanced pathways.
Embrace and extend the street tree canopy as a special identifier for the
Eastside. The tree canopy varies throughout the Eastside Community Plan
area. The single-family residential streets appear to have consistently
spaced trees, while multifamily residential streets can have large gaps due
to tree development patterns. Some streets, such as Fountain and
Romaine have no street trees at all. Providing additional street trees, with
a more consistent tree canopy is essential in improving the visual aesthetic
and quality of life in the Eastside neighborhoods.
Explore improvements to alleys. Alleys within the Eastside may be
optimized through quality enhancements, such as greening, lighting, and
new paving, as well as guidelines for secondary building access, and trash
and auxiliary functions location and design.

Analyzing urban design characteristics involves studying spatial patterns,
concentrations of activity, and analysis of components in the public realm
that either contribute to or detract from the appeal of the community.
West Hollywood’s Eastside community has an urban design character this is
unique from other areas in the City and from adjacent parts of the City of
Los Angeles. To describe the urban design of the Eastside, this chapter has
been organized into three categories: district character, parks and green
spaces, and streets. These components can contribute to a lively
neighborhood, with amenities are easily accessible by residents. This
existing conditions analysis, along with ideas and opportunities raised by
community members, will serve as the foundation for urban design
recommendations for the Eastside.

The urban design character of the Eastside is first defined by its strong
street grid with larger scale buildings along the Santa Monica, La Brea, and
Fairfax corridors, bordered by a mix of residential building types. Figure 4.1
– Eastside Figure Ground Map portrays the existing building footprints,
depicting a fairly built-out condition.
Additionally, the Eastside is also defined by its diversity of land uses which
serve both the local and regional community. While most of the area is
residential in character, there are areas of commercial, civic, open space,
and studio uses that make traveling through this area feel unique, and make
it feel like a neighborhood with accessible amenities for residents and
visitors alike. The neighborhood’s main retail street occurs along Santa
Monica Boulevard, and the area is generally intersected by key City-wide
thoroughfares that create east-west barriers for pedestrians.
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As shown in Figure 4-2 - Zoning Map, a majority of the study area is zoned
for residential uses. Commercial spines are along Santa Monica Boulevard
and La Brea Avenue, which have night-time activities and destinations. Both
Fairfax and La Brea are hubs of commercial activity. The Gateway at La Brea
is a more regional center, while Fairfax has more local uses. (See Figure 4.3 Overview Map.)

Residential buildings throughout the Eastside range from Craftsman
Bungalow, Courtyard, Mediterranean Revival, and Spanish Revival, to MidCentury Modern and Post-war Courtyard.
Residential areas fall into three general “character areas.” While there is
much overlap between these three areas in terms of density, scale, and
building types, seeing them as three
character areas can help us understand
the nuances of the look and feel of the
various residential areas within the
Eastside. This approach helps us see
patterns emerge within the urban realm.
(See Figure 4-3 - Overview Map.)
Character Area 1 is bounded by Fountain
Avenue, La Brea Avenue, Santa Monica
Boulevard, and Gardner Street, and is
mainly
comprised
of
low-density
residential properties and Plummer Park.
The central portion of this area is singlefamily with streets oriented north-south.
Many of the houses in this area were built
in the first half of the 20th century. In this
area, zoning is typically low density, with

smaller building footprints, and accessory dwelling units, although there are
also some dense multi-family buildings as well. The area’s zoning is mostly
R1A and R1B, and in some areas R3B and R2. While there are some
properties with fences and hedges in the front, the majority of the
neighborhood has an open sensibility. Buildings are oriented to the street,
though often set back and not immediately built to the street edge. Street
trees in this central area are regularly spaced with substantial canopy cover.
Character Area 2 is defined by Fountain Avenue, Gardner Street, Santa
Monica Boulevard, and Fairfax Avenue. The residential character is a mix of
single- and multi-family properties. Zoning here is a mixture of residential
types, but the majority fall under the mid-scale, R2 category. Urban form in
this area is more varied and street widths tend to be wider than in Area 1.
Some buildings are built to the property line, with others set back behind
yards and landscaping. This area varies more in character than Area 1,
which tends to be more consistent. Similarly, street trees in this area range
from full, dense canopies to some streets that do not have any trees at all.
The area south of Santa Monica Boulevard, bounded by Martel Street,
Willoughby Avenue, and Fairfax Avenue, is defined as Character Area 3 and
is mainly comprised of multi-family residential properties that are closer to
the sidewalk and generally taller. This area is zoned R3B and has the largest
proportion of multi-family buildings, compared to the other residential
character areas and therefore has higher lot coverage than areas 1 or 2. A
lot of the buildings are built along the street edge and are directly oriented
to the street—that is to say that they are built with little or no setback and
have front entries that face the street. Because of the configuration of the
buildings, several of the streets do not have street trees. Several of the
buildings in this area were built in the 1960s and 1970s.
The existing land use map (Figure 4-4 - Existing Land Use Map),
differentiates these character areas, showing how Area 3 has a higher
concentration of buildings with five or more apartments, while Area 1 has
more single-family and duplex configurations.
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Key corridors along Santa Monica Boulevard, Fairfax Avenue, and La Brea
Boulevard on the Eastside attract people throughout the region to work
(also within the studios just west of La Brea), shop, dine, and be entertained.
Santa Monica Boulevard, which extends along the length of the study area,
hosts several local businesses and services, as can be seen in Figure 4-5 Destinations Map. Most commercial storefronts along Santa Monica
Boulevard are built to the sidewalk with main entrances that front the
street. Fairfax Avenue also has some neighborhood-scaled commercial
businesses, but commercial destinations occur less frequently and are
generally less directly accessed from the sidewalk. La Brea Avenue is a
major commercial corridor with several regional destinations, such as The
Gateway on the corner of Santa Monica and La Brea. Several segments on
Santa Monica Boulevard and Fairfax Avenue host commercial businesses
that are active at night. Santa Monica Boulevard is active at night in two key
sections in addition to the Gateway, which creates a destination at Santa
Monica Boulevard and La Brea Boulevard.
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Concentrations of commercial activity occur at the intersections of Santa
Monica Boulevard and Fairfax Avenue and at Santa Monica Boulevard and
La Brea Avenue. Most of the buildings at these intersections are designed to
directly face the sidewalk, with building frontages and entrances oriented
toward the street (with an exception of the Whole Foods at the northeast
corner of Santa Monica Boulevard and Fairfax Avenue). This consistent
“street wall” creates a welcoming atmosphere that is inviting for both local
and regional audiences. The Gateway development located on the
southwest corner of Santa Monica Boulevard and La Brea Avenue is an
especially popular regional destination.
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There is also a concentration of media studios (i.e The Lot) in the southeast
portion of the study area, with many buildings that are oriented inward or
to parking areas. The Lot, located at Santa Monica Boulevard and Formosa
Avenue was conceived as a campus type development and is oriented
internally. The campus is currently under development for a master plan
with one five story creative office space complete on Formosa and another
underway. Oprah Winfrey’s company, OWN, has recently moved into the
new building on Formosa.
Figure 4-6: Residential and Commercial Character showcases the
differences between the residential and commercial character of buildings,
with a focus on facade elements and how buildings meet the street.
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Currently, Plummer Park and Formosa Pocket Park are the only two public
open spaces located within the study area. Poinsettia Park is located just
south of Romaine Street in the City of Los Angeles. In addition, the Detroit
Street Community Garden is located at the intersection of Detroit Street
and Lexington Avenue; however, it is privately accessible. These open
spaces are located on the east side of the study area, resulting in half of the
neighborhood without easily-walkable access to green space. Still around
53% of Eastside residents live within a short walk (1/4 mile or less) to a park
or community green space - compared to 30% of Angelenos.
The three Eastside parks (including Poinsettia Park in the City of Los
Angeles) provide both active and passive recreation, from baseball,
basketball, and tennis, to areas for chess and community activities. Size and
character is illustrated, right, with Figure 4-7 showing which properties are
within either a five minute or three minute walk to the local green spaces.
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The City of West Hollywood is essentially built-out. As in most of the Los
Angeles region, new large-scale public parks cannot be developed. The City
and its residents must think more creatively about how to provide areas of
green space, such as:
 Green streets: streets that have parkways, curb extensions,
medians, and other landscaped areas;
 Parklets: parking spaces that are converted into decks for seating,
waiting for the bus, or for landscaping;
 Plazas: primarily hardscaped spaces within a development or other
area that are located along the public realm and are publiclyaccessible; and
 Pocket parks: Small parks that are accessible by local residents.
Pocket parks may make use of small areas of undeveloped land or
may be built in partnership with new developments.
In order to analyze the potential for new parks and green space in the
Eastside community, we can first look at the availability of vacant parcels or
underutilized land to see if there are places where park space could be
added easily. On the Eastside, there are very few such “residual” spaces,
with currently only two vacant lots (see Figures 4-8 and 4-9). Since land is
not readily available for new large park space, we then can look within the
streets themselves for areas that we can enhance through greening, if
desired by the community. Both Gardner Street and a portion of Detroit
Street have diagonal parking which, if removed or replaced with parallel
parking, could become a green street and accommodate areas for
landscaping and widened sidewalks. Other residential streets can
accommodate new trees and landscaping in existing or potential parkways
along the sidewalks to increase the tree canopy. Parklets and other smaller
forms of green spaces for people to gather could be added along Santa
Monica Boulevard, Fairfax Avenue, or La Brea Avenue.
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Chapter 5 - Mobility of this Report provides detailed information on the
components of the street network in the Eastside. This section identified
how streets contribute to the urban design character of an area through
street width, sidewalk condition and design, medians, parkways, etc.

Eastside streets can generally be categorized into six types that help us
understand their character, scale, and identity. The City has identified two
types of commercially-oriented streets and three types of residentiallyoriented streets, along with an alley street type. Fairfax Avenue, Santa
Monica Boulevard, and La Brea Avenue are more commercially oriented,
with Santa Monica Boulevard acting as a “main street”, local spine for the
neighborhood. Santa Monica Boulevard has somewhat of a more intimate
scale than Fairfax Avenue or La Brea Avenue because of its smaller width,
slower vehicle speeds, more frequent street crossings, pedestrian amenities,
and smaller scale of buildings along its length.
Many of the residential streets in the Eastside have planted parkways along
the curb-edge that range in width, with approximately 5-foot wide paved
sidewalks. Residential streets vary in width, ranging from less than 28 feet
to 60 feet. Street types are depicted in Figures 4-10 and 4-11.
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Many of the streets on the Eastside are enhanced with streetscape
elements that make it safer and more pleasant to walk and cross the street.
These elements include continental crosswalks, neighborhood traffic circles,
signage, median refuge islands, and curb extensions at corners, which
shorten the crossing distances. Average block lengths are 675 feet for
north-south blocks and 400 feet for east-west blocks. It is generally
assumed that blocks up to 500 feet provide a comfortable, walkable length,
especially when coupled with a dense tree canopy, places to sit, streetscape
amenities, and/or attractive buildings. Typically, shorter blocks create
greater accessibility, provide more direct routes for pedestrians, and
increase opportunities for crossing the street. They also tend to disperse
traffic and give less room for vehicles to accelerate in between intersections.
Figure 4-12 Traffic Calming Enhancements and Figure 4-13: Safety and
Access shows existing enhancements (others exist but are not shown,
within the residential areas). Several high-visibility continental crosswalks
along with curb extensions and center refuge medians on this main
commercial spine create more comfortable experiences for pedestrians
crossing Santa Monica Boulevard. A handful of neighborhood traffic circles
help calm traffic within the residential areas.
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The street tree canopy is an identifying feature for the Eastside, in that
many of its streets have a tree canopy that is fairly consistent and helps to
shade the street while also providing visual interest. Most Eastside streets
have relatively-consistently placed and spaced trees that are mature and
vary in species (i.e., a few different species on one particular street). Typical
street sections with illustrative pictures are included below for the full
range of streets. The visual impact of street tree canopies can be seen in
Figure 4-13, below. Streets with “major” canopies feel more comfortable
and enjoyable for pedestrians, whereas streets with “negative” canopies
are missing shade and visual interest because they lack trees all together or
mostly lack trees.
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Several streets north of Santa Monica Boulevard, between Vista Street and
Detroit Street, have an especially pleasant tree canopy with mature, large,
and regularly-spaced trees of a consistent type. A few streets do not have
any trees, in most cases due to sidewalk widths that are not substantial
enough to accommodate trees. In general, the single-family residential
Character Area 1 provides the most consistent tree canopy, while multifamily streets in Character Areas 2 and 3 have medium to minimum tree
coverage. Fountain Avenue and Romaine Street are the longest street
segments within the study area without street trees.
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As of summer, 2016 a number of plans and initiatives are underway or have
been recently completed in the City that relate to urban design on the
Eastside.
Buildings and Form
A Visual Survey of Santa Monica Boulevard on the Eastside (Completed).
The Visual Survey takes an inventory of the building facades along Santa
Monica Boulevard in terms of their width, types, and percentages of facade
elements. The Survey helps to striate and pick apart the specific storefront
design characteristics that identify Santa Monica Boulevard as the
commercial heart of the district and also lays the groundwork for potential
design guidelines for commercial buildings.
Historic Survey of Craftsman Homes (Ongoing)
This survey of craftsman houses in the single-family neighborhood near
Lexington Avenue is underway. This study will assist in identifying potential
historic resources.
Open Space
Plummer Park Master Plan (Ongoing)
Plummer Park, which is the largest open space on the Eastside, is currently
undergoing a master plan process with the intention of enhancing the
existing park. Master Planning for the park should link in to this Eastside
Community Plan by using common open space goals and recommendations.
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Streets
Street Media Project (Ongoing)
The City’s Street Media Project will aid and upgrade Citywide branding,
way-finding, and bus shelters. Street Media refers to elements within the
public right-of-way which provide a platform for communicating messages
and information to the public. These messages contribute directly to the
navigation of the public realm, and allow various mediums for the City to
display art, maps, and other geographic based information. The Eastside
Community Plan should be coordinated with this effort as both specifically
affect the district brand and identity.
Neighborhood Traffic Management Study (Ongoing)
A neighborhood traffic management study is underway, analyzing locations
for all-way stops, traffic circles, and potential speed humps. This study aims
to reduce cut-through traffic and speeding primarily in the residential parts
of the study area.
Land Use
Multi-family Housing Study (Ongoing)
The City of West Hollywood is currently undertaking a study of its multifamily zoning districts (R2, R3 and R4) to evaluate the housing conditions in
the multi-family zones and better understand the issues and opportunities
that exist for these areas. The study is being conducted in response to
community concerns over new multi-family residential development. In
addition, the study will examine how development standards and state
housing bonuses affect the character, size, and impact of new housing on
the adjacent properties. The result will be a set of recommendations and
actions, which may include amendments to existing regulations that
address the community’s concerns and priorities around the future of
multifamily development in the City.

This chapter describes existing and planned transportation conditions
relevant to the Eastside. It addresses issues including:


Travel patterns, including mode share and origin and destination
data

The following are key takeaways from the analysis of existing and future
transportation conditions on the Eastside.



The street network

Traffic is a regional problem with local impacts. While the City is about to



Traffic capacity, volumes and speeds

embark on a study of traffic congestion that, it is hoped, will be able to



Transit service, usage and planned infrastructure

identify possible improvements, in general regional traffic problems require



Pedestrian facilities

regional solutions. In any case, in a built-out City such as West Hollywood



Bicycle facilities and volumes

streets cannot simply be widened. Safety and other impacts from traffic,



Pedestrian and bicycle safety

however, can and should be addressed at a local level.



Taxi and transportation network company (TNC) services



Parking supply and development requirements



Transportation demand management policies (TDM)



parking supply might be added. Fortunately, a demand management-based

City Current Plans and Initiatives

approach is consistent with the General Plan and with recent City efforts.

Physical constraints to adding parking require a management-based
approach. On the Eastside, there are few if any locations where public

In addition to documentation of existing and planned conditions, the

Parking requirements for businesses and new development must strike a

chapter includes a synthesis of key findings and analysis of major barriers,

balance. Code for parking should seek to limit impacts on neighboring

constraints, challenges and opportunities.

businesses and residents. At the same time, it must be flexible enough so

Wherever possible, the information in this chapter is specific to the Eastside.

that it does not serve as an obstacle to economic development.

However, in some cases only citywide data were available. Due to the

Streets are not just conduits for cars.

relatively small size of West Hollywood, transportation conditions are

transportation. The recent addition of bicycle lanes on Fairfax, which was

generally similar throughout the City, including on the Eastside.

accomplished with only a minor reduction in traffic capacity, should point

Nor are they even merely for

the way toward other opportunities to rethink and potentially repurpose
public rights-of-way. One notable opportunity might exist along the alleys
paralleling Santa Monica, where much-needed green space might be added
to the public realm.
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Pedestrians should be prioritized. West Hollywood has been recognized as a
“walkable community,” and indeed it has many of the ingredients of one.
Analysis of safety data suggests that recent efforts to improve pedestrian

Most travel on the Eastside and in West Hollywood is by private automobile.

safety have made a difference, and should continue to be expanded.

There are social, historical and geographical reasons for this, including a
regional history of investment in auto infrastructure and disinvestment in

Creative approaches may be necessary to expand transit access. Until the
Metro Rail system reaches the Eastside – in 2047, in the current best-case
scenario – the City will need to continue exploring ways to better connect
residents to Metro Rail stations outside the city.

transit infrastructure, as well as other policy and cultural preferences
promoting auto-oriented patterns of land use. However, a more proximate
cause is the relatively long distances residents of West Hollywood and
neighboring cities must travel for work and other trips – distances that lend

Well-connected networks are important to allow travel in all directions. In

themselves to use of automobiles, which are generally faster than transit

particular, the Eastside is lacking a true bicycle network made up not just of

for long trips, even with congestion .

“sharrow” stencil markings or signed routes but of dedicated facilities,
including protected lanes. A bicycle greenway on Willoughby could be a
major contributor to establishing a true network.

1

Mean travel time to work among employed West Hollywood residents is 30
2

minutes . As shown in Table 1 below, just one in ten West Hollywood
residents with jobs work within the city, half work in the City of Los Angeles,
3

The landscape for mobility is rapidly evolving. The City is currently studying

and two out of five work in other cities . Ninety-four percent of employed

use of Uber, Lyft and other so-called TNCs. Neighboring Beverly Hills is

residents of the Eastside commute outside the plan area, while 94 percent

anticipating a fleet of autonomous vehicles that would be deployed to

of those who work on the Eastside commute from outside the city .

provide local mobility without requiring private car ownership.

The

combination of these two emerging platforms could be a system of ondemand, driverless vehicles requiring less parking than under today’s
system, in which vehicles may spend 90 percent of their time parked rather
than in motion (and in which multiple parking spaces are required for each
vehicle).

4

123

City
Los Angeles
West Hollywood
Burbank
Beverly Hills
Santa Monica
Culver City
Others

Share
50.2%
10.1%
9.5%
5.8%
4.3%
3.4%
16.7%

1

Most data is for the entire City of West Hollywood, and is derived from the SCAG
2015 Profile of the City of West Hollywood.
2
According to United States Census Bureau (U.S. Census) data.
3
As cited in the SCAG 2015 city profile and based on U.S. Census Bureau
Longitudinal-Employer Household Dynamics (LEHD) data from 2014 and 2011.

4 From the U.S. Census Bureau Center for Economic Studies, as cited in the Eastside
Economic Market Report developed for the City in 2014
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This dispersed distribution of home origins and work destinations

“crossroads” location within the region, which results in many “pass-

contributes to the average one-way commute travel time for West

through” trips by non-residents traveling to and from destinations outside

5

Hollywood residents of 30 minutes , and helps explain the high propensity

of West Hollywood. Approximately 54% of the traffic in the city is from

for solo driving among commuters. Table 5-1 shows modal splits for

pass-through trips.

“journey-to-work” or commute trips originating in the City of West
6

Hollywood in the year 2014 . As it shows, four out of five commute trips
based in West Hollywood are taken by single-occupant vehicle (SOV).

Mode
Drive Alone
Carpool
Public Transit
Other (bicycle, pedestrian,
home-based employment)

Share (2000)
80%
7%
6%

Share (2014)
80%
5%
6%

7%

9%

The street network of the Eastside (See Figure 5-1) does more than just
allow movement by automobiles; it also provides paths of travel for transit
vehicles, cyclists and pedestrians, and the directness and connectivity (or
lack of connectivity) of the network is a major factor in mobility for all users.
It is the network, and not just individual streets, that determines whether
direct and relatively unobstructed paths of travel will be available, or if
time-consuming out-of-direction travel will be required.

The figures shown in Table 5-2 have remained relatively constant in recent
years: in 2000, both SOV and transit mode share were the same as in 2014,
at 80 and 6 percent, respectively. However, the carpool share in 2000 was
slightly higher, 7 percent, while “other” share, including bicycle and
7

pedestrian trips as well as telecommuting, was slightly lower at 7 percent .
While two percentage points is only a fraction of total trips, the change
from seven percent to five and nine percent, respectively, amounts to a
notable decrease in carpool trips and increase in walk/bike trips, as well as
telecommuting.
Finally, another important contributing factor in the traffic congestion
experienced by Eastside and West Hollywood residents is the city’s central,

5 Based on 2014 Nielsen Co. figures
6 Based on Neilsen Co. data cited in the SCAG 2015 city profile.
7 According to United States Census Bureau (U.S. Census) data.
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In general, the street network of the Eastside consists of a relatively wellconnected, regular grid of north-south and east-west streets meeting at
right angles at four-way intersections. There are, however, multiple,
offsetting patterns resulting in some discontinuous streets and “T” or threeway intersections at some locations. Additionally, block sizes range from
very small to quite large (up to almost one-quarter mile long). (Pedestrian
and bicycle facilities are further discussed in following sections.) These
factors combine to reduce the connectivity of the network and lengthen
paths of travel.
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All remaining streets are classified by the City as “local” or residential side
In addition to the connectivity of the street network, the design of

streets, and on some blocks fronting onto Santa Monica there are alleyways

individual streets is an important factor in determining multimodal mobility,

behind commercial properties.

access and safety. Some streets are designed to safely accommodate all
users and successfully serve adjacent land uses, while others may be
designed to accommodate regional auto travel at the expense of other
modes.

General configurations of major roadways are as follows:


Santa Monica features two general-purpose traffic lanes in each
direction, plus a partial built median and left-turn lanes at
signalized intersections. It also features parallel parking along both

There are three primary or “arterial” streets (defined by the West
Hollywood Municipal Code as “a roadway that primarily serves regional and

curbs.


local vehicular traffic along commercial corridors”) on the Eastside:



based on peak-period tow away parking restrictions) plus a median

Santa Monica Boulevard, which runs east-west mid-way between

(alternately striped and built) accommodating left-turn lanes at

the city’s northern and southern borders

both signalized and unsignalized intersections. It also features

La Brea Avenue, which runs north-south near the eastern edge of

parallel parking along both curbs.

the Eastside and the city


La Brea features two to three through lanes each way (varying



Fairfax features two through lanes each way north of Santa

Fairfax Avenue, which runs north-south near the western edge of

Monica plus a median south of Santa Monica (alternately striped

the Eastside

and built) and left-turn lanes at both signalized and unsignalized
intersections. It also features bicycle lanes (see following section,

In addition, there are four secondary or “collector” streets (defined as “a
roadway that primarily carries vehicular traffic to and from a residential

“Bicycles”) and parallel parking along both curbs.


neighborhood”) on the Eastside:



based on peak-period tow away parking restrictions) plus left-turn
lanes at signalized intersections and parallel parking along both

Fountain Avenue, an east-west street on the northern boundary of

curbs (on most blocks; the width of the roadway varies

the Eastside and city



Romaine Street, an east-west street paralleling Santa Monica one
block to the south



Willoughby Avenue, an east-west street one block south of
Romaine, on the city’s southern border



The segment of Norton Avenue between Sweetzer Avenue and
Fairfax, which parallels Santa Monica one block to the north

STATE OF THE EASTSIDE

Fountain features one to two through lanes each way (varying

considerably, resulting in segments without parking).


Romaine features one through lane each way plus parallel parking
along both curbs.



Willoughby features one through lane each way plus parallel
parking along both curbs.
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Norton features one through lane each way plus parallel parking

Figure 5-2 shows average daily traffic (ADT) counts and observed 85

along both curbs and traffic circles at select intersections.

percentile speeds (or the speed that is faster than that driven by 85 percent

Remaining local streets are of a similar design: almost all feature a single
travel lane in each direction plus parallel parking on both curbs, although
Vista and Gardner streets, which run north-south mid-way between La Brea
and Fairfax, have some angled parking.

of motorists, in miles per hour) on major streets in West Hollywood (note
that volumes are on the streets themselves, and do not include cross traffic
intersections). Daily volumes (rounded to the nearest hundred), 85

th

percentile speeds and posted speed limits on major streets within the
Eastside are also enumerated in Table 5-3. As shown by both figures, Fairfax,

All non-alley streets on the Eastside have continuous sidewalks, of varying

a four-lane arterial street, carries less traffic than Fountain, a four-lane

widths. Pedestrian and bicycle facilities are further discussed in following

collector, suggesting that Fairfax has excess capacity (although it was

sections.

recently reduced to accommodate bicycle lanes, as described in the
following pages). Similarly, La Brea, which is four lanes during off-peak
periods, but six lanes including tow away parking lanes during peak periods,
carries less traffic than Santa Monica, which has four through lanes. Typical

Roadways in West Hollywood and on the Eastside carry significant volumes

speeds on more pedestrian-oriented Santa Monica, meanwhile, are lower

of traffic, and as a result, the city experiences severe traffic congestion.

than on the other major streets . Notably, observed 85 percentile speeds

This is due to a few factors.

on all four streets (which, it should be noted, are based on speeds observed

First, as noted in the “Travel Patterns” section in the preceding pages, over

over the course of the day, and not during congested periods) are higher

90 percent of employed Eastside and West Hollywood residents commute

than the posted speed limit, representing a safety risk (see following section,

to jobs outside the city, and a similar proportion of Eastside workers live

“Pedestrian and Bicycle Safety”).

9

th

outside the city. This disperse pattern of home origins and employment
destinations is a leading cause of traffic on the Eastside, in West Hollywood
and regionally.
Second, because West Hollywood is centrally located within the region, it
lies at a “crossroads” location between major residential and employment
nodes. Approximately half of the traffic on the Eastside arterials of Santa
Monica, La Brea and Fairfax as well as Fountain – each of which extends
well beyond the city limits – is thus “cut-through” or non-local traffic.
8

Source: The City’s Neighborhood Traffic Management Program (NTMP).
Santa Monica was reconstructed between 1999 and 2001, and now includes many
“traffic calming” safety features such as “bulb-out” sidewalk extensions and highvisibility crosswalks.
9
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Street
Santa Monica
La Brea
Fairfax
Fountain

Average Daily
Traffic
45,500
39,200
30,500
35,600

th

85 Percentile
Speed
32 mph
37 mph
39 mph
39 mph

Posted Speed
Limit
30 mph
35 mph
35 mph
35 mph

A variety of public transit services are available to Eastside residents.
Within the neighborhood, fixed-route transit service consists entirely of bus
routes, although several of these routes provide connections to a Metro
Rail subway station about a mile to the northeast, in Hollywood. Much of
the available bus service is relatively frequent and operates over long hours,
while some lines are specifically designed to be fast and reliable. All routes
but one – the City’s CityLine service, which is designed to provide coverage
and direct access to neighborhoods – operate exclusively on major streets,
and some routes stop only at major crossroads. However, because the
neighborhood is relatively compact, most residents are within a reasonably
short walk of at least one bus stop.
Fixed-route bus service on the Eastside is provided by the Los Angeles
County Metropolitan Transportation Authority (Metro) and by the City.
Alignments and stops are shown in Figure 5-3 (which also includes future
information described in the following paragraphs). Rapid” bus routes have
limited stops.
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Exact alignments of the City’s CityLine, CityLineX and PickUp routes are
10

corridors served, spans of service and typical frequencies. Metro “Rapid”

shown in Figures 5-4 . Other characteristics of these and Metro routes are

service is faster and more frequent than “Local” service, making limited

further described in the following pages.

stops, taking advantage of transit signal priority to further improve speed

Major characteristics of each Metro and City bus route serving the Eastside
are shown in Table 3, including service types, destinations and major

10

and reliability, and offering additional passenger amenities at stops, such as
shelters. “Limited” service, meanwhile, makes limited stops but operates
only during peak periods.

Official map produced by the City.
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Alignment (general)
Route

Type

Service
Frequency (typical, mins)

From

To

Via

Hours
Peak

Wkdy mid

Metro
704

Rapid

780

Rapid

4

Local

212

Local

Downtown Los
Angeles
Pasadena
Downtown Los
Angeles
Hollywood

217

Local

Hollywood

218

Local

Studio City

312

Limited

Hollywood

Santa Monica

Santa Monica

7 days a week

10

15

Mid-City

Fairfax

Mon-Fri

12

20

Westwood

Santa Monica

7 days a week

10

15

Hawthorne
La Cienega/
Jefferson
Cedars-Sinai Med
Ctr

La Brea

7 days a week

10

12

Fairfax

7 days a week

12

15

Santa Monica/
Fairfax

7 days a week

30

35

Inglewood

La Brea

Mon-Fri (peak
period/ direction
only)

12

--

City
CityLine

n/a

La Brea

Cedars-Sinai Med
Ctr

various streets

CityLineX

n/a

Hollywood/ Highland

Design Center

Santa Monica

Pickup

n/a

La Brea

Design Center

Santa Monica

11

Mon-Sat (9am6pm)
Mon-Fri (7-9am,
5:30-7pm)
Fri-Sat (8pm-3am)

This route does not operate during weekday peak hours. Frequency shown is during period of operation between 8 p.m. and 3 a.m.
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30

30

15-20

--

11

15

CITY OF WEST HOLLYWOOD

Metro and City bus routes are distinct in key ways: Metro routes are longdistance, operate exclusively on major arterials in a grid pattern and charge
a fare ($1.75 for adults paying with cash), while City routes are free and
either circulate within West Hollywood or connect the city to nearby
destinations. Each City route also serves a distinct market:


CityLine provides basic access to shopping and services for seniors,
persons with disabilities and others;



CityLineX is a pilot targeted at Los Angeles commuters, providing
express connections during rush hours to the Metro Rail Red Line
at Hollywood/Highland Station, slightly over a mile north and east
of Santa Monica and La Brea; and



Stop
Santa Monica and La Brea
NW (SB)
SE (NB)
SW (EB)
NW (WB)
(combined)
Santa Monica and Fairfax
NE (NB)
NE (WB)
SW (SB)
SW (EB)
(combined)

Average Weekday Boardings
825
718
1,483
1,357
4,383
1,273
1,339
1,161
1,454
5,227

The Pickup is a free circulator along Santa Monica Boulevard for
late-night weekend bar and restaurant patrons.

In addition to the above fixed-route services, the City also provides
paratransit service for residents 62 or older, as well as subsidized Metro
passes and taxi trips.

While the Eastside is currently served solely by bus routes, an extension of
the Metro Rail system currently under construction will extend a second
line to within roughly a mile of West Hollywood, and another, proposed

The most heavily used bus routes on the Eastside are Metro routes, and the

extension would serve the city directly. These extensions would provide

busiest stops are those where transfers can be made between Metro routes,

high-capacity, rapid transit access to major regional destinations including

at the intersections of Santa Monica with La Brea and Fairfax. Table 5-5

Downtown Los Angeles, Century City, Santa Monica, Los Angeles

shows average weekday numbers of boardings at the Metro stops at these

International Airport (LAX), Pasadena, Long Beach and elsewhere. However,

12

intersections. As the table shows, nearly 10,000 people per day board and

the second extension may not be completed for another three decades,

wait for buses at the intersections of Santa Monica with La Brea and Fairfax,

given current planning and funding conditions. This means that bus

making them the busiest intersections for transit in the city and suggesting

connections to rail stations outside the city will remain very important for

that it is important that both stops and the surrounding pedestrian realm

some time.

be of the highest quality.

The extension currently under construction is of the Purple Line subway,
from its current terminus at Wilshire and Western boulevards west to
Wilshire and La Cienega, approximately one-and-a-quarter miles south of
the Pacific Design Center in the west end of West Hollywood. Stations at

12

Based on data compiled for Metro’s Active Transportation Strategic Plan (ATSP).
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Wilshire/Fairfax and Wilshire/La Brea will be slightly less than two miles

phases will extend the line farther west, to Beverly Hills, Century City and

south of the Eastside. Existing bus routes on Fairfax and La Brea will

Westwood. The full extension is shown in Figure 5-5.

provide connections to these stations, and CityLineX (or a similar service)
could potentially serve them as well, providing more direct connections to
Downtown Los Angeles than are currently available via Hollywood/Highland
Station. The extension is scheduled for completion in 2023, and future

Source: Metro
STATE OF THE EASTSIDE

The second extension would be of the Crenshaw/LAX Line, which is
currently under construction. Metro has developed an expenditure plan for
a proposed sales tax to fund future transportation projects in Los Angeles
County. The measure will appear on this November’s ballot, and like its

CITY OF WEST HOLLYWOOD

predecessor Measure R, approved in 2008, it will require the approval of
two-thirds of voters. The expenditure plan includes partial funding for a
northern extension of the Metro Rail Crenshaw/LAX Line from its underconstruction terminus at Crenshaw and Exposition boulevards to
Hollywood/Highland Station.
A feasibility study of the extension completed by Metro in 2009 identified a
number of possible alignments. These are shown in Figure 5-6, excerpted
from the study. As shown in Figure 5-6, all previously identified alignments
of a Crenshaw/LAX Line northern extension would serve West Hollywood.
However, the City’s preferred alternative would run east-west along Santa
Monica Boulevard, resulting in several stations within the City. To promote
that alternative, as well as timely completion of the project, the City has
helped form a volunteer organization called West Hollywood Advocates for
Metro Rail, or WHAM. The preferred alignment along San Vicente
Boulevard and Santa Monica, connecting to the Purple Line at Wilshire/La
Cienega Station, is shown in Figure 5-7. Any of the previously studied
alignments for a northern extension of the Crenshaw/LAX Line would likely
include a station at Santa Monica and La Brea, while both the city’s
preferred alignment and a Fairfax/Sunset Boulevard alignment would likely
include a station at Santa Monica and Fairfax.
While the Crenshaw/LAX Line extension would bring Metro Rail service

Source: Metro

directly to West Hollywood, the extension is not planned to be built for
some time. While Metro is currently conducting an updated feasibility study,
scheduled for completion next year, the timeline in the ballot measure
expenditure plan would not see the project completed until 2047.
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In this section, existing bicycle facilities and volumes are described. These
two things are related, as a relative lack of high-quality facilities for cyclists,
including lanes protected from traffic, serves to deter bicycle usage.
The city’s existing network of official bicycle routes is shown in Figure 5-8,
along with locations of bike racks on sidewalks and in city parks. While the
existing bike route network consists of both east-west and north-south
routes, connected to one another to allow for continuous travel in all
directions, most routes lack dedicated facilities for cyclists. In addition to
the new lanes on Fairfax, lanes are planned on La Brea in the City of Los
Angeles, and a bicycle “greenway” has recently been proposed on
Willoughby (see “Current Plans and Initiatives” section). However, due to
limited right of ways, facilities planned on the official bike routes of Santa
Monica or Fountain are limited to signage and sharrow markings. There are
no facilities planned that would be physically separated from traffic, such as
parking- or curb-protected “cycletracks” found in Downtown Los Angeles,
on Reseda Boulevard in the San Fernando Valley, and in Temple City.
Daily counts of bicyclists at various intersections throughout West
Hollywood are shown in Figure 5-9. Existing volumes are relatively low.
However, this is related in part to the historic lack of dedicated facilities: a
growing body of evidence suggests that bicycle lanes, and in particular lanes
and paths protected from traffic, can attract large numbers of new cyclists.

Source: Metro

STATE OF THE EASTSIDE

CITY OF WEST HOLLYWOOD

EASTSIDE COMMUNITY PLAN

CITY OF WEST HOLLYWOOD

STATE OF THE EASTSIDE

CITY OF WEST HOLLYWOOD

As previously noted, the City has recently reconfigured Fairfax to

As was shown in Figure 5-8, in addition to Fairfax, dedicated facilities for

accommodate an extension of the bicycle lanes that already existed to the

cyclists on the Eastside are planned by the City of Los Angeles on segments

north, in the City of Los Angeles. The lanes are “Class II” on-street facilities

of La Brea adjoining West Hollywood (a “Tier 3” bike lane project in the

located between the parking and travel lanes, with a painted buffer

City’s adopted Mobility Plan 2035). A “greenway” or “bicycle boulevard”

between the lanes and adjacent traffic south of Santa Monica.

To

without bike lanes but with other measures for cyclists may also be

accommodate the lanes, the third travel lane in each direction was

implemented on Willoughby Avenue as a result of the Pedestrian and

removed south of Santa Monica, as was the continuous two-way left-turn

Bicycle Mobility Plan Update (see following section, “Current Plans and

lane north of Norton. However, left-turn pockets were retained at all

Initiatives”). Together with the Fairfax lanes, these projects would provide

intersections. As was also previously noted, there are about 30,000 vehicles

both east-west and north-south facilities for cyclists on the Eastside,

per day on Fairfax, a volume that the reconfigured street – which still

although both Santa Monica and Fountain would remain designated bike

provides four through vehicular lanes, plus left-turn lanes at intersections –

routes without dedicated facilities.

13

should be able to accommodate with little impact on traffic . “Before” and
14

“after” conditions south of Santa Monica are rendered in Figure 5-10 .

BEFORE

AFTER

13

The previous six-lane segment ended less than a quarter-mile south of the city
limits, at Melrose Avenue, at which point the street reverted to four lanes.
14
From the City’s website.
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Bikeshare programs allow users to rent bikes from one automated “station”
or “hub” and leave them at another. By allowing users to travel faster than
walking (or in many cases, faster than driving and parking, or waiting for a

In general, the street network of the Eastside consists of a relatively well-

bus) while not having to bring along and lock one’s own personal bike, they

connected, regular grid, although there are multiple, offsetting patterns

can make short to medium-distance trips much more convenient.

resulting in some discontinuous streets and “T” or three-way intersections
reducing the connectivity of the network. Additionally, block sizes range

Later this summer, the City plans to launch a bikeshare program, WeHo
Pedals, initially featuring 150 bikes and 20 stations citywide. In a not-yet
scheduled second phase, the system may be expanded to 30 stations and
250 bikes. Because the vendor used by West Hollywood (CycleHop, LLC)
will be the same as that in neighboring cities, participants will have access

from very small to quite large (up to almost one-quarter mile long). Finally,
pedestrian connectivity is reduced by a lack of crosswalks at many
intersections of major and minor streets, although the City has recently
added a number of crosswalks along major streets in an effort to improve
pedestrian safety.

to more than 1,000 bikes in West Hollywood, Beverly Hills and Santa
Monica through a shared Westside Regional Bike Share program.

Most marked crosswalks on the Eastside, including all crosswalks on Santa

(Separately, Metro is developing its own program using a different vendor,

Monica, La Brea and Fairfax, are high-visibility, most of them of a

limited to Downtown Los Angeles in its initial phase but potentially

“continental,” “ladder” or “zebra” design. Most are also at signalized

expanding to neighboring portions of the City of Los Angeles in future

intersections. Where crosswalks are unsignalized, safety measures including

phases.)

“bulb-out” sidewalk extensions to reduce crossing distance, yellow (rather
than white) paint, median refuges, flashing beacons and “shark’s teeth”

Program participants will be able to reserve bikes using a smartphone app.

markings designed to alert motorists to crossings are used.

Initial rates will be $7 per hour, with $25 monthly and $99 annual passes
allowing for 90 minutes of use per day.

The City’s Neighborhood Traffic Management Program, or NTMP, has also
implemented a number of “traffic calming” measures designed to improve

Bikeshare programs now exist in hundreds of cities around the world, and
where they have been implemented, such programs have been shown to
result in a significant increase in rates of cycling – particularly where
implemented in tandem with improvements to the local network of bike
routes.

the safety of street crossings by discouraging speeding motorists. These
include diagonal parking, raised medians, all-way stop sign-controlled
intersections and traffic signals. Locations at which these measures have
been introduced are shown in Figure 5-12 in the section immediately
following this one, “Planned Facilities.”
All non-alley streets on the Eastside have continuous sidewalks, of varying
widths. On residential side streets, many sidewalks are set back from the
street, buffered by a planting zone in addition to parked cars. On the
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arterials of La Brea and Fairfax, sidewalks are adjacent to the curb, but

One project will combine two existing unsignalized crosswalks on Santa

buffered from traffic in most locations by parked cars.

Monica, at Orange Grove and Ogden just east of Fairfax, into a single

Along Santa Monica, where observation suggests pedestrian volumes are
highest (no data were available), sidewalks are generally 10 feet wide,
although setbacks and “bulb-out” sidewalk extensions at corners result in a

crosswalk with a pedestrian-actuated signal located mid-block between
15

them. This is illustrated in Figure 5-11 . This project has been approved
and is proceeding.

wider pedestrian realm in places. Sidewalks along Santa Monica feature a

The second project consists of a package of “traffic calming” improvements

number of elements in addition to the “through zone” used for walking,

proposed by the NTMP. These consist of a variety of measures at different

including regular trees and various types of street furniture. The street

locations on side streets, including the measures described in the previous

frontage, meanwhile, consists of a combination of generally low-rise

section as well as speed lumps. Locations at which these improvements are

buildings mostly extending to the property line, fronting on the sidewalk,

proposed are shown in Figure 5-12. These projects have not yet been

and surface parking lots with curb cut driveways.

approved pending further consensus-building discussions with community

One major street along which pedestrian conditions are somewhat

members.

challenging is Fountain. In some places, the pedestrian throughway is very
narrow – for example on the northwest corner of Fountain and Vista Street,
adjacent to Plummer Park, where a signal pole and nearby utility box
reduce the effective width of the sidewalk to less than four feet. Fountain
also lacks crosswalks at most intersections, and where crosswalks do exist,
they are of a traditional low-visibility design (consisting of two narrow
stripes).
Pedestrian safety is further discussed in the following section “Pedestrian
and Bicycle Safety.”

In addition to projects that will result from recommendations of the
Pedestrian and Bicycle Mobility Plan Update (see following section, “Current
Plans and Initiatives”), two projects are currently planned to improve
pedestrian safety, comfort and convenience on the Eastside.

15

Developed by the City.
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Remove 2 unsignalized crosswalks & install 1 new signal

Source: City of West Hollywood
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As Figure 5-13 shows, most collisions on the Eastside occur along busy
arterial and collector streets, including streets with high volumes of traffic,
Figure 5-13 shows locations of collisions between vehicles and pedestrian

streets with high pedestrian volumes and official bike routes. Despite the

or cyclists on the Eastside in the five-year period between 2009 and 2013.

array of safety improvements made to Santa Monica in recent years, it had

Orange dots represent collisions involving pedestrians, while blue dots

the largest number of collisions of any street on the Eastside between 2009

represent collisions involving bicyclists.

and 2013. La Brea and Fairfax had similar rates of collisions.

Source: Metro’s Active Transportation Strategic Plan
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Seven taxi companies have franchises to pick up passengers in West

This section describes public parking supply and policies on the Eastside.

Hollywood. Combined, these companies have a fleet of more than 500 cabs.

Because no data were available on occupancy or availability of public

Current rates are $2.85 for flag drop plus $0.30 for each one-ninth of a mile

parking, demand for parking is not directly addressed. However, community

and $0.30 for each 37 seconds of waiting and delay. The City subsidizes taxi

members feel that existing parking code may be both inadequate to

rides for residents 62 and older.

prevent “spillover” impacts from new development (in terms of reducing

Additionally, the “transportation network companies” Uber and Lyft
operate in West Hollywood. The City Council recently approved use of
loading spaces for TNC pick-up and drop-off after loading hours. A study is
also currently underway of TNC and taxi usage in West Hollywood. If TNC

availability of on-street parking) as well as a barrier to economic
development, as it serves to restrict use and reuse of existing small retail
spaces in older buildings (and in particular, conversion of retail spaces to
restaurants).

services continue to grow and evolve over the coming years, as anticipated,
they could become a major mode of travel – particularly if paired with

Most public parking on the Eastside is on-street, in the form of curbside,

autonomous vehicle technology, which could theoretically eliminate labor

parallel parking on most blocks. Most on-street parking is free; however,

costs and reduce overall costs of service. These platforms have the

most of the Eastside is within a preferential parking district, in which a

potential to reduce private auto ownership and parking demand and

permit is required to park at designated times (see following section,

encourage higher rates of carpooling.

“Parking Policies and Programs”). Spaces on Santa Monica, La Brea, Fairfax
south of Norton and side streets within a short distance of Santa Monica,
meanwhile, are metered, charging a rate of $0.50 per 20 minutes. Hours of
operation are shown in Figure 5-14.
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Meter Hours
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There are two City-owned public parking lots along Santa Monica east of
Fairfax: The Orange Grove Lot on the north side of Santa Monica, which has
45 spaces, and the Spaulding Lot on the south side of Santa Monica, which
has 28 spaces. Each charges a rate of $1 per hour, along with evening flat
rates ranging from $6 to $8, $50 monthly passes, and a $20 fee for special
events.

Use
Duplexes, multifamily dwellings,
condominiums,
townhouses

Chapter 19.28 of the Municipal Code outlines parking requirements for
businesses and new development. Minimum numbers of spaces required
are generally consistent with required amounts in the neighboring cities of
Beverly Hills and Los Angeles.

Table 5-6 below shows minimum

requirements for major land uses. Note that requirements for multifamily

General retail stores
Night clubs and bars
Offices

housing are currently undergoing review as part of a City study.
Restaurants (1,200
sq. ft. or less, tenant
space existing prior
to May 2, 2001)
Restaurants (all
others)
Restaurants (outdoor
dining)
16
Shopping centers

Requirement
Studio units up to 500 sq. ft.: 1 space;
One bedroom units and studios larger than 500 sq.
ft.: 1.5 spaces for each unit.
In a courtyard building, one loft and one ancillary
room may be added to a unit without increasing the
parking requirement.
2 to 3 bedrooms: 2 spaces;
4 or more bedrooms: 3 spaces.
Guest parking: 1 covered space for each 4 units for
residential projects of 5 or more units.
3.5 spaces per 1,000 sq. ft.
15 spaces per 1,000 sq. ft., plus 28 spaces per 1,000
sq. ft. for all dance floor areas.
3.5 spaces per 1,000 sq. ft. for the first 25,000 sq.
ft. plus 3 spaces for each additional 1,000 sq. ft.
3.5 spaces per 1,000 sq. ft.

9 spaces per 1,000 sq. ft.
9 spaces per 1,000 sq. ft. if outdoor dining area is
251 sq. ft. or more; none required otherwise.
5 spaces per 1,000 sq. ft. for new centers.

16

Applies only when less than 50% of floor area in center is occupied by restaurants,
medical offices, personal services, or medical facilities, provided that restaurants
may comprise only 25% of the total shopping center area; otherwise parking shall be
provided as required for each separate use, subject to any parking reduction
granted in compliance with Section 19.28.060 (Reduction of Off-Street Parking
Requirements) or 19.28.070 (Shared Use of Parking Facilities). Parking requirements
for bars, nightclubs, health clubs, theaters and cinemas shall be calculated
separately in all cases.
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The reduced requirement for small restaurants in older buildings is a key

one space rather than 1.5 as under City code. Developments may also be

provision, as owners and tenants of many older buildings cannot provide

taller and include more units than would otherwise be allowed, which in

enough parking on-site to satisfy the general requirement for restaurants of

turn can generate additional demand for off-site parking.

nine spaces per thousand square feet. Because the reduced requirement is
equivalent to the requirement for general retail shops, no additional
parking is required when shops are converted to restaurants in small spaces
in older buildings. That said, many owners and tenants of older buildings
may not be able to satisfy even the reduced requirement, prohibiting any
change of land use triggering a zoning requirement (let alone so-called
“intensifications” of use such as from a retail store to a restaurant).
Under the code, City parking requirements may be reduced in a number of
ways, including:


Mixed-use projects may have their required amounts reduced
based on a shared parking analysis indicating reduced demand.



Small and medium-sized businesses near the Pacific Design Center,
in the city’s west end, may participate in the City’s Parking Credits
Program, in which a fee is paid for use of existing spaces in nearby
City-owned lots or for participation in a public valet program.
(However, this program has not extended to the Eastside, and
expansion would require additional public parking that could be
used.)



Shared parking arrangements may be made between businesses
within 400 feet of one another (up to 1,000 feet or more if valet
service is included) through the Parking Use Permits program.

In addition, requirements for residential developments may be reduced
based on participation in the State’s density bonus program, which provides
incentives to include subsidized “affordable” housing and which takes
precedence over local zoning. Under the density bonus law, the minimum
parking requirement for a one-bedroom apartment, to take one example, is
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Finally, the City operates both residential and commercial parking permit
programs. Figure 5-15 shows locations of residential or Preferential Parking
Districts in which a permit is required to park at designated times. Districts
may be established by a majority vote of residents, and the annual cost of a
permit ranges from $22 for one vehicle to $179 for four vehicles. Guest and
one-day visitor permits are also available.

CITY OF WEST HOLLYWOOD

Parking District Expiration Dates
8
10

November 30
May 31
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Commercial permits allowing free use of metered spaces are currently

cars on a short-term basis – generally for only a few hours – thereby

available only on the west side of West Hollywood. However, the program

reducing the need for auto ownership by occasional motorists. Figure 5-16

may be expanded to the Eastside in collaboration with redevelopment of

shows locations where the City has reserved on-street parking spaces for

the Movietown Plaza site on Santa Monica near La Brea. This would result

use by ZipCar carshare vehicles. Locations were selected based on

in metering of some spaces that are currently free.

pedestrian volumes and access to transit, and include three sites on the
Eastside: on the west side of Poinsettia Place north of Santa Monica, on the

Finally, the City also requires a limited amount of bicycle parking in some
cases – one employee space per 7,500 square feet and one visitor space per
10,000 square feet for commercial, and one space per four units for
residential developments larger than four units. It also allows merchants to
request racks be installed in front of their businesses.

Employer-based transportation demand management or TDM programs are
an effective strategy for reduction of single-occupant vehicle trips and
resulting traffic congestion, pollution and safety impacts. Chapter 10.16 of
the Municipal Code outlines TDM requirements for employers in West
Hollywood. These requirements are currently undergoing review as part of
a City study. Under the current requirements, businesses with five or more
employees in a development 10,000 square feet or larger in size must
develop a trip reduction plan designed to achieve average vehicle ridership
or “AVR” of 1.5 employees per vehicle driven to the workplace.

Trip

reduction plans may include a variety of different incentives for employees
to commute via other means. Reports must be filed with the City annually,
and if AVR of 1.5 is not achieved, additional measures are required.

In addition to its employer-based TDM program, the City of West Hollywood
is exploring other, creative ways to reduce auto dependency, including an
on-street carsharing program. In carsharing programs, participants may rent
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south side of Fountain east of Vista, and on the west side of Orange Grove
Avenue near Santa Monica. Each site features two spaces, metered on
Orange Grove and non-metered in the other locations. The City is currently
planning to expand the program, and to start allowing pick-up and drop-off
of vehicles at different locations.
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In addition to the transportation Current Plans and Initiatives listed below,
parking-related policies and programs are described in the preceding
section, “Parking and Transportation Demand Management.” In general,

A number of additional transportation-related planning efforts are currently
underway, including:


developing strategies to reduce overreliance on automobiles, with its

An update of the City’s TDM Ordinance (see previous section,
“Transportation Demand Management”).

the City of West Hollywood has been more proactive than its peers in


attendant impacts.

An update to the City’s 2003 Pedestrian and Bicycle Mobility Plan
(which will also build on the 2011 Bicycle Task Force Report).
Documents produced for the Plan show a bicycle “greenway” on
Willoughby Avenue, as well as unspecified improvements on other

The circulation element of the City’s most recent General Plan update
states in its introduction that the City’s “mobility strategy is to create a

streets including Gardner and Formosa Avenue.


balanced and multi-modal transportation system that meets the needs of
the community.” This is reflected in a diverse range of goals. The Plan also

A study of traffic congestion causes and solutions, potentially
including new signal-related and roadway sensor-based technology.



A study of parking requirements for multifamily development, to

places strong emphasis on management of parking demand and includes a

determine whether the existing requirements are adequate to

number of policies related to shared parking, valet parking, unbundling of

meet demand on-site.

parking and other alternatives to expansion of parking capacity.
Along with the updated General Plan, the City also adopted its first Climate
Action Plan in 2011. The Plan identifies a number of transportation-related
strategies for reducing greenhouse gas emissions.
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A study of taxi and TNC demand, which will provide a basis for
renewal of the City’s taxi franchises.

Nearly all housing stock (92%) is comprised of multi-family units.
Providing for a high quality residential life is one of the City’s adopted core
values. Housing itself is critical to quality of life opportunities, and is

Housing affordability is a statewide challenge, but felt particularly in high

fundamental to the character of the Eastside, where 55% of the land is

value areas like West Hollywood. The City’s core values and commitment to

dedicated to multifamily residential uses and 9% to single family residential

affordability have resulted in rent stabilization and creation of new deed-

uses.

restricted units, but demand still exceeds supply.

Implementation of most built-environment housing programs and policies

Current residents are most likely using a very high percentage of their

are a function of the Community Development Department and the Human

income to pay rent, limiting their disposable income.

Services and Rent Stabilization Department. The Community Development

About 45% of rental units citywide had new tenants between 2010 and

Department provides land use controls through the General Plan, Zoning

2013. This turnover rate is consistent with the countywide figure, but in

Ordinance, and plan review process. These laws and established procedures

West Hollywood where the RSO governs most units, high turnover rates

regulate where housing can be built and to what standards, including

allow for regular resetting of rents by landlords.

density, size, height, and certain aesthetic requirements. The Human
Services and Rent Stabilization Department monitors and enforces the Rent

Average market rents have been increasing. This tends to decrease the

Stabilization Ordinance (RSO) that sets certain standards for rental units,

impact of the RSO as units are re-rented and the City’s hope to keep units

including landlord-tenant relationships and protection from no-fault

affordable for new tenants.

evictions, and rent levels for rental units existing prior to July 1, 1979. The

Legislative changes made by the Costa-Hawkins Act, even with reasonable

Human Services and Rent Stabilization Department also administers the

accommodations provisions, may create a particular challenge for long-

City’s inclusionary housing program, requiring 20% of units in new

term, aging residents that currently pay reasonable rents because of the

residential development to be reserved for affordable income households,

RSO. Even though their unit may no longer meet their needs, they cannot

and provides low interest loans through the City’s Affordable Housing Trust

afford to move to a more suitable unit within the community.

Fund for affordable housing projects.
The City continues to support development of a range of housing to meet a
The following section describes existing housing in the Eastside, the history

variety of household needs and preferences, as well as support landlords

and trends that have been influential in the area, as well as the city-wide

and tenants through education and outreach, and counseling.

policies that play a significant role in housing today.
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With a population just over 10,000 in about half a square mile, the Eastside
th

studios and one-bedroom units.

is one of the densest communities in the region - ranking about 14 in the

The vast majority of buildings in the Eastside are within moderately-sized

county based on metrics published by the LA Times. Not surprisingly, the

buildings of 5 to 19 units, followed by buildings of 20-49 units, as shown in

housing available in the Eastside is dramatically different than countywide

Table 6-1.

figures. In Los Angeles County as a whole, 57% of the housing units are
single family homes, compared to only 8% of the Eastside. This means that
92% of the housing in the Eastside is made up of multifamily units, primarily

Type

Eastside

% Share

West Hollywood

% Share

LA County

% Share

Single Family Units
Detached
Attached

409
112

6%
2%

1,827
367

8%
2%

1,710,049
223,032

50%
7%

Subtotal

521

8%

2,194

9%

1,933,081

57%

Multifamily Units
2-4 Units
5-19 Units
20-49 Units
50+ Units

552
3,903
1,041
530

8%
60%
16%
8%

1,771
10,002
6,344
3,288

8%
42%
27%
14%

278,713
543,851
315,384
331,660

8%
16%
9%
10%

Subtotal

6,026

92%

21,405

91%

1,469,608

43%

Total Housing Units

6,547

23,599

3,402,689

Source: US Census American Community Survey Estimate, 2009-2013. Eastside data obtained via ESRI, City and LA County via BAE. Units
at the Dylan and Huxley were included in addition to the ACS data.
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Figure 6-2: Map of Residential Building Types illustrates the housing types
found in the Eastside. For the purposes of this map, projects under

LA County

10-minute Drive

15-minute Drive

Eastside

10-minute Drive

15-minute Drive

Eastside

West Hollywood

LA County

20.0%

360

LA County

405

400

40.0%

10-minute Drive

450

60.0%

15-minute Drive

% of Households

apartments.

West Hollywood

80.0%

underscores that most of the Eastside housing is small to medium-sized

Eastside

detailed breakdown of the number of residential buildings, and again

West Hollywood

100.0%

construction are included. The accompanying Figure 6-3 shows a more

350
0.0%

300
250

2010
216

Source: US Census Bureau, ESRI

200

2015

2020 (Projected)

Year

Like most of the city, the Eastside was well-developed before West

150

Hollywood incorporated. In fact, about 75% of the housing units are 50 or

100

59

50

more years old, and 84% were built in 1979 or earlier, as shown in Table 6-2.
6

0
Single

2 to 4 Units

5 to 19 Units 20 to 49 Units

50+ Units

Source: US Census, American Community Survey 2009-2013

These figures explain the comparatively high density of the Eastside, but
also indicate that the Eastside is a community of renters. As shown in 6-3,
the percentage of renters has increased (and will continue to increase) over
time throughout the county. By 2020 the Eastside is estimated to be 91%
renters while the countywide figure is 52%.

The age of the housing stock is important for a number of reasons, but
three stand out in particular:
1.

The architecture of a building generally reflects the era of its
construction. The substantial stock of older units contributes to the
aesthetic feel and historic appeal of the neighborhoods.

2.

Older buildings can require significant investment to keep properly
maintained as the infrastructure exceeds its useful life or is subject to
any number of influences that may degrade the building. For example,
insect damage or wood exposed to the elements can disintegrate over
time, plumbing or electrical systems can fail, or years of ground settling
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and small earthquakes can cause units to lose some of their structural
integrity
3.

The annual general adjustment regulating rent increases as part of the

1200

City’s Rent Stabilization Ordinance (or RSO), described later in this

1000

1141

section, is only applicable to units given a certificate of occupancy
before July 1, 1979. In the Eastside, that is the vast majority of units,
about 85%, meaning that the RSO is a very important feature of the

800
600

community.
400

288
155

200

172
31

1939 and Earlier
1940-1949
1950-1959
1960-1969
1970-1979
1980-1989
1990-1999
2000-2009
2010 and Later

1,025
511
2,142
1,316
506
151
115
223
547
6,536

16%
8%
33%
20%
8%
2%
2%
3%
8%
100%

Source: US Census American Community Survey 2013 via
ESRI, City of West Hollywood
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Figure 6-5 shows the age of buildings across the Eastside. Larger, newer
construction has mostly taken place in the commercial areas along the
eastern side of Santa Monica Boulevard, and along La Brea Avenue. In
residential areas, the typical single-family home was built prior to 1940s,
while most small walk-up apartments were built in the 50s and 60s. The 70s,
80s, and 90s saw little new construction, as Figure 6-6: Count of Residential
Buildings by Year Built shows.
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The Eastside has seen some recent growth in the housing market. Between
2001 and 2015, 481 net new units were constructed on the Eastside and
another 555 are under construction (net of 543). Another 222 units (134
net) are entitled but not built. Because of the policy goals and strategies
adopted in the West Hollywood 2035 General Plan, new development
projects are generally mixed use buildings along the commercial corridors
or the replacement of older single-family structures with multifamily
developments. Figure 6-6 shows the location of all known pipeline projects,
and their development status (‘Not Built’ projects are those that have
received their entitlements, but construction has not begun).

New Units

Existing Units

Added

Demolished

Built

519

34

485

Entitled/Not Built

222

88

134

555

12

543

1296

134

1162

Under
Construction
Total Units
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The rental environment makes the Eastside very accessible for new

Comparatively low median income households paired with a 45% turnover

residents. Renters can find an apartment and enter the housing market with

rate in rental housing from 2010 to 2013 means that those moving into the

minimal upfront costs and commitment. Though data was not distinctly

Eastside continue to be lower wage earners, which results in a question of

available for the Eastside, the City’s housing characteristics are similar

housing affordability. The term “affordability” means different things to

enough to infer that citywide turnover rates are applicable to the Eastside.

different people. The longest-standing metric, historically endorsed by both

As Table 6-4 shows, about 45% of renters moved in between 2010 and 2013

mortgage lenders and federal policies, is that a household should not spend

in West Hollywood, which is just slightly higher than the turnover rate of

more than 30% of its gross income on housing.

renter-occupied units in the City of Los Angeles and Los Angeles County.

In the Los Angeles metropolitan area, it is estimated that approximately
1

While it is typical to see rental units turning over more often than owner-

60% of renters pay over 30% of their income toward rent. This

occupied units, as is the case with West Hollywood, the City is experiencing

demonstrates a significant rental burden. Furthermore, rents in the greater

higher than average turnover in owner-occupied units. Between 2010 and

Los Angeles area are proportionally less affordable than those of other large

2013, 16.3% of owner-occupied units turned over, compared to 11.1% in

cities in America. In West Hollywood, more than 75% of households are

the City of Los Angeles and 10.2% in the rest of Los Angeles County.

considered rent burdened. Of that 75%, one-third is considered severely
rent burdened because over 50% of their income goes to housing costs.

Renter
Occupied
Units

Year Moved
1979 or earlier
1980 to 1989
1990 to 1999
2000 to 2009
2010 or later
Total

West Hollywood
Owner
All
Occupied
Occupied
Units
Units

City of Los Angeles
Renter
Owner
All
Occupied Occupied Occupied
Units
Units
Units

2

Remainder of Los Angeles County
Renter
Owner
All
Occupied
Occupied Occupied
Units
Units
Units

4.0%
3.9%
15.3%
31.4%
45.3%

5.5%
9.5%
22.5%
46.3%
16.3%

4.3%
5.0%
16.8%
34.4%
39.4%

2.0%
3.0%
12.7%
38.8%
43.6%

18.3%
12.7%
22.3%
35.5%
11.1%

7.9%
6.5%
16.2%
37.6%
31.8%

1.6%
2.6%
10.4%
41.3%
44.1%

16.7%
13.7%
23.6%
35.8%
10.2%

9.5%
8.4%
17.3%
38.4%
26.3%

100%

100%

100%

100%

100%

100%

100%

100%

100%

Source: US Census, American Community Survey 2013 via BAE
1

Center for the Study of Inequality, UCLA Luskin School of Public Affairs “Impacts of
the Widening Divide: Los Angeles at the Forefront of the Rent Burden Crisis”, 2014
2 City of West Hollywood Rent Stabilization and Housing Annual Report 2014
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Figure 6-7 illustrates what an appropriate monthly rental rate would be,
assuming 30% of a household’s income is used for rent. As shown, the
median Eastside household income of $35,000 supports monthly rental cost
of about $875 a month. The statewide median income of $60,000 supports
rents of about $1,500 a month.
The demand for rental housing, coupled with a limited supply of units and
rising land prices drives rental rates up, placing a larger burden on
household incomes. Higher rent payments leave tenants with less

Studio
$1,634
$2,322
$1,863
1-bedroom
$1,874
$2,919
$2,070
2-bedroom
$2,358
$4,031
$2,744
Source: Apartments.com, Craigslist.com, Hotpads.com,
Padmapper.com, Rent.com. All addresses verified.

disposable income, and generate a ripple effect across the economy that
may be most closely felt by locally-serving retail and service providers that
rely on the local market to support them. Current market rate rent levels
are shown in Table 6-5. These rental rates are all well above the rent
burden that the Eastside’s median income household can afford.

If an individual earning the $35,000 Eastside median income moves into a
studio renting at $1,600 a month, then about 55% of their gross income will
go towards rent. Assuming a 15% income tax rate, this leaves about $880 a
month to pay for health care, utilities, food, transportation, and any other
necessary items.
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unlawful eviction and a sub-section that addresses harassment. It
allows for certain actions by landlords to be prosecuted as

The Housing Element is a required element of the General Plan, and

misdemeanor violations if they are committed with the intent to get a

functions as the base for all City housing policies. Jurisdictions in Southern
California update their housing elements every eight years, and the current
planning cycle is for 2014 through 2021. Policies that support housing
affordability have been gaining momentum at the state level for a number
of years, but West Hollywood has always been ahead of the times, as
evidenced by the Housing Element and the implementation actions City
staff undertakes. Some of the key policy issues are described below.

tenant to vacate a unit.
West Hollywood’s RSO has been impacted by two pieces of statewide
legislation since adoption: the Ellis Act enacted in 1986, and the CostaHawkins Act enacted in 1996. The Ellis Act states that the government
cannot compel private property owners to rent or lease residential
properties, and permits landlords and property owners to remove a
property from the rental market. The Costa-Hawkins Act allows a unit to be
brought to a market-based rent when an existing tenant moves out and a

The City enacted the Rent Stabilization Ordinance (“RSO”) in 1985, about six

new tenant moves in. The development of costly new residential units, a

months after the City incorporated. The RSO governs annual rent increases,

lack of housing development throughout the State and County,

prohibits arbitrary evictions, and requires certain property maintenance

compounded by high rates of turnover, means that those initial market

standards. The RSO is generally divided into two sections:

rents set when a tenant moves have been increasing in recent years.

(1) Rent Stabilization Section – this section governs the Maximum
Allowable Rent (the amount of rent that can be charged), and provides
information for landlords on rental unit registration and fees, rental
requirements during / after vacancies, rent increases or decreases,
security deposits, property maintenance requirements, and other fee
requirements. This section is applicable only to:
a.

Rental properties that received original Certificate of Occupancy
before July 1, 1979, and have more than one dwelling unit; and

b.

Rental properties that received original Certificate of Occupancy
before July 1, 1979, have only one dwelling unit on the property,

The RSO sets an Annual General Adjustment (AGA) for West Hollywood
stabilized-rents, at 75% of the increase in the May to May Consumer Price
Index for the area rounded to the nearest quartile (0.0, 0.25, 0.5, 0.75).
Today, the AGA applies to approximately 70% of the rental housing units
3

across the City. Due to the Costa-Hawkins Act, new tenants must pay
market rent upon move-in, but the RSO provides limits to annual increases,
leading to affordability over time if a tenant’s income grows at a greater
rate than the Annual General Adjustment allowed. There are approximately
4,750 rent-stabilized units located on the Eastside (see Figure 6-8).

and whose current tenants moved in before January 1, 1996.
(2) Eviction Protections – this portion of the RSO applies to all rental units,
regardless of when Certificates of Occupancy were issued. This section
identifies why a tenancy may be terminated, the procedures for
tenants during a no-fault relocation, protections for tenants from

STATE OF THE EASTSIDE
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household size. Tenants are eligible to live in the units if they have an
In 1986, the City adopted the Inclusionary Housing Ordinance to provide for

income that does not exceed the income category level established

affordable housing. The Inclusionary Housing Ordinance applies to

annually by the City Council. The City then prioritizes the applicants based

development of all residential units except single family homes and projects

on how long they have been on the waitlist and other factors. Once an

developed by non-profits. The Inclusionary Housing Ordinance’s function is

applicant moves into a deed-restricted unit, they must continue to meet the

to generate affordable deed-restricted rental units when market rate units

annual income requirements. If for two consecutive years, the household

are constructed, in certain instances developers have an option to pay a fee

income exceeds 150% of the maximum income allowed for the unit, the

in-lieu of providing affordable units. The in-lieu fees are accumulated in the

lease may be terminated and the unit will be vacated.

City’s Affordable Housing Trust Fund and used to provide low-interest loans
for affordable housing projects.

The zoning code identifies requirements and incentives for the
development of affordable units by requiring that developers make a

The inclusionary deed restriction on a unit means that the unit is only

certain percentage of newly constructed residential units deed-restricted.

available to households that meet a defined income category. A cap is

The number of deed restricted units produced is determined by the size of

placed on the maximum rent that can be charged for the unit to ensure it is

the new development as follows.

affordable at that household’s income level. The City’s Inclusionary Housing
Program serves three levels of economic need, (1) Moderate-Income, (2)

1.

In residential projects of 2 to 10 units, one unit must be available to
low- or moderate-income households. In this scale of development

Low-Income, and (3) Very Low-Income as defined in Table 6-6 for 2015-16.

only, developers have the option to pay an in-lieu fee instead of
providing the required affordable unit. This money is paid into the

Number Of
Persons
In Household
1
2
3
4
5

City’s Affordable Housing Trust Fund, and typically used to partner with
Very LowIncome

Low-Income

Up to $29,193
Up to $31,528
Up to $33,863
Up to $36,199
Up to $38,534

$29,194-$46,708
$31,529-$50,445
$33,864-$54,181
$36,200-$57,918
$38,535-$61,655

Moderate-Income
$46,709-$58,385
$50,446-$63,056
$54,182-$67,727
$57,919-$72,397
$61,656-$77,068

non-profit affordable housing providers.
2.

In projects of 11 to 20 units, 20% of units must be available to low- or
moderate-income households.

3.

In projects of 21-40 units, developers can either make 20% of units (if
they are similar to market-rate units) or 30% of units (if they are
smaller “alternative” units) to low- or moderate-income households.

4.

In projects of 41 units +, developers can make 20% of units or 20% of

The City maintains a waitlist of applicants for units developed under the

total floor area (if smaller units are provided) to low- to moderate-

Inclusionary Housing Ordinance, and provides notice to the applicants when

income tenants.

a unit becomes available. Applicants apply directly to the property owner,

5.

Under the law, developers may appeal to the West Hollywood Planning

who performs a credit check and notifies the City of all eligible rental

Commission to provide the inclusionary housing requirement in a

applications. The City then confirms eligibility based on annual income and

separate building on the same site.
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The demand for affordable housing in the city is disproportionate with the

It is also worth noting that the State is continuing to consider ways to

amount of housing stock. The City maintains a waiting list for low- and

increase density through legislation. The Governor’s Budget proposal for

4

moderate-income applicants. As of 2016, there are approximately 215

Fiscal Year 16-17 includes several provisions that would reduce local control

applicants on the waiting list for moderate income levels, and 3,448

on multifamily development in order to achieve state greenhouse gas

applicants on the waiting list for low income levels.

reduction

While no major legislation has passed recently on inclusionary zoning

goals

through

increased

density

and

transit-oriented

development.

programs, a body of case law has been developing over the last ten years.
Inclusionary zoning ordinances have prevailed in several cases, however,

In addition to the primary programs of the RSO and Inclusionary Housing

any changes to such zoning must be carefully considered to ensure, at the

Program to support affordability, the Rent Stabilization and Housing

least, a strong nexus between the need for affordable housing and the

Division has a number of active programs and policies.

requirements placed on developers.



The Housing Choice Voucher Program (Section 8) in West Hollywood is
run by the Housing Authority of the County of Los Angeles (HACoLA).

To encourage the construction on on-site affordable units, California law

The program assists extremely low and very low income households by

(Senate Bill 1818) requires that any projects not utilizing an in-lieu fee may

providing a rent subsidy directly to the participating property owner.

5

apply for housing density bonuses up to 35%. In West Hollywood, R3 and

Section 8 landlords traditionally received a set subsidy amount without

R4 Zones have a Permanently Dedicated Affordable Housing Density Bonus

the ability to raise rent, however, in 2014, HACoLA began allowing

as shown in Table 6-7.

landlords to raise Section 8 rents based on fair market values and
reducing the subsidies paid towards tenant's rents. In response, the
City amended the RSO applying the AGA to Section 8 tenancies. The
City also, in coordination with HACoLA, set up assistance for Section 8

Affordable Unit
Type
Very Low
Low
Moderate

Min % Of
Affordable
Units
5%
10%
10%

Density
Bonus
20%
20%
5%

Additional
Bonus For 1%
Increase
2.5%
1.5%
1%

tenants through Jewish Family Service and Bet Tzedek Legal Services.


The City compiles and provides a free list of available apartments in the
City weekly. In 2015, the City upgraded the rental referral list making it
available through the City's mobile app, map based, and searchable.



In 2015, the City reinstated the Home Secure Program, offering low
income seniors and disabled residents with free safety and security
devices such as no-slip strips and grab bars in the bathroom, and
security deadbolts and window locks on doors and windows.

4
5
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As almost 91-percent of housing in the city is at least 30 years old, the
City is undertaking a Rehabilitation Incentive Study for Aging Apartment
Buildings study to identify incentives the City could provide to

Title
Tenants’ 101

Topics Covered
Rent Stabilization Ordinance basics – rules and

encourage landlords to undertake major improvements to aging

Workshop (Also

restrictions on rent increases, property

apartment buildings. A secondary Rehabilitation Incentive Study for

Offered in Russian)

maintenance, “no fault” evictions, and “just cause”

Historically Designated Apartment Buildings is also underway to

evictions

identify incentives specifically designed to appeal to the owners of


West Hollywood's historically designated apartment buildings.

Affordable Housing

How to be included on non-profit, city, and county

The Aging in Place/Aging in Community 5-Year Strategic Plan 2016-

Waitlists

waitlists, and being considered “tenant ready”

Emergency

Preparing property and tenants for major

Preparedness For

emergencies and disasters; skills and supplies for

Apartment Buildings

surviving in place three or more days

Pets 101

Pet policies and rules, and service and therapy

2020 was created to support individuals as they choose to live at home
within a community where they can age safely and independently
regardless of age, income, or ability level. The vision will be achieved
through a combination of activities that occur organically, policies and
programs established by the City, and supports that are provided by

animals

other organizations and government agencies.


The City offers a wide range of educational seminars to inform the
public on issues related to housing. As seen in Table 6-8, topics are
meant to engage tenants, landlords, developers, business owners, and
other community members. The materials often focus on rights and
6

responsibilities within the West Hollywood Municipal Code. These

How Evictions Work:

Required noticing and procedures for “no fault”

Rules For Landlords

and “just cause” evictions

And Property
Managers

seminars are provided at no cost to attendees, and are part of an

Water Conservation

Water saving tips and techniques, as well as

ongoing community outreach and strategic effort of the Rent

101

programs and incentives to encourage reducing
the amount of water used

Stabilization and Housing Division to promote West Hollywood’s
residential community.

Landlord Basics 101

Rent Stabilization Ordinance basics – entitlements
after re-registering a unit, penalties for failure to
re-register, and avoiding rent reductions and
overcharges

6
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Learn out the minimum maintenance standards

Avoid Fines: Code

for habitability, security, and safety, requirements

CITY OF WEST HOLLYWOOD

Title
Compliance

Topics Covered
for noticing tenants prior to apartment entry, and
when to relocate tenants during repairs

Tenant Harassment

What is tenant harassment and how to respond to
it

How Evictions Work:

Required noticing and procedures for “no fault”

Rules For Landlords

and “just cause” evictions

And Property
Managers
Reasonable

Requirement, qualifications, and landlord

Accommodations For

responsibility for providing Reasonable

Disabled Tenants

Accommodations

The City is working on a number of other endeavors to better understand
and meet the needs of residents.

EASTSIDE COMMUNITY PLAN

This chapter presents existing conditions and current initiatives related to public safety, community identity and events, health, and sustainability on the Eastside
of West Hollywood. While these topics were not identified as top priorities for the Eastside, they are important considerations for the future. This chapter
considers both existing conditions and current initiatives related to these topics to help inform and identify opportunities related to public safety, community
identity and events, health, and sustainability.

Opportunities to implement sustainable technologies at greater rates. While
Large number of active volunteer groups and educational events to increase

there are many programs and incentives available to implement

public safety. There are three existing neighborhood watch groups on the

sustainability technologies such as electric vehicle charging stations,

Eastside, and events like National Night Out that help foster neighborhood

photovoltaic systems, or water conservation technologies, to date

relationships with public safety professionals and neighbors.

implementation has been low on the Eastside.

Unique pieces of public art throughout the community. Public Arts programs

Multiple opportunities to access locally grown foods on the Eastside.

have increased both temporary and permanent art installations on the

Through the edible parkway guidelines, the Detroit Community Garden, and

Eastside, and the Urban Arts program will continue to increase public art as

the weekly farmers’ market at Plummer Park, residents have many different

new developments are completed.

opportunities to grow or purchase their own food.

Programming, public art, and events on the Eastside add to community
identity. The City’s Russian Arts and Culture Festival, as well as temporary
events or art installations help to celebrate the cultural heritage of the
Eastside community and while attracting people from across the region.
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The City of West Hollywood prides itself on being a very safe place to live,

West District

380

work to implement crime prevention, neighborhood livability, and

186

237

215

2012

The City of West Hollywood’s crime statistics are analyzed and published

185

228

2011

212

223

282

emergency/disaster preparedness programs in West Hollywood.

303

325

services. The City’s Public Safety Department and Public Safety Commission

341

361

386

County Sheriff’s Department and Fire Department to provide police and fire

East District

420

visit, and work. The City of West Hollywood contracts with the Los Angeles

City Center

every six months. The statistics are reported for three districts which
together make the entire city: West District - west of La Cienega; Central
District – between La Cienega and Fairfax; and East District – east of Fairfax.
Part 1 Crimes, depicted in the figure below, include Homicides, Rapes,
Assaults, Robbery, Burglary, Theft and Arson. As shown in Figure 7-1, Part 1
crimes are lower than the West District but slightly higher than the Central
District.

2013

2014

2015

In the East District, the most common property crimes reported between
July and December 2015 were petty theft and vehicle burglary (See Figure
7-2). These types of crimes were also lower than other districts during this
time frame. All other types of crime were lower compared to other districts.
Compared to the same period in previous years, petty theft and vehicle
burglary crimes both increased, while commercial burglaries and grand
theft crimes decreased.
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The County Sheriff’s Department employs a number of special deployments
within West Hollywood including the Community Impact Team which
collectively manages community concerns and promotes crime prevention
City Center

East District

through collaboration with other departments including Code Compliance,
Social Services, Animal Control, Rent Stabilization, and other City

153

West District

departments.

its enforcement in and around bars, nightclubs, and entertainment venues.
41
40
48

The following incidents were noteworthy:


11
6
13

10
6
6

12

27
6

31
30

20
10
14

7

3
0
1

23
15

53

83

94

Between July and December 2015, the Community Impact Team continued

Responded to a hotel and arrested two male patrons for stealing
laptops from the business.



Conducted two Crosswalk Awareness Operations resulting in over
150 tickets being issued.



Arrested several persons for possession of narcotics.



Conducted an "underage drinking enforcement operation".



Conducted directed patrol at Plummer Park which resulted in
numerous narcotics and transient arrests.



Conducted four "Bandit Cab" operations resulting in the arrests of
illegal cab company drivers.

To support increased safety and livability in the various neighborhoods, the
City of West Hollywood offers a variety of volunteer programs including the
Neighborhood Watch, Volunteers in Policing (VIP), and Community
Emergency Response Training (CERT). The City also hosts numerous
educational events throughout the year, such as National Night Out, to
build relationships between public safety personnel and the community.
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The Neighborhood Watch Program in West Hollywood currently includes 12
groups, each of which helps to foster relationships between neighbors and
public safety professionals. Neighborhood watch groups covering the
Eastside include:


West Hollywood offers a myriad of cultural events, performances, and
landmarks that help to express the City’s identity as The Creative City. The
City has established both permanent and temporary art programs to help
beautify the streetscape, activate public spaces, and enhance the cultural

SoFo Neighborhood Watch -

identity of West Hollywood. In addition, events like the Russian Arts and

(1100 & 1200 blocks of

Culture Festival help to express the community’s heritage and cultural

Genesee and Spaulding, 7600

values. This section briefly describes the City’s various public art programs

& 7700 blocks of Fountain,

and highlights important cultural events and their role in shaping the

Hampton,

identity of the Eastside.

Lexington

and

Norton)


Formosa/Detroit/Lexington
Neighborhood Watch - (1100
& 1200 blocks of Formosa and
Detroit,

7100

block

of

Lexington)


Plummer Park Neighborhood Watch - (1100 & 1200 blocks of Vista,
Fuller and Gardner)

The City’s Public Safety Department offers numerous emergency
preparedness resources to the community and has developed both an
Emergency Operations Plan and a Hazard Mitigation Plan for the City of
West Hollywood to identify hazards, inventory assets, and implement
mitigation strategies. The “Live, Work, Play, Be Safe!” public education
campaign offers the community resources and information about the City’s

The City of West Hollywood initiated the Urban Art Program in 1987. In 2001,

the City adopted a revised Urban Art Ordinance that requires developments
of most projects greater than $200,000 to place public art on-site or to
contribute to the City’s Public Art and Beautification Fund equal to 1% of
the project value citywide. The City’s Arts and Cultural Affairs Commission
provides oversight with respect to artist selection, art plan, and installation
of artwork through the Urban Arts Program. The Urban Art Collection
includes several unique pieces of art that are integrated into the
architecture and design of private and public development projects through
tile work, murals, metal gateways, or sculptures. There are ten different
permanent public art installations currently funded by the program, four of
which have been highlighted in the City’s Urban Art Walking Tour (See
Figure 7-4). As additional developments are approved on the Eastside, new
art installations will be installed on the Eastside.

emergency resources, the potential hazards for West Hollywood, and
preparedness tips in the event of an emergency.
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45. Bus Stop Garden
Barbara McCarren, 2000. Urban Design.
7900 Santa Monica Bl (Whole Foods)

47. Tree Form
Karl Saliter, 2009. Sculpture.
1140 N. Formosa St (Formosa Park)

46. Sphinx
Richard Turner, 2000. Sculpture.
7377 Santa Monica Bl (Plummer Park)

48. e/MOTION
Paul Tzanetopoulous, 2003. Video Screen.
7102 Santa Monica Bl (West Hollywood Gateway)
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Additional art installations not identified on the map in Figure 7-4 include:


The City of West Hollywood and its Arts and Cultural Affairs Commission are
1233 N La Brea, Sidewalks in Time, Paul Tzanetopolous, 1995, Tile

looking into the future by undertaking a community-based cultural planning

mural


process to celebrate the City’s distinctive artistic and cultural identities,

1287 La Brea, Studwall, Ball Nogues, 2014, Sculpture



identify and commemorate the City’s support and advancement of the arts,

7109 Santa Monica Blvd, Corner Glory, Ball Nogues, 2014,

and articulate a shared vision for the future of arts and culture in West

Sculpture

Hollywood.

New development projects that will be completed in the next couple of
years that will include Urban Art are:


7302 Santa Monica Boulevard (Movietown), M, Christian Moeller,
Sculpture



1250 N Fairfax, Cliff Garten, Sculpture



1035 N Vista, NONdesigns, Sculpture



1013 Genesee, Avenue, Elena Manferdini, Tile Mural



1041 Formosa (The Lot), Michael McMillen, Sculpture

The City of West Hollywood hosts
a number of public and private
special events each year, ranging
from small gatherings of 50
people to parades and festivals of
more than 50,000 people. Many
of the events held on the
Eastside celebrate the cultural

The Art on The Outside Program, makes use of temporary or rotating

history of the Eastside’s residents

artworks on the City’s medians and parks. Artwork is typically on display

or

between six months and three years. Plummer Park serves as a major hub

entertainment.

for the Program’s temporary installations. Projects and events on the

annually on the Eastside are

Eastside in 2016 are identified in the discussion of community events:

often centered around Plummer

offer

family-friendly
Events

held

Park and include the Russian Arts and Culture Festival, the Summer Sounds
To encourage and facilitate the installation of temporary artwork in vacant

and Winter Sounds Concert Series, and Free Theatre in the Parks.

retail spaces, the City has developed a Pop-Up Art Guide. This program

The Russian Arts and Cultural Festival, which is the event most closely

allows a property owner to reinvigorate a space and spark interest in how a

aligned with the unique character of the Eastside, includes a series of

space may be used. Artists and arts organizations have the opportunity to

events designed to promote dialogue, understanding and appreciation

showcase artwork in a unique environment that enriches a community by

between the global citizens of West Hollywood, greater Los Angeles and

increasing the opportunities to experience art in unexpected ways.

abroad, and to showcase the contribution of the Russian speaking
community into the life of the City and the United States of America. The
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week of events culminates in the annual Russian Arts and Culture Festival
hosted by the City of West Hollywood and the City’s Russian Advisory Board.
Other events are held on the Eastside but are focused on citywide, rather
than Eastside, identity.

The City of West Hollywood is dedicated to preserving the environment and
improving the health and quality in life of the community. In September
2011, the City of West Hollywood adopted the General Plan 2035 and the
City’s first Climate Action Plan (CAP), both key documents to introducing
new programs and policy changes to improve health and sustainability. The
CAP set an ambitious target of reducing the City’s annual communitywide
greenhouse gas emissions by 25% below 2008levels by 2035.

the California Solar Initiative Program. Of the 22 installations, 21 are located
on residential properties, with one system installed on commercial property.

Many of the local actions identified to reduce greenhouse gas emissions in

The photovoltaic installations on the Eastside are an average of 4.2 kW and

West Hollywood through the Climate Action Plan are being implemented

can generate approximately 135,000 kWh per year. In total, West

through improved building performance under the green building program,

Hollywood has seen 64 PV installations funded by incentives from the

increased use of sustainable technologies like solar photovoltaic systems

California Solar Initiative (56 residential, 8 commercial) with a capacity to

and electric vehicles, and expansion of green spaces to reduce the effects of

generate an average of approximately 519,000 kWh per year.

the urban heat island and increase access to locally grown foods. This
sustainability section highlights the implementation of these sustainability
programs on the Eastside and identifies current or recent policy changes to
further improve sustainability. The mobility and urban design sections of

In 2014, the City adopted an ordinance to streamline solar permitting, and
make the permit process more consistent across the state. The ordinance
covers installation of:

this report also includes an assessment of sustainability practices in West



Simple photovoltaic systems 10 Kilowatts (kW) or less

Hollywood, related to these topics.



Solar water heating systems 30 Kilowatts thermal (kWth) or less



Solar pool heating systems of 30 Kilowatts thermal (kWth) or less

The installation of solar photovoltaic systems has increased in recent years

The City of West Hollywood has also waived any building, electrical and

due to statewide financing and incentive programs. Within the 90046 zip

plumbing plan check fees and associated permit fees for qualifying

code in West Hollywood, which covers most of the Eastside area, there

residential rooftop solar energy systems to further incentivize their

have been 22 installations of roof-mounted photovoltaic systems through

installation.
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public building to be certified by the U.S. Green Building Council’s
Water service in West Hollywood on the eastside is provided by the Los

Leadership in Energy and Environmental Design (LEED) Rating System.

Angeles Department of Water and Power (LADWP). In light of the recent
drought, LADWP offers a variety of water conservation incentives and
educational programs to assist customers in reducing water consumption
and is looking to expand and diversify the long-term water supplies. While
expansion of recycled water infrastructure is underway within the LADWP
service territory, there are not currently plans to expand that infrastructure

To support greater facilitation of green building projects, West Hollywood
developed a Green Building Manual, offers a green building resource center
at City Hall, and developed an incentive program for projects that reach 90
points or more on the City’s green building points system. The incentive
opportunities that can and are commonly used by development
applications will be updated in 2017.

to places like West Hollywood.
In addition to the rebates offered by LADWP, the City of West Hollywood’s
zoning and building codes do include provisions such as the water efficient
landscape ordinance, minimum efficiency standards, and allowances for the
use of greywater on site to support greater water conservation efforts of
new development and redevelopment.

Electric vehicle (EV) charging stations at both public, commercial, and
private residential locations are necessary to facilitate the increased use of
electric vehicles on the Eastside. Publically accessible EV charging stations
can currently be found at two locations on the Eastside – at Plummer Park,
and at the Huxley Apartment Building. Each location currently has two EV
plugs and are accessible 24/7. For comparison, there are 13 locations with

In 2007, the City of West Hollywood
adopted

one

of

the

nation’s

mandatory green building ordinances
with a series of requirements for
remodels,

tenant

improvements,

additions, and new construction. The
City’s green building program requires
architects and developers to incorporate
features to save energy, conserve water,
reduce waste, increase durability, protect
natural resources, and create a healthier
living environment using a point-based
system in which a minimum of 60 out of 160 possible points must be
achieved. Additionally, the green building ordinance requires any new
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publically available charging stations in West Hollywood as a whole.

first
To facilitate the increased use and purchase of EVs by West Hollywood
residents, the City is currently considering incentives or regulation to better
facilitate the installation of EV charging stations and EV ownership for all
property types.
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Green spaces and access to locally-grown food are key concepts to
improving sustainability on the Eastside. While the availability of and access

1.

https://www.californiasolarstatistics.ca.gov/data_downloads/

to green spaces is covered in the urban design chapter of this report, this
section identifies the greenspaces which also provide locally grown-food.

2.

in West Hollywood. Plots are assigned through a
lottery system and assigned to community
members for a period of three years.
Plummer Park is home to the weekly Helen Albert

year/2015-projects/2015-free-theatre-in-the-parks
3.
4.

by developing a guide for residents interested in
developing additional edible parkway gardens
and debuting the first model edible parkway
garden on Hampton Avenue.

Find Your Roots Project. http://weho.org/residents/arts-andculture/projects-by-year/2014-projects/find-your-roots

6.

Helen Albert Certified Farmers Market.
http://www.weho.org/residents/recreation-services/helen-albertcertified-farmers-market

Monday throughout the year.

launched the Edible Parkway Gardening Program

Edible Parkway Gardening Guide.
http://www.weho.org/home/showdocument?id=17048

5.

fish, flowers and community activities every

In 2014, the City of West Hollywood officially

Art on the Outside. http://www.weho.org/residents/arts-andculture/visual-arts/art-on-the-outside

Farmers’ Market, which offers organic foods,
fresh fruits and vegetables, baked goods, fresh

City of West Hollywood. 2015 Free Theatre in the Parks.
http://weho.org/residents/arts-and-culture/about/projects-by-

The Detroit Community Garden provides 33
gardening plots for residents or those who work

California Solar Initiative -

7.

Public Art Installations
https://data.weho.org/browse?category=Art

8.

2016. Public Safety Update: July –December 2015.
http://www.weho.org/Home/ShowDocument?id=25929

9.

Solar West Hollywood. http://www.weho.org/city-hall/citydepartments-divisions/community-development/building-andsafety/solar

10. Urban Art Program. http://www.weho.org/residents/arts-andculture/urban-art-program
11. 2011. West Hollywood Climate Action Plan.
http://www.weho.org/home/showdocument?id=7949
12. PlugShare. Publically Available Charging Stations. 2016.
http://www.plugshare.com/
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PURPOSE OF THIS REPORT
The City of West Hollywood (“City”) commissioned this report as part of a greater process to
evaluate the Eastside through a Community Plan Process. The Eastside Community Plan will
focus on recommendations for the former Eastside Redevelopment Project Area. With the
statewide elimination of redevelopment agencies, the City now is without the tools and financing
that redevelopment provided to make infrastructure improvements to attract further investment.
The purpose of this report is not only to provide current demographic and economic data, but to
identify the priority decision points the City may have the option to influence in the immediate
future through either policies, programs, or land use planning in the upcoming Eastside
Community Plan.
It must be noted that while distinct in many ways, the Eastside is part of a geographically small
City, only 1.9 square miles, in a highly urbanized area. Economic trends are not confined to
municipal boundaries, let alone subsets of such boundaries; therefore, the Eastside is going to
be influenced by greater market forces. Additionally, the Los Angeles metropolitan area is highly
mobile – residents have access to jobs, goods, and services on a number of accessible scales.
Thus, while this report makes every effort to relate data and trends directly to the Eastside, the
economy does not operate within the confines of the area.
Major data sources incorporated in this report include the US Census, American
Community Survey, ESRI*, Dun and Bradstreet, CoStar, HdL, First American CoreLogic, and
On the Map, as well as qualitative data collected from a field survey of local businesses
and outreach to developers currently working in the area.
REPORT STRUCTURE
This report is laid out in the following sections.
1. Historical Perspective. This section provides a brief history of the Eastside to offer
context for the remainder of the report and the need for a path forward with the
Community Plan.
2. Demographics. The Eastside is primarily a multi-family neighborhood, with mostly
renters. This section provides some specific details about those living in the Eastside,
and how they may be changing with the influx of new development.
3. The Business Community. This section focuses on jobs, both those held by residents,
as well as those provided in the Eastside. Moreover, this section examines the growing
trend of higher-wage industries that have recently been attracted to the Eastside.
4. Real Estate. This section looks at lease and sales rates of commercial land uses as
they have changed over time, and as they compare to nearby areas. The influx of new
development in the Eastside is leading to changes in how its real estate market will
function in the future.
5. Next Steps. The purpose of this section is to highlight the opportunities and constraints
facing the Eastside that will need to be addressed by the Community Plan. For those
that wish to just review the key points of this report, this section offers a quick summary.

*Data from ESRI Business Analyst, based on the 2010 U.S. Census, 2008-2012 American Community Survey, Bureau of Labor
Statistics, and ESRI projections. Additional data from OnTheMap, a Census data mapping program.
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EASTSIDE HISTORY
Though only about 340 acres in size, the Eastside of West Hollywood (“Eastside”) has long had
an identity of its own. City of West Hollywood began developing as an agricultural economy in
the late 1800’s. In the 1890s, a new line of the Pacific Electric Railway Company was extended
along Santa Monica Boulevard, spurring growth and development in the area. By 1910, a small
commercial district flourished along Santa Monica Boulevard to serve the community. 1
In the early 20th century, the newly-emerging film industry spurred change in all of the
communities surrounding Hollywood. Newcomers were attracted by the thriving film, oil and
transportation industries in the area. Several studios sprung up in the West Hollywood area
including the Mary Pickford studios, now known as “The Lot.” The West Hollywood area also
provided working class housing for the film industry. 2
Its excellent location allowed the western side of West Hollywood to establish an identity related
largely to nightlife, while the Eastside evolved into a quieter residential area, with a
proportionally large population of seniors and Russian immigrants. This unique characteristic
can likely be traced to the nearby Fairfax district, which established a strong Jewish presence in
the late 1920’s, and continued to attract Jewish Eastern Europeans through the end of World
War II. 3 With the dissolution of the Soviet Union in 1989, a second large wave of Eastern
European immigrants headed to the area. This population gravitated towards highly urbanized
areas in New York and greater Los Angeles, and West Hollywood was a natural fit for those with
Jewish heritage. 4

1

2035 General Plan
2035 General Plan
3
Treiman, Jaak: Diplomatic Guide to Los Angeles, 2011
4
Friedman, Murray and Albert Chernin, Editors, A second Exodus, 1999
2

Page 6

Eastside Market Report
Redevelopment
In 1996, the City established a Redevelopment Agency, and in 1997 adopted its only
Redevelopment Project Area – the Eastside Project Area, as shown in Figure 1.

Figure 1 - Eastside Map

Source: City of West Hollywood

The Eastside Project Area was adopted in order to allow the West Hollywood Redevelopment
Agency to collect and channel locally-generated tax increment back into the area to alleviate
blighting conditions (as defined by statute), and foster private investment. Physical and
economic blighting conditions at the time of adoption included:
•

Declining household incomes, and residents with comparatively higher unemployment
and poverty levels;

•

Increased overcrowding and increasing cost of housing;

•

Extremely high crime rates;

•

Large number of youth runaways, drug, and prostitution problems;

•

Physical deterioration of structures, largely deferred maintenance, but some substantial
deterioration;

•

Aging building stock and no new construction;

•

Minimal incentive for reinvestment;

•

Potential seismic deficiency in primary structures;

•

Parking inadequacies;

Page 7

Eastside Market Report
•

Traffic congestion;

•

Small commercial parcel sizes and dispersed ownership patterns that make it difficult to
develop good projects;

•

Not many real estate transactions occurring; and

•

Low financial returns on real estate investments which discourages future investment.

Between 2007 and 2012, the Redevelopment Agency was able to leverage $40 million in tax
increment investment to ameliorate blighting conditions and increase the assessed value of the
Project Area by about $700 million (or a 181% increase), largely through catalyst projects and
infrastructure improvements that opened up the area for increased private investment as listed
in Figure 2. This investment helped catalyze a second wave of investment in the area provided
by the private sector.

Figure 2 - Redevelopment Investment
Project

Description

Santa Monica Blvd Reconstruction

3-mile portion of roadway with 1/3 within
Eastside

Commercial Façade Grants

17

Multi-family Residential Rehab Grants

24

Gateway Showcase Project (Target)

257,00 SF retail/restaurant center

Affordable Housing

134 units

Parking Development

800 off-street parking spaces

Eastside Today
The Eastside is still defined as the Project Area boundaries in Figure 1, but is now an area
generating acute investment interest. By leveraging redevelopment investment as well as the
return of the real estate market after the Great Recession, the Eastside’s primary corridors are
home to a unique mix of modern eateries, small traditional Russian markets, and new
boutiques, all anchored by a large development on the eastern border that includes Target, Best
Buy, and Bev Mo, as well as a Whole Foods shopping center on the western edge. New and
upcoming development includes four large mixed use projects that will ultimately include about
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900 new rental apartments, and 111,000 square feet of retail; plus a single office development
of up to 200,000 square feet 5 of “creative” space.

Figure 3 - New Developments
Development

Market
Units

Affordable
Units

Retail/
Commercial
SqFt

Office
SqFt

Estimated
Value

Huxley & Dylan

112

75

31,000 SF

0 SF

$150 Million

Movietown Plaza

293

77

32,300 SF

0 SF

$120 Million

Domain

133

33

7,100 SF

0 SF

$70 Million

0

0

0 SF

100,000 SF

$60 Million

538

185

70,400 SF

100,000 SF

$400 Million

Expansion of
The Lot
Total
Source: City of West Hollywood

While some of the blighting conditions noted in 1997 still ring true today, such as
parking inadequacies and small parcel sizes, other issues such as minimal
incentive for investment and a low real estate transaction rate have changed
dramatically, placing the Eastside community at a crossroads where it can make
some strategic choices about its future that weren’t available 10 or 20 years ago.

5

Includes 100,000 square feet for Phase 2, which is not yet constructed.
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POPULATION TRENDS
As most Eastside land uses are dedicated to residential, this economic report first delves into
the demographics of the Eastside. Overall, the Eastside has experienced very little fluctuation in
total population over the last couple decades as the bulk of the housing stock was built more
than 50 years ago. With the addition of new residential developments, the Eastside is poised to
experience its first growth spurt in a long time.
Figure 4 represents historical trends and projections from the US Census and ESRI. The slight
variations are in large part due to tenant turnover in residential units. Not all planned residential
developments described earlier are included in the initial projection (the orange dotted line);
therefore the blue dotted line represents a more aggressive projection which incorporates all
planned developments at their current size and scope with a potential population reaching about
11,500 by 2020.

Figure 4 –Eastside Population Trends

12,100
11,600
11,100
10,600

10,060

10,257
10,002

10,100

9,946
10,372

9,600
9,429

9,798

9,100

Total Population

Projected Population
Aggressive Population Growth

Sources: US Census Bureau, ESRI 2014 projections, RSG
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AGE TRENDS
In the Eastside, the population stratification has remained relatively constant over the last 15
years. The total population age 55 and above has remained stable with only a slight decline
since 2000. Other small changes include the continued decline of the 0-24 age group, and slight
expansion of the 25-34, 35-44, and 45-55, all working-age cohorts, as seen in Figure 5.

Figure 5 – Eastside Population by Age

100%
90%

Age
Groups
20.0%

23.4%

19.8%

65+

80%

60%
50%

9.6%
12.2%

15.9%

30%

11.1%

12.1%

12.8%

16.4%

17.3%

55-64
45-54

38%

40%

10.6%

22.1%

25.5%

25.1%

35-44
25-34

20%
10%

42.4%

70%

16.8%

15.5%

13.9%

2000

2010

2014

0-24

0%

Sources: US Census Bureau and ESRI 2014 projections

The 900 new or planned residential units are likely to increase both the Eastside population and
the proportion of working-age residents because units are sized for single or double occupancy
and will be able to charge premium market rents for newness and amenities. Based on current
trends, size of the units and the marketing strategies employed by those units that are coming
on the market, it’s likely these units will attract young professionals who do not have children.
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Comparative Population
In order to add context for the following population trends, the Eastside was compared to the
areas that can be reached within 5, 10, and 15 minutes of driving in ideal traffic conditions. A
map of these comparative areas is shown in Figure 6. These drive times do not account for
congestion which extends typical travel times between neighborhoods in the area.

Figure 6 - Drive Time Map

Studio City

Universal
City

Bel Air

Silverlake

Source: ESRI 2014
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Comparative Age Trends
The Eastside, and West Hollywood as a whole, both have a large proportion of people ages 65
and older. This characteristic is more pronounced in the City than the surrounding area (10minute drive time). The Eastside and City also have a very low percentage of people 24 and
younger compared to the County as a whole. As a result, about 66 percent of the West
Hollywood and the Eastside population can be considered working age (ages 25-64) compared
to about 53 percent in the County as a whole.
The largest census age group in the Eastside is 25-34 as shown in Figure 7; and these
conditions are slightly more distinct in the 10-minute drive time. Compared to the Countywide
average, this stratification indicates the Eastside is attracting young professionals in addition to
retaining its retirement-age population.

Figure 7 – Population by Age Groups in 2014
Age
Groups

100%
19.8%

80%
60%

21.6%

11.1%

12.1%

12.8%

12.5%

17.3%

40%
25.1%

12.5%

11.8%

10.0%

11.2%

13.5%

13.5%

19.4%
18.7%
24.1%

13.7%

45-54

15.4%

35-44

34.4%
14.1%

55-64

28.0%

20%
13.9%

65+

25-34
0-24

16.7%

0%
Eastside

West Hollywood 10-Minute Drive

LA County

Sources: US Census Bureau and ESRI 2014 Projections
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Median Ages
Median ages in the Eastside were comparatively high in 2014 with a couple contributing factors.
First, as about 31 percent of the population is above age 55, the likelihood of children in the
home is reduced; and second, the land use composition favors one and two bedroom rental
units, which are generally thought to be too small to accommodate families when nearby
communities can offer larger homes for the same or less money.

Figure 8 – Average Household Size and Median Age in 2012
45

3.5

42
2.5

39

2.0
1.5

36

Median Age

Number of Occupants

3.0

1.0

33
0.5

30

0.0
Eastside

West
Hollywood

5-minute
Drive

Eastside Average Household Size

10-minute
Drive

15-minute
Drive

Average Household Size

LA County

Median Age

Source: ESRI and American Community Survey 2012

Page 15

Eastside Market Report
EASTERN EUROPEAN POPULATION
The Eastside has a uniquely large share of Eastern European immigrants, particularly those
from the former Soviet Union as witnessed by the Cyrillic signs dotting the markets and shops
along Santa Monica Boulevard. Figure 9 shows that in 2012, 28 percent of residents in the
Eastside were born in Eastern Europe compared to 12.3 percent of the City and 0.8 percent for
the County. However, the Eastside’s share of Eastern European immigrants has been in
decline, decreasing from 42 percent in 2000 to 28 percent in 2012. During a field survey
conducted in August 2014, several Russian business owners conveyed that much of the
Russian population had been relocating to the San Fernando Valley in recent years, where
housing was more affordable. This was particularly true of the second generation that no longer
needed the benefits of a Russian-speaking enclave as their immigrant parents had, and were
seeking homes that could better accommodate children and offer more affordable housing
prices.

Figure 9 – Eastside Change in Eastern European Population
4,500
4,000
3,500
3,000
2,500
2,000
1,500
1,000
500
-

2000

2009

2010

2011

2012

Population Born in Eastern Europe
Source: US Census Bureau and American Community Survey 2012
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Eastern European Languages
Despite the declining Eastern European population, the prevalence of Eastern European
languages remains a unique characteristic of the Eastside, particularly in comparison to the 10minute drive time area, wherein a similar total percentage of the population has a primary
language other than English, but is instead leaning heavily towards Spanish, with some Asian
languages and very few Indo-European 6 speakers.

Figure 10 – Share of Population Whose Primary Language is Not English in 2012
20%
16%
12%
8%
4%
0%
Eastside

West
Hollywood

5-minute
Drive

Indo-European language (except Spanish)

10-minute
Drive

15-minute
Drive

LA County

Other non-English language

Sources: US Census, ESRI, and American Community Survey 2012

6

Indo-European languages include virtually all languages spoken in Europe, but other data illustrates that in the
Eastside, this is primarily Russian with some other Slavic languages such as Ukrainian.
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HOMEOWNERSHIP
Homeownership is limited on the Eastside as compared to the County. Almost 94 percent of
housing units in the Eastside are multi-family rental units, as shown in Figure 11. Rental units
consist primarily of studios, and one- and two-bedroom units. This characteristic relates to a
number of Eastside statistics, including smaller average household sizes, a lack of children, and
lower per household incomes (one income vs. two). The average multi-family building was
constructed in 1953 7. With the exception of the new developments around La Brea Avenue and
Santa Monica Boulevard there has been limited construction of new housing stock in the area.

Figure 11 – Share of Renter Households
Eastside

West
Hollywood

5-minute
drive time
area

10-minute
drive time
area

15-minute
drive time
area

Los Angeles
County

93.5%

81.7%

84.3%

79.3%

76.8%

52.7%

Source: ESRI and American Community Survey 2012

EDUCATION
The City’s residents over age 25 are well-educated compared to the surrounding areas and the
County as a whole. The Eastside shows a smaller proportion of residents with at least a
Bachelor’s degree, but still well above the County rate. Foreign born residents in the Eastside
are less likely to have a Bachelor’s degree than native born residents, which is also true in the
rest of the City and the County.

Figure 12 – Population Aged 25 and Over with at Least a Bachelor’s Degree in 2012
60%
56%

50%

54%
50%

40%

45%

43%

30%
29%

20%
10%
0%
Eastside

West
Hollywood

5-minute
Drive

10-minute
Drive

15-minute
Drive

LA County

Sources: US Census Bureau, ESRI, and American Community Survey 2012

7

First American CoreLogic, 2014
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INCOME
Despite similar age groups compared to the City, the median household income in the Eastside
is substantially lower than the City’s, 10-minute drive time area, and the County, which has
much lower educational attainment, as shown in Figure 13.

Figure 13 – Median Household Income Comparisons

$75,000
~ $61K

$60,000

~ $56K

~ $53K

$45,000

~$41K
~$36K

~$30K

LA County

10-Min Drive

WeHo

$15,000

Eastside

$30,000

$0
2012

2014

2019 - Projected

Source: American Community Survey 2012 and ESRI Projections

A high number of retired residents contribute to the low median income of the Eastside.
Estimated to be at least about a quarter of the Eastside population, this group is likely not
registering an income, which impacts the median income for the area. RSG analyzed this
impact by isolating incomes in employed households as shown in Figure 14. Unfortunately, the
same data is not yet available for 2014 to perform the analysis, but the marginal differences are
expected to hold true, and it is safe to assume that median incomes in employed households
are $5,000 to $6,000 higher than the overall median incomes shown for the Eastside in 2014.
Nevertheless, the working age population is still exhibiting a median household income below
that which is required to dedicate only one-third of the income to rent.

Figure 14 – Total and Employed Household Income Comparison, 2012
Area
Eastside
West Hollywood
Los Angeles County

Household Median Income
$30,196
$53,223
$56,241

Employed Household Median
Income
$36,293
$57,841
$56,405

Source: American Community Survey 2012, RSG Estimates using ACS 2012
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This trend is also partially attributable to the abundance of studios and one-bedroom units which
generate a higher level of single-occupancy units, reducing the household income compared to
those occupied by two or more working adults.
INCOME AND RENTS
The low median incomes warranted further investigation into the affordability of life in the
Eastside. RSG concludes that a number of residents, especially those in younger age cohorts,
are spending a high percentage of income on rent. According to the Harvard Joint Center for
Housing Studies, about one quarter of households in the Los Angeles metropolitan area spend
at least half of their income on housing, with renters faring slightly worse than homeowners.
About 33 percent of renters are paying more than 50 percent of their income for housing.
Residential rents in the Eastside are quite high for the median incomes as seen in Figure 15.
Housing costs are traditionally estimated at 30 percent of household income. By this logic, one
would need to earn about $6,670 a month (or an annual salary of $80,000 per year) to afford a
$2,000 monthly rental cost. This required annual salary is more than double the current $36,000
median for the Eastside.

Figure 15 –West Hollywood Asking Residential Rents
Unit Size

Avg Rent-Controlled
Rent (2013)*

Studio
1-bedroom
2-bedroom

$1,297
$1,570
2,125

Avg Asking
Rent (2014)

Asking Rents at New
Developments (2014)

$1,900
$2,150
$3,220

$2,300- $2,950
$2,500- $3,400
$3,650- $5,370

*Rents are based on new re-registrations received in 2013
(i.e. new tenants moving in after a vacancy and not long-term tenants)
Source: City of West Hollywood, Rent.com, apartments.com, hotpads.com, developer interviews

As of 2010, 33 percent of residents in City had moved 8. Long-term tenure in rent-controlled units
suggests some Eastside residents are paying significantly less than the numbers in the chart
above. However, the large age cohort of 24-34 contains individuals new in their careers,
seemingly child free, and willing to pay more for a good location even if it reduces their ability to
afford other things. However, this audience may not be able to contribute to the local economy
in the same way those with a larger discretionary
income can. Lower discretionary incomes have some
The younger working
of the same effects as low incomes in general, and the
demographic
is not living in the
availability of affordable local retail plays a pivotal role
Eastside
for
its
affordability, but
in maintaining the balance of a “desirable”
for the lifestyle it offers.
neighborhood.
Additionally, with the influx of new residential units
over the next few years, Eastside median rents will
likely come closer to those in other parts of the City.
This means the Eastside will continue to lose some of
its “affordability”, though it’s arguably not very
8

Maintenance of affordable, local
retail to meet daily needs and
preferences is critical, as well as
lifestyle amenities like transit,
walkability, and overall vibrancy.

2010 Community Survey
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affordable now to its residents, given income levels. Nevertheless, low vacancy rates clearly
illustrate people are willing to pay a premium to live in the area, but are likely paying so much in
rent that it dramatically decreases their total buying power.

TAPESTRY SEGMENTATION
The better understand demographic trends across the county and cities, market studies include
a “tapestry segmentation” analysis. Using proprietary software, ESRI uses US Census and
other data to generate profiles that represent the average person in a geographic area. While
the results are based upon the theory that like begets like, in other words, people will choose to
live in areas where they feel like they fit in, or share similar characteristics or values with their
neighbors. The data is best used as a contextual setting, as it is still fairly generalized
information. For example, ESRI’s tapestry segmentation completely ignores that 25 percent of
the population is above age 55, and instead reflected only the younger demographic, termed
“the Trendsetters”. The Trendsetters consist of well-educated, young singles that prefer urban
environments and entertainment, tend not to own homes or vehicles, keep up on fashion and
the latest technology, are attentive to good health and nutrition, and are socially and
environmentally conscious. This does not describe all Eastside residents, but based on the
other data reviewed, it appears to represent a growing majority of households in the Eastside.
The group’s desire for urban living suggests that current residents in this category may have
been attracted by urban amenities like walkability, a vibrant nightlife, and cultural or generational
attractions, and will want the level of such amenities to be maintained or improved. Their
spending patterns and interest in entertainment will lead to more demand for local art and
culture, opportunities to dine out, and service-oriented retail stores that cater to their hobbies,
which can include fashionable clothing stores, fitness centers, and health-oriented grocers. RSG
has already found evidence that retail in the Eastside is changing to suit this growing population.
For example, some of the Russian markets are choosing to specialize in specialty products that
attract this population, and stay open into evening hours when they return home from their jobs
outside of the City. Similarly, Voda Spa holds evening hours to capture patrons after work.
The key message provided by the Tapestry Segmentation, in combination with the other
demographic data, is that the younger, working population that exists now on the Eastside is
likely to stay as long as the area continues to offer amenities that validate the high rental costs.
An increase in local employment opportunities, as discussed later, will help to maintain this
population as well.
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KEY DEMOGRAPHIC TAKE-AWAYS
•

The Eastside is likely to see a “growth spurt” in the coming years with the addition of 900
new units.

•

The demographics of the Eastside have been shifting. The growth of the working-age
demographic, particularly the younger half, will continue with the influx of new residents
in high-rent apartments.

•

The 65+ population has remained steady, though the Eastern European population is
declining.

•

There is an imbalance between income and rental prices, and existing residents may be
spending a large percentage of their income on housing costs. However, vacancy rates
remain low suggesting that residents are willing to pay a premium to live in the area.
Overall, buying power is decreased though and the need for affordable, locally-serving
retail is clear.

•

The younger, working population that exists now on the Eastside is likely to stay as long
as the area continues to offer amenities that validate the high rental costs.
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LAND USE
As discussed in the Eastside History section, the Eastside was settled and areas divided into
residential and commercial areas many years ago. As such, the Eastside has well established
land use patterns. About 63 percent of available land in the Eastside (analysis excludes public
right-of-ways) is multi-family residential. Commercial land uses are the second highest at 15
percent, followed by single family residential at 11 percent. In combination, residential and
commercial uses make up 89 percent of all land uses as shown in Figure 16. Commercial uses
are concentrated along Santa Monica Boulevard, Fairfax Avenue and La Brea Avenue with
primarily multi-family housing in walking distance to commercial, north and south of Santa
Monica Boulevard.

Figure 16 – Eastside Land Uses
1.4%
3.0%

0.8%

0.7%

5.5%
Residential, Multi-Family
Commercial

10.9%

Residential, Single-Family
Industrial
Recreation
15.1%

62.5%

Misc., Gov't, Unknown
Institution
Vacant

Source: First American CoreLogic Solutions 2014
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In order to better understand how the land uses explained on the previous page are situated
throughout the Eastside, a land use map showing commercial and residential land uses has
been included below.

Figure 17 – Commercial and Residential Land Use Map

Source: City of West Hollywood
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EMPLOYMENT
About 76 percent of the Eastside population is of
working age (24 to 64). Though not everyone in these
age cohorts is employed (for any number of reasons),
there remains an important pattern of information that
shows those living in the Eastside do not work in the
Eastside. According to the US Census Bureau’s Center
for Economic Studies 9, 94.3 percent of the people
employed in the Eastside reside elsewhere, and 94
percent of residents commute out for work. This means
the daytime population of the Eastside is a different set
of individuals than the nighttime population, and
ultimately speaks to two key points.

The Eastside experiences
different daytime and nighttime
populations. Local availability of
jobs is an amenity that would be
very appealing to working
residents that currently commute
to Beverly Hills, Santa Monica,
Burbank, and downtown Los
Angeles.

1. Local Eastside retailers will have greater success rates if they appeal to both the
daytime and nighttime audiences.
2. Certain desirable efficiencies exist when there is a balance of housing and jobs. Quality
of life is generally improved by minimal commutes, and environmental impacts are
lowered through shorter or even pedestrian-friendly commutes.
Keep in Mind:
In this section, industry or business categories and employment categories are discussed. You
will see that the categories vary slightly because they represent different datasets. One dataset
focuses on business and the number of workers employed in that industry, while the other
focuses on people and the jobs. It is necessary to look at both because it is important to know
the makeup of an area’s businesses as well as the makeup of the workforce. However, it can be
confusing to differentiate between the industry a person is occupied in and their profession. For
example, a Chief Executive Officer of a film and television production company has a
“Management and business" occupation in the "Arts, Entertainment, and Recreation" industry.
As much as possible, the dataset being referenced is mentioned to help orient the reader.

9

This includes the labor force population only, and not retirees or those not yet in the labor force.
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Figure 18 looks at Eastside residents versus people employed on the Eastside and which
industries they are employed in. The dataset referenced is the Business Dataset. The most
outstanding difference lies in retail trade, which employs about 10 percent of Eastside residents,
but the industry makes up almost 25 percent of the available jobs in the Eastside. See footnote
below the chart for definitions of certain industries.

Figure 18 – Eastside Residents and Eastside Employees by Industry in 2012
Residents

Workers

30%
25%
20%

High % of retail
workers coming to
Eastside

15%

High % of residents
leaving eastside for
work in arts &
entertainment

10%
5%
0%

Sources: US Census, ESRI, and Dun and Bradstreet 2014

Industry Definitions:
Administrative Services – office administrative services, facilities support services, employment
services, business support services, travel arrangement and reservation services, investigation
and security services, services to buildings and dwellings, and other support services.
Personal services – repair and maintenance for automobiles, electronic and precision
equipment, other commercial and industrial machinery and equipment, and personal household
goods, personal care (hair, nail, skin, barber, beauty, diet, and other personal care), death care,
dry cleaning and laundry, and other (pet care, photofinishing, parking lots, and other) personal
services.
Professional services - attorneys, notaries, and other legal services, accounting, tax prep,
bookkeeping, payroll, architectural, engineering, and related services, specialized design
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services (interior, industrial, and graphic design), computer systems design and related
services, management, scientific, and technical consulting services, scientific research and
development services, advertising, public relations, and related services, other professional,
scientific, and technical services, waste collection, waste treatment and disposal, and
remediation, and other waste management services.
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WEST HOLLYWOOD RESIDENTS AND THEIR JOBS
Now to look at the other dataset, the Employment Dataset. About 75 percent of West Hollywood
and 73 percent of Eastside residents have jobs in the following categories:
•
•
•
•
•
•

Arts and entertainment: about 16%, which is three times higher than the County;
Management and business operations: about 14%, which is on par with the County;
Office and administrative support: about 13%;
Sales and related services: about 12%;
Personal care and service: about 10%, which is double the County;
Food preparation and serving related: 9%.

Figure 19 – Occupation of Residents by Area

25%
Arts
20%
Personal Care
15%
Information
10%

5%

0%

Eastside

West Hollywood

5-minute drive time area

10-minute drive time area

15-minute drive time area

Los Angeles County

Sources: US Census, ESRI, and American Community Survey 2012
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In comparison to the County, Eastside residents have a significantly higher proportion of jobs in
arts and entertainment; personal care and services; food preparation and serving related; and
computer, math and science related jobs.
Keeping in mind the average Southern California commute time is about half an hour, the
pattern itself is reasonable. Employment centers focus along Santa Monica Boulevard,
particularly to the immediate west of the Eastside, including West Hollywood and Beverly Hills.
Other job centers include the Studio City/Universal City area, Burbank, and downtown Los
Angeles as shown in Figure 20. These areas are hubs for business and professional firms, and
film and television operations, which supports data that shows “arts and entertainment” and
“management & business operations” are the most common occupations for Eastside residents.

Figure 20 – Where Eastside Residents Work

Source: US Census Bureau and On the Map 2013

WEST HOLLYWOOD EMPLOYEES AND BUSINESSES
As noted, most of the employees that work in the Eastside live in another place. Eastside
employees travel into West Hollywood for work from all over Los Angeles County. However, the
highest concentrations seem to be in the areas to the south of West Hollywood, and in the San
Fernando Valley.
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Figure 21 – Where Eastside Employees Live

Source: US Census Bureau and On the Map 2013

Most of the businesses located in the City and the Eastside offer jobs in the following
categories.
•
•
•
•
•

Retail Trade,
Information (primarily film- and TV-related work),
Professional Services,
Administrative Services, and
Personal Services.

The businesses in the five industries mentioned above make up 57.5% of businesses in the City
and 44.8% in the Eastside, compared to 30.5% of all businesses in the County.
Some of the Top 5 industries mentioned above pay comparatively low wages. For example,
according to the Bureau of Labor and Statistics, a “Retail Salesperson” job in the Los AngelesLong Beach-Glendale Metropolitan Division earns on average $25,370 per year, while a lawyer
in the same area earns on average $164,620 per year. The commute patterns support the fact
that employees are commuting into West Hollywood for lower-paying jobs from areas of the
County that tend to have more affordable housing and living options.
On the other hand, the Professional Services and Information employment categories have the
potential to offer higher wages. In particular, the Information industry represents a strong
advantage to the City in comparison with Countywide norms. The Information industry is
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particularly notable for its recent growth in the Eastside. Including sub-industries such as
publishing, motion picture and sound recording, broadcasting, telecommunications, and data
processing, this industry has seen the largest increase in the number of businesses in the
Eastside from 2012 to 2014. However, it is important to note that these businesses appear to be
smaller firms, and therefore while the number of businesses is large, the number of employees
remains small. Figures 22 to 24 show the incremental change in businesses over the last two
years, post-recession.
Figure 22 highlights the growth in the construction, information and real estate fields from 2012
to 2014. The construction industry has grown with new development in the area, as has the real
estate field. As mentioned above, the information industry seen a recent boost especially in the
publishing, motion picture and sound recording, broadcasting, telecommunications, and data
processing fields.

Figure 22 – Number of Eastside Businesses, 2012 and 2014
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Source: ESRI and Dun and Bradstreet 2014

Figure 23 shows the growth or decline of certain industries in the City as a whole. Like the
Eastside, West Hollywood has seen growth in the Information industry, in addition to growth in
the Administrative and Personal Services 10 industries. While Personal Services can offer

10

Personal services includes salons and beauty services, dry cleaning, repair of goods including appliances and
automobiles, housekeeping, carpet cleaning, and similar services.
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lucrative careers to business owners, median wages are typically lower than those in
Information or Administrative Services.

Figure 23 – Number of West Hollywood Businesses, 2012 and 2014
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Figure 24 shows the change from 2012 to 2014 in businesses in the County. As a much larger
area, the County is unlikely to see the dramatic changes the Eastside or the City has seen in
recent years, which highlights how significant the growth and changes in the Eastside are.

Figure 24 – Number of County Businesses, 2012 and 2014
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JOB CLUSTERS / LINKAGES
The prevalence of jobs and industry trends can be captured by a location quotient, or LQ. An LQ
demonstrates whether or not a particular industry is concentrated in limited area compared to a
greater region. An LQ of “1” is essentially normal, while a niche market might be defined as
having an LQ closer to 1.5 or above. A lack of jobs would score less than a 1. Figures 26 and 27
are bubble diagrams that provide a variety of information about Eastside jobs, as compared with
the County as a whole. The charts should be read as follows.
1. The size of the bubble indicates the number of jobs the industry provides. Larger
bubbles have more jobs.
2. LQs are shown as the horizontal lines stemming from the numbers on the left axis. A “1”
LQ means the industry size is normal. Bubbles above the 1 LQ line are industries that
have an above-average presence. The higher up the bubble, the more of an industry
cluster it is within the given time period.
3. The bubbles also indicate changes in the number of jobs over the time horizon
described, as shown on the bottom axis. The 0% line indicates that no change in
employment has occurred over the time period shown. Bubbles to the right of the 0%
line are industries that have been adding jobs. Bubbles to the left are decreasing in jobs.

B
1

Above Average

Figure 25 – Sample Bubble Diagram, Years 1-5

Below Average

Normal
A
Losing Jobs

Adding Jobs

0%
Thus, Figure 25 can be interpreted as follows.
1. Industry B employs more people than Industry A.
2. Industry A has an LQ less than 1, indicating a lack of jobs in the area compared to the
regional norm. Industry B is above the LQ 1 line, conveying a job concentration or
cluster.
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3. Industry A is to the left of the 0% growth line, showing a loss of jobs over the five year
time period presented. Industry B is showing an increase in jobs over the five years.
4. Therefore, Industry A is in decline, and is not concentrated in the area. Industry B is
quite important to the area’s economy – it is both concentrated and growing. Quick tip:
pay close attention to industries in the top right quadrant of the following Figures 26 and
27.
5. The top right square on the chart is of greatest interest to the City as it represents
growing industries that are clustering in the area.
Figure 26 shows the top right quadrant of the cluster diagram over a ten year historical period,
trending back to 2002. The long time frame allows the reader to see where growth has been
ongoing and consistent.

Figure 26- Eastside vs. County Clusters 2002-2011

Source: US Census Bureau, On the Map 2013

Growing Industries from 2002-2011 with concentration on the Eastside:
•
•
•
•

Personal Services - Employment up 631%; Highly concentrated
Retail Trade - Employment up 119%; Highly concentrated
Real Estate - Employment up 103%; Concentrated
Accommodation & Food Services - Employment up 87%; Mildly concentrated
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•

Professional Services - Employment up 320%; Average concentration

Figure 27 shows a current snapshot of employment available in the Eastside compared to the
County over the last two years, post-recession, and allows the reader to see a couple acute –
though recent – trends in the Eastside.

Figure 27 - Eastside vs. County Clusters, 2012-2014

Source: US Census Bureau, ESRI, Dun and Bradstreet 2014

Industries growing from 2012-2014 with concentration on the Eastside:
•
•
•
•
•

Construction - Employment up 34%; Mildly concentrated
Information - Employment up 47% Mildly concentrated
Real Estate - Employment up 25%; Very mild concentration
Personal Services - Employment up 25%; LQ of Mildly concentrated
Public Administration - Employment up 200%; Average concentration

Industries for which success depends on consumer access tend to spread geographically in
order to reach their consumers better. These industries include Retail Trade, Health Care, and
Personal Services. Industries for which success depends more on access to common
resources, like a highly educated workforce, supply chain, or peer companies tend to
concentrate. The Eastside community will need to decide how proactively it wants to attract
niche businesses like Information and can do so, in part, through land use choices. Higher-wage
jobs require office space, not retail. Fortunately, Information and Professional Services can vary
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in terms of space requirements. For example, while an established production business may
want a brand new office space, a start up may be quite happy to be located nearby in a small,
older, former retail location if it offers some needed amenities.
To provide a little perspective on the Eastside’s competition for Information jobs, Figure 28
shows the geographic Information industry concentrations in two specific areas within 10 miles
of the Eastside. One area, to the north and east of the Eastside, includes Burbank, Hollywood,
and Universal City. The second area, to the southwest of the Eastside, includes Santa Monica,
Culver City, and Venice. It appears that the Eastside is benefitting from spillover of the
Information industry from the area to the north and east, which aligns with qualitative information
from developers indicating that proximity to residences in Beverly Hills and Santa Monica make
the Eastside a desirable area for production industry jobs.

Figure 28 - Information Jobs, Regional Viewpoint

Source: ESRI, Dun and Bradstreet, 2014
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The Professional Services industry, though not clustered in the Eastside, has remained a stable
point of employment for the last decade with higher-wage jobs, and includes sub-industries such
as legal, accounting, architectural and engineering, computer systems design, scientific
research, advertising, and marketing services. The map of the Professional Services industry
shows strong concentrations in three areas within or just outside of a 10-mile radius of the
Eastside. The Professional Services industry in the Santa Monica-Venice-Culver City area is
strong, close to the Eastside, and connects to the Eastside through continuous above-average
concentration. The area therefore represents the best potential for spillover growth in the
Professional Services industry in the Eastside. In conjunction with Information, these industries
present opportunities to balance the jobs/housing relationship in the Eastside.

Figure 29 - Professional Services Jobs, Regional Viewpoint

Source: ESRI, Dun and Bradstreet, 2014
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Arts, Entertainment, and Recreation includes artists, writers, performers, athletes, promoters,
agents, and managers, as well as museums, historical sites, and amusement and theme parks.
The map for this industry shows strong concentrations in the Burbank area, Universal City, the
Westside of West Hollywood, and stretching westward to Santa Monica. This industry therefore
represents an opportunity for growth in the Eastside because of proximity to other geographic
areas with strong concentrations in this industry as well as the industry’s operational
connections to the Information industry (i.e., writers work with publishers, performers work with
motion picture recorders, etc.).

Figure 30 - Arts, Entertainment, and Recreation Jobs, Regional Viewpoint

Source: ESRI, Dun and Bradstreet 2014
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The Accommodation and Food Services industry includes hotels, recreational camps, caterers,
and restaurants. The concentration near the LAX airport probably reflects the presence of hotels
in that area. The concentration in Santa Monica, on the other hand, is more likely the result of
restaurants. There is also a concentration in and around the Eastside due to restaurants located
in the area.

Figure 31 - Accommodation and Food Services Jobs, Regional Viewpoint

Source: ESRI, Dun and Bradstreet 2014
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Growing employment opportunities that match the Eastside population and their
desired jobs will require adequate office uses, and the associated infrastructure to
support the use including parking. This growth can potentially be captured in part by
redevelopment or reuse of existing office space in the Eastside, which is currently
dominated by medical or medical-related uses. This observation was confirmed during
a field survey and when talking to local businesses. Many of the existing office spaces
house medical offices and many are aging and potentially underutilized. While many
medical uses are professional and often higher-wage jobs, they tend to not be
concentrated employment centers. A single doctor’s office may take up quite a bit of
square footage to accommodate private patient rooms. As such, repurposing some of
the office uses on the Eastside into offices for other types of businesses would create
additional professional jobs and allow more Eastside residents to also work on the
Eastside.

KEY BUSINESS TAKE-AWAYS
•

Given the very small size of the Eastside, the issue is not necessarily that its residents
commute, but that they are seeking higher-wage jobs than are offered nearby. Eastside
residents leave the neighborhood for work and tend to work in professional services and
the television and film industries. The residents commute to Santa Monica, Beverly Hills,
Downtown Los Angeles, Culver City and Burbank.

•

Most Eastside jobs are in retail and the employees commute from other areas of Los
Angeles into the Eastside. This means the daytime population is quite different than the
night time population, resulting in two audiences for retail goods and services.

•

A recent expansion of technology-related businesses and stable presence of
professional service businesses represent an opportunity to offer the young and
educated residents a chance to work closer to home.

The Information Industry
The Information industry is showing growth and some clustering on the Eastside, and may be
desirable to attract given its higher wages and prominence amongst the residents of the
Eastside. As such, additional attention was given to this sector. The following addresses
opportunities and constraints specific to the Information Industry.
The industry includes sub-industries such as publishing, motion picture and sound recording,
broadcasting, telecommunications, and data processing. Below is an analysis of the
opportunities and constraints to growing the Information industry on the Eastside for
consideration:
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Opportunities
•

Phased development at The Lot. As proposed, The Lot is specifically designed to
attract information-related businesses, especially those in entertainment production.
While anticipated rents were not specifically disclosed, it’s fair to say the target tenant is
not a start up, but firms with enough experience and working capital to pay the higher
costs associated with the campus-like amenities ultimately planned for the site. Despite
a higher price point, The Lot will continue to drive the synergy already building in the
area.

•

An educated workforce. Not only does the City offer educated residents itself, but
feedback from current developers in the area indicated that West Hollywood’s close
proximity to Beverly Hills and Santa Monica – other highly-educated areas – is a
contributing factor to its desirability.

•

Proximity to Venture Capital Firms. Access to a plethora of venture capital sources in
the Greater L.A. Metro Area, which are critical to funding high-risk/high-reward tech
startups.

•

4G LTE Coverage. The Eastside is well covered by the nation’s four largest carriers for
high-speed mobile internet usage. According to OpenSignal, both Verizon and Sprint
show great 4G LTE coverage throughout the Eastside, while AT&T and T-Mobile both
also have great coverage around major corridors, where a tech firm would be likely to
locate.

•

Connectivity. The Eastside offers some degree of connectivity to other tech sectors,
specifically those in Downtown L.A. and West L.A., as well as local universities. While
the area may not yet have the access to tech-related professionals that allows
technology-based ecosystems like Silicon Valley and parts of Seattle to become selfsustaining, it does have access to the highly specialized movie, television, and online
entertainment market.

•

Distinction from Westside. The Eastside is notably separate from the nightlife and
entertainment scene that the Westside is known for, which may attract different types of
businesses.

Constraints:
•

High Rental Rates. The average rental rate for Class A and Class B office in West
Hollywood is $4.25 net of real estate taxes (discussed in more detail later), building
insurance and common area maintenance, also known as triple net (“NNN”). This is
compared to $2.86 NNN within a 10-mile radius of the City and $2.54 NNN for all of LA
County. This may be a deterrent to tech startups, which lack the capital to justify paying
leases so much higher than those in the surrounding area. Lower Eastside rents,
particularly in the older retail units that could also house some office uses, has likely
fostered some of the information business growth seen over the last two years. If those
options dwindle over time, it will be difficult for start-up firms to locate in the area on their
own. Co-operative-style models have been increasing in popularity, and would be a
viable option for larger spaces.
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•

Parking Shortage. Without onsite parking development, there would likely be a
significant shortage of parking to sustain the influx of employees that a large or even
medium-sized firm would bring in after converting a space from retail to office. This
problem is compounded by the fact that most street parking in the Eastside north and
south of Santa Monica Boulevard requires a resident permit. This is further hampered by
the fact that West Hollywood has more stringent parking requirements for office uses
than other nearby cities, at 3.5 spaces per 1,000 square feet for the first 25,000 square
feet. This standard is even higher for restaurants.

•

Development Standards. West Hollywood’s floor-area ratio requirements are restrictive
when compared to nearby communities. These nearby communities have been more
successful in attracting tech firms, like Santa Monica.

•

Culture. In a neighborhood with many smaller, locally-owned businesses, a large tech
firm like Google or Facebook could conflict with the existing culture and character of the
community. It could also force unwanted competition for parking with local businesses.
However, a small technology firm could still fit well in the neighborhood.

•

Available infrastructure. The City is reviewing the potential for upgrading technologyrelated infrastructure. Existing capacity may be below what is needed. The OWN
network has already requested dark fiber high speed connectivity. Private firms are
beginning to provide gigabit access, such as Google Fiber (available in only three cities
nationwide now, with the Bay Area being the only planned location in California for the
foreseeable future.) Other internet providers have the ability to offer similar service, but
the cost of implementation is significant and has deterred early programs, such as
Verizon’s fiber-to-home plans. The City may be able work with local providers to ensure
high-quality internet access remains available and up to date.

While the City cannot control all market forces, nor infuse capital into land assembly for
development, it can seek ways to incentivize future users in Information, or other industries as
desired. Part of the community’s next steps will be to focus on whether it wants to pursue
greater workforce development in the Eastside, or continue to focus on being primarily a retail
area – which has benefits as well.
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REAL ESTATE
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REAL ESTATE
The core of a traditional market study is measuring the performance of real estate through a
variety of metrics. The following section first discusses existing commercial space types,
followed by retail metrics, including sales tax, sales leakage, lease and sales rates, and finally
office metrics of sales and lease rates.
The Eastside’s commercial land uses make up about 15 percent of the gross area in total, and
include approximately 944,000 square feet of retail and office uses. Office makes up about 30
percent of the total, and based on field observations, medical office is the dominate use at this
time. Figure 32 identifies existing retail and office space by building class according to CoStar.
Building class is defined using a number of considerations including architecture and design,
age and attributes of a structure, amenities, and site. Building class does change over time, for
example, what may have been considered Class A at the time of construction would likely be
downgraded to Class B 15 to 20 years later unless appropriate upgrades and investment has
taken place. At this time, the Gateway Center is an example of a Class A retail space, while
most of the older small markets and shops along Santa Monica Boulevard would be considered
Class C.

Figure 32 – Eastside Office and Retail Space by Class
Office
283,096 SF

Retail
660,673 SF

228,934

252,000

Class A
Class B

95,002
123,115

Class C

179,739

64,979

Source: CoStar 2014
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Class A Characteristics: Three or more stories, high levels of architecture and design, glass and
steel construction, common area amenities.
Class B Characteristics: Two to four stories, moderate levels of architecture and design, brick
and stucco construction. May include outdated or obsolete Class A structures in some cases.
Class C Characteristics: One to two stories, minimal to no architectural or design features,
stucco or concrete construction. May include outdated Class B in some cases.

Overall, the retail mix is quite good with a strong Class A showing for the Gateway
Development, and a mix of Classes B and C for other users. In an area with a large
independent retailer presence, Class C space offers the more affordable rents required by small
businesses. New mixed use developments will increase the amount of Class A space in the
Eastside,
supporting
further
retail
building
investment.
The office mix is slightly less favorable, with almost
half of the square footage as Class C. While Class C
office also provides an entry point for smaller
businesses, a large percentage of office space is for
medical and medical-related uses, which are not as
conducive to reuse as other types of office. More
specifically, if the City is looking to increase the
number of high-paying jobs in the production and
technology fields, a larger percentage of “creative” or
open floor plan office space would be more
desirable.

Office growth to capture more
technology and professional jobs
will be a viable reuse option for
some small retail storefronts, but
more importantly for reuse or
redevelopment of existing office
uses that are less job-intense.
Maintenance of locally-serving
retail should remain a priority.

The ongoing challenges faced by all commercial uses along Santa Monica Boulevard are the
small parcel sizes, and parcel depths of only about 150 feet deep, which limit redevelopment
without land assembly and deter many investors. Some commercial lots are under the
municipal code minimum lot size of 5,000 square feet. Approximately 50 percent of parcels
are over 5,000 square feet, but under 10,000 square feet, which is still a small lot size for a
modern commercial use, particularly given parking demands.
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RETAIL METRICS
Sales Tax
The Eastside contributes significantly to the City’s sales tax revenues. Driven primarily by the
Gateway Center retail hub, the Eastside produced $2.6 million in sales tax revenue in fiscal year
2013-14, as shown in Figure 33, which identifies various areas of the City by sales tax
produced.

Figure 33 - Sales Tax Revenue Trends
Great Recession
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On average, the Gateway Center brings in about $1.75 million in sales tax revenue per year,
with the balance of the Eastside adding just under another $1 million. Interestingly, despite the
sharp drop in the National Consumer Confidence Index between 2007 and 2009, City sales tax
revenues saw relatively minor dips in 2009 and 2010. The next few years will be very telling for
the City to track, as the Consumer Confidence Index has been trending upwards.
Overall, the Eastside remains an important sales tax contributor, however, as the bulk of the
revenue is attributable to the Gateway Center, it’s unlikely that natural business turnover in the
remaining retail areas will have a dramatic impact upon revenues from a Citywide perspective.
In other words, the existing zoning code includes provisions to safeguard retail as a component
of the commercial land uses, and at this time, such provisions should be adequate to ensure
enough sales tax is generated in the area as to not negatively impact the City’s annual budget.
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Retail Leakage
Residential incomes, and more specifically discretionary incomes, are directly related to retail
demand. Utilizing consumer spending patterns reported by the US Census, as well as other
proprietary data from credit card spending and business records, ESRI was used to define retail
demand in the Eastside. Demand is then compared to supply for types of retail in the market
area. A “leakage” report is generated (see Figure 34), identifying if existing retail exceeds
demand (surplus), or fails to meet demand (leakage). It is important to note that a leakage
report should not be taken on face value.
One way to look at leakage is that residents of a trade area must leave the trade area in order to
consume that particular good. If there were a leakage of everyday goods like grocery stores or
drug stores, leakage would be a concern as those products should be locally available. On the
other hand, not all leakage is bad or unexpected. The best example is probably automobiles.
Dealerships can take up quite a bit of space, and cars simply aren’t something that is consumed
every day. As residents have ample car dealerships in the greater area from which to acquire a
vehicle, it is not necessary that a car dealership be present in the Eastside, taking up a great
deal of highly coveted space.
Similarly, a surplus may mean that the trade area cannot afford to support that particular good,
and the City might be concerned with losing some stores to lack of demand. Or, a surplus can
also identify a niche market – something the area is known for, and therefore creates a larger
draw than the immediate trade area. In summary, it’s critical to look at leakage in a greater
context.
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The Eastside has virtually no leakage of retail goods. Only
the “Motor Vehicle & Parts Dealers” retail category has a
significant gap. In fact, the Eastside enjoys a retail surplus
overall, which may be underestimated as discretionary
incomes are believed to be lower than average. While
new residents of the new apartment units recently
constructed or in the development process will add to the
retail demand, it will not materially impact the leakage or
surplus enough for the attraction of more retailers than
those included in the developments themselves.

Future retailers interested in
the area need to be willing to
carve out their own demand,
as they will not be filling a
supply gap

Figure 34 – Eastside Retail Leakage
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The Eastside is a very small geographic area, therefore the leakage analysis was expanded to a
larger area in order to better understand the retail market. This analysis leads to similar
conclusion. The 5-, 6- and 7-mile radii as shown in Figure 35 do not contain meaningful demand
gaps for new retailers. Besides Motor Vehicle and Parts Dealers, General Merchandise,
Building Materials and Supply, and Food and Beverage stores present some opportunities, but
not enough to warrant a retail-focused development strategy in the Eastside, particularly as
most of these retailers require a large floor plate area that will be difficult to assemble in the
Eastside.

Figure 35 – Market Area Leakage Comparisons
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Source: Esri and Dun & Bradstreet 2013
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Retail Asking Rents
Retail rents in West Hollywood have remained consistently above $4.30 PSF since 2009,
reaching above $5.00 PSF several times, including currently. Retail rents in the Eastside have
been equally consistent, but on average about $2.00 PSF lower than rents in the City as a
whole.

Figure 36 - Retail Asking Rents
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Retail Vacancy Rates
Despite the relatively high retail rents, vacancies have declined from a high of 10.3% in the
second quarter of 2009 to 3.8% in 2014 in the City, evidence that retailers both desire West
Hollywood locations and have somewhat limited supply of space. This trend could ultimately
make the area very challenging for small start-up and local businesses to use as a point of entry
as demand usually leads to increased asking rents. The Eastside has historically offered
comparatively inexpensive rents for the City, allowing for independent retailers and/or start-up
businesses to locate there.

Figure 37 - Retail Vacancy Rate
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One potential result for the Eastside as rents increase
is that spaces are priced out of the start-up economy.
Maintenance of locally-serving
The outcome is often the influx of national credit tenant
retail is important to keeping
retailers, also known as chain stores. However, as
local residents who pay a high
discussed earlier, the retail market is saturated in the
percentage of income to rent.
area, and chain retailers look for demand. One
This amenity may need to be
possibility is that a chain retailer may close a nearby
incentivized by the City.
location to relocate to the Eastside, if an ideal space
can be located. However, for better or worse, existing
retail spaces in the Eastside, exclusive of those being built in new mixed-use developments and
the Gateway Center, may not suit credit tenants. Outreach to developers revealed credit tenant
concerns with the small store sizes and the amount of tenant improvements that would be
needed to convert an older unit to a “brandable” space. The City has an interesting opportunity
at this time to influence the reuse of smaller, existing spaces as well as future redevelopment
that may occur.
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Keep in mind:
•

Residential incomes and rents indicate that many Eastside residents have below
average disposable incomes due to high housing costs. Local-serving retail will remain
critical to their day-to-day quality of life.

•

While the Eastern European population has been declining, the age cohorts of 55-64
and 65 plus are not shrinking commensurately, indicating that many residents are aging
in place through retirement.

•

Much of the Eastside’s appeal is the pedestrian-friendly nature of the community, which
reduces the need for vehicle travel.

All of these factors point towards the importance of maintaining affordable community-serving
retail in the area. Developers have commented that a number of up and coming chefs (a la Top
Chef and similar competitions etc.) have expressed interest in opening restaurants in Eastside
space coming on line, but cannot afford the rents. The interest speaks both to the recognized
desirability of the area (theoretically such a restaurant would be a good fit) as well as the
importance of rent pricing.
Other communities have taken a variety of approaches to similar situations. San Francisco is
the most well-known Californian example, which has instituted additional City review of
“formula” businesses as defined in its municipal code, and requiring a conditional use permit for
occupancy. Other communities limit street frontage or gross leasable area for retail uses in
order to maintain small unit sizes that are more likely to be occupied by independent
businesses. The City might also consider certain incentives like density bonuses for mixed use
projects that maintain below market retail rents on the ground floor; or structural rehabilitation or
façade grants that impose certain covenants with the property owners for a number of years
afterwards that ensures rents are affordable.
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OFFICE METRICS
Office Asking Rents
The average rent for office space in West Hollywood increased steadily since 2009 to reach
$4.13 PSF currently. Though CIM group was not willing to share its rents for the new
creative office space at The Lot, it is believed they were slightly higher than the $4.13 PSF
rate. RSG would expect the additional 100,000 square feet of planned office space by CIM
to also be slightly above market. However, the audience for that property is most likely to be
established firms looking to expand or relocate, and not smaller or newer production
operations. These types of firms would likely be similar to the established media firms that
recently leased new space at The Lot, including Funny or Die and the Oprah Winfrey
Network. As with retail rents, office rents in the Eastside are below their counterparts in the
City as a whole, by $1.00 per square foot on average since 2009, which is still a significant
reduction at 25%.

Rent per square foot

Figure 38 - Asking Office Rents
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Office Vacancy Rates
Available office space in the Eastside is very limited, with a vacancy rate below 2.0% since the
end of 2013 – a clear indicator of demand. The recent office building at The Lot, a 100,000square foot building, completed in the early part of 2014, already has committed tenants from
the film and television industry to use its space. The vacancy rate in the City as a whole is
significantly higher, however about 60% of the vacant space in the City is part of the Pacific
Design Center, without which the Citywide office vacancy rate would be less than 10%. The Red
Building at the Pacific Design Center is over 400,000 square feet of office and not yet leased.

Figure 39 - Office Vacancy Rate
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LEASE AND SALES RATES REGIONAL COMPARISONS
Lease Rates Regional Comparison
Current asking commercial rents in West Hollywood as a whole average $4.13 per square foot
(“PSF”) per month for office space and $5.39 PSF per month for retail space, which places it
above nearly all competing areas with the exception of Santa Monica and Beverly Hills. The
Eastside experiences lower asking rates; Culver City, Burbank, Hollywood, Downtown LA, and
even West LA could be considered “peer” areas, with competitive lease rates as seen in Figure
39.

Figure 39 –Lease Rates by Property Type and Jurisdiction (3rd Quarter 2014)
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Sales Rates Regional Comparison
Recent property transactions show a very interesting trend in the Eastside though, where
properties are selling at rates above the Eastside’s rental market peers of Culver City, Burbank,
Hollywood, and Downtown Los Angeles. These sales prices are showing the long-term effects
of the investment and developer interest in the Eastside, making it a more expensive ownership
market. Developer outreach has indicated that the Eastside is no longer being looked upon as a
less viable area than the west side of the City, but in fact
a place that is ripe with opportunity for those with the
Based on recent sales,
means to assemble and redevelop property.

property values are rising,

Higher land sales prices are, more specifically, an
rents will follow.
assurance that the investment community believes
commercial space in the Eastside can command a higher asking rent than it does on average
now. As recent property sales values in the Eastside are very similar to the City as a whole,
rents are likely to increase to more closely mirror City lease averages in order to make
investment “pencil” for new owners.
There are repercussions for rising lease rates as discussed. During RSG’s business survey,
three businesses indicated they had located in the Eastside because they had the ability to
purchase property there. This option will decline in viability for independent retailers or
businesses. Furthermore, while a vast number of smaller Eastside tenants have held their
spaces for ten or more years, and appear to have “settled” into landlord relationships that often
result in almost no property improvements, rents are likely to spike to accommodate rising land
values as tenants and owners turn over making entry into the market area more challenging for
small businesses.

Figure 40 – Sales Prices by Property Type and Jurisdiction (2012-2014)

Average Price Per Square Foot
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COMMERCIAL TURNOVER
The final metric examined is commercial turnover, which supports the prior analysis of lease
and sales values of properties. The Eastside has seen two notable peeks in investment. The
first was in 2005, where the real estate market was booming and investors were seeking out
secondary and tertiary market areas that were likely to support higher lease rates such as the
Eastside. As with the entire nation, this interest dropped off with the Great Recession. However,
starting again in 2012, sales of commercial property in West Hollywood grew significantly. There
were close to $107 million worth of retail properties sold in the second quarter of 2012, $39
million worth of office properties sold in the third quarter of 2012, and almost $30 million worth of
retail properties sold in the second quarter of 2014. In addition, sales in between these two
periods were fairly consistent, averaging almost $12 million per quarter. It is clear that the
investor community sees the Eastside as a place where money can be made.
Currently, there are 153 commercial parcels in the Eastside. A little more than half (54%) have
sold in the last 10 years. The Citywide average is about 4.5% annual turnover, which is a bit
high, in RSG’s experience, but not completely atypical. The turnover rate in the Eastside – an
area that was considered to be stagnant with no investment 20 years ago – has made a
remarkable turnaround.

Figure 41 –Commercial Property Turnover Comparison
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Given the highly developed nature of the area, future investment and development is likely to be
redevelopment of underutilized sites. Developers would seek out larger lots to the best of their
ability in order to limit the amount of land acquisition required. A limited number of lots
containing larger office buildings or carwashes in the Eastside present the most likely
candidates for eventual reuse. The smaller street front retail buildings are often in multiple
ownership, and do not have lot depth adequate enough for redevelopment. However, the City
may see some private consolidation of adjacent parcels to develop a larger retail unit as many
existing spaces are small in nature, well under 1,000 square feet based on field observations.
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KEY REAL ESTATE TAKE-AWAYS
•

Small lot sizes and multiple ownership issues continue to present an investment
challenge, but the development community is proving it may be worth the effort right
now.

•

An increase in land values is being followed by an increase in commercial rents. While
investment is critical to long-term viability of the Eastside, it may also act as a deterrent
to independent retailers or start-up businesses.

•

Vacancy rates are low in Eastside, indicating high demand for commercial uses and
supporting increased lease rates.

•

Based on retail leakage indicators, there is no gap in the retail market. New shops and
restaurants will most likely be successful if they fill a particular niche or add cache to the
area. There is a history of successful independent retail in the area and that trend will
likely continue.

•

Existing office uses, both those occurring in spaces that could be retail use as well as
those concentrated in largely medical office may be encouraged for reuse or even
redevelopment into land uses with higher employment density to accommodate
expansion.

•

Parking will remain a challenge for all commercial uses, particularly for those that
redevelop or change.

Page 60

Eastside Market Report

5

NEXT STEPS

Page 61

Eastside Market Report
NEXT STEPS
Redevelopment in the Eastside has been successful thus far, including public engagement and
careful planning for new developments. Overall, improvements have been well received by the
existing retail community, and certainly by the investment community which has renewed its
interest in the Eastside over the last few years. The Eastside Community now faces the
challenge of setting the course for the future after a long period of relative stagnation has
ended. This final section summarizes the opportunities and constraints facing the Eastside,
highlighting key decision points to be addressed in the Community Plan.
HOUSING OPPORTUNITIES AND CONSTRAINTS
As an area primarily comprised of multi-family residential uses, the future of the Eastside is
deeply entwined with its population. Moreover, most recent investment has been an expansion
of residential uses with high lease rates and amenity-driven apartment complexes. This market
will continue to draw younger, working professionals that are seeking the right location for their
lifestyle, which is likely to be a bit more upscale than the audience has historically been.
Opportunities
• Redevelopment of underutilized parcels, including commercial properties, for new multifamily residential

•



Perceived high quality of life in area



Millennial generation leans towards rental

Rehabilitation of aging housing stock could continue to provide for lower comparative
rents but still contribute to the overall viability of the area


•

Could add units or improve quality of existing units

Potential future integration of for-sale options, either through new development (most
likely condominiums) or through the conversion of rental units to condominiums.


Diversifies the market to retain residents that are interested in owning.

Constraints
 Older housing stock is a financial challenge to maintain. Even the highest construction
standards 60 years ago are subject to degradation over time. Additionally, things like
standard window and door sizes have changed over the years, making replacement of
even basic items more costly for owners. As rents continue to rise and vacancies remain
low, there is little incentive for property owners to invest in their properties, especially
when even minor improvements are costly.


There are limited ownership opportunities for those that may wish to invest in their own
home, driving them out of the area.



Limited units are available to accommodate families, particularly with multiple children.




People starting families will most likely continue to move away, just when they
are reaching levels of financial stability that would support higher-end retail and
restaurant uses that are coming into the Eastside.

Parking requirements continue to be an issue for many uses.
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Can increase costs for new development that has to utilize structured parking, or
is prohibitive to a change of uses such as converting existing retail to a
restaurant use.

RETAIL OPPORTUNITIES AND CONSTRAINTS
Santa Monica Boulevard has been, and remains, a retail environment. Its walkability and unique
nature make it a perfect accompaniment to the residential areas north and south of it. However,
as new investment drives lease rates up, the ability of independent retailers to be successful will
be challenged. Furthermore, the Eastside is able to support more office uses, which begs the
question as to whether the area should remain as focused on retail as it has been, or plan for
more flexible uses.
Opportunities
 The City could seek to incentivize small, local retailers by placing limitations on gross
leasable areas or linear storefront sizes, having additional review procedures for chain
retailers, or similar policies.


When new developments are presented, the City could work with developers to
encourage smaller floor plates and seek locally invested or interested tenants.



Older units continue to provide some entry-level spaces. The City may encourage
owners of older, Class C buildings to continue to invest in their properties by considering
grant programs that foster investment without overly incentivizing rent hikes.



The limited discretionary income of most residents will continue to support local-serving
retail and services in the Eastside.



With demand for office, and the desirability of higher-wage jobs, future policies can
consider incentivizing the conversion of older retail spaces to Flex and office uses.

Constraints
 As seen in the leakage reports, there is very little unmet demand for new retail. This
means local retailers need to be more business savvy than in areas where the “right”
location will bring in business through high demand.


Rising rents can discourage independent retailers.



Parking requirements are difficult to meet on-site for conversion of retail to restaurant or
new use. Pooled or credit programs may be effective, or, if necessary, more drastic
measures to help fund publicly available parking lots that are metered or have monthly
fee charges.
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OFFICE OPPORTUNITIES AND CONSTRAINTS
Office uses are currently focused largely on older medical or medical-related uses, with the
notable exception of The Lot and the influx of technology and production related businesses.
Medical use buildings are typically constructed to certain standards that behoove that industry
specifically, and are difficult to repurpose. In the future, while medical uses will remain
important, they may not be needed in the volume currently found today.
Opportunities
 Reuse of older space for tech-related or professional “start ups” is a very viable option
with the right infrastructure.


Recent clustering of production industries



Synergy from The Lot



Proximity to Beverly Hills for employees



The conversion of existing medical uses to employee-rich office buildings is possible
with significant rehabilitation or redevelopment to attract more users with higher wage
jobs.



Additional jobs, that are already those sought by residents, will keep residents working
locally and increasing the balance between costs of living and wages.



The community must carefully evaluate policies on office vs. retail uses to determine
how to focus its business outreach and land use planning efforts.

Constraints
 Rising lease rates can be a barrier for companies that are sensitive to high costs.


Older building stock is not always conducive to incoming uses.


Former medical or older retail is not attractive to industries seeking amenities,
“creative space” etc., particularly those that are more established firms and able
to afford higher rents.



Limited on-site parking remains an issue for all uses.



Outdated/slow internet infrastructure may deter technology firms, particularly if the City
falls behind its competition from Santa Monica and the Silicon Beach area.



Current medical office use has low employee per SF ratio, which reduces the available
jobs of the Eastside.



Shifts in office use for the new generation of employees are a bit of a wildcard. On the
one hand, the Eastside offers a number of attractive amenities including its unique
character, on the other hand, telecommuting and “hotel-style” office space (on-site
employee is assigned a desk for the day) is becoming more common which will influence
the amount of investment occurring in future office uses.
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APPENDIX 1 –INTERVIEWS WITH LOCAL REAL ESTATE DEVELOPERS
METHODOLOGY
RSG staff members reached out via phone or email to real estate developers working on the
Eastside. The following are some sample questions that were asked:
1.
2.
3.
4.
5.
6.
7.

What was the impetus for your project?
What do you expect your target audience will be for your development?
What are your expected asking rents for residential and retail?
What marketing strategy, if any, did you employ to advertise your development?
Why apartments and not condos?
What sort of retailers do you envision?
What is your business model following development and occupancy?

FINDINGS
•
•
•
•
•
•
•
•
•

National credit tenants might be preferred, but the area is already relatively saturated.
There are good opportunities to purchase land on the Eastside.
The Eastside is still West Hollywood, which is a very attractive area to developers.
Rental prices in newer buildings are very high.
Many residents have dogs.
Few residents in newer buildings have children.
Leasing of retail spaces has been slow, but developers do not seem too worried. They
are just waiting for the right tenants willing to pay relatively high rental prices.
Parking is difficult in the area.
Developers feel there could be a market for a mid-range hotel. This would cater to
people that cannot afford more expensive options throughout the City or business
travelers.
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APPENDIX 2 – INTERVIEWS WITH BUSINESS OWNERS
METHODOLOGY
RSG staff members walked through the Eastside and spoke with business owners when
available and willing, and in some cases with employees. Small, independent businesses were
targeted with a focus on identifying why they located or continue to operate in the Eastside;
whether their customer base consists mostly of Russian speakers, local residents, or other
areas of draw; and what kinds of trends they have noticed in their business, customers, and the
neighborhood. RSG also reached out by phone to several specific business owners that were
not available during the field work. A total of 27 businesses participated in the field survey or
phone discussions.
Russian 11 business owners were almost always surveyed in Russian in order to make them feel
more comfortable answering questions. A few Russian business owners chose to speak in
English. Questions were customized based on the participant’s willingness to interact, the type
of business, and earlier answers from other businesses.
FINDINGS
•

Among the most common businesses are those selling Russian language-oriented
groceries, elderly-oriented goods and services, and clothing. Other commercial land
uses include automotive repair stores, two large-format grocery stores, two car washes,
two automotive rental businesses, pawn shops, service retails such as nail salons and
dry cleaners, pet supplies and grooming, and an assortment of credit tenant retailers
located in the West Hollywood Gateway.

•

Many of the businesses, particularly the ones owned by and oriented toward Russian
speakers, have been owned by their current owners for a long time. The average length
of tenancy among all businesses is twelve years; some businesses have been in
operation for as many as 30 years.

•

Everyone concurred that the local area is becoming less Russian and younger. Several
people said that many Russians are moving to more affordable areas in Santa Monica
and the San Fernando Valley. Since many of the Russian residents are senior citizens,
mortality also plays a role in the decline of the local Russian population. High housing
costs were widely recognized as one of the most influential factors in the local client
base.

•

Business owners who rely more on Russian clientele felt that this demographic shift will
hurt their businesses. Owners and employees of businesses directed at more affluent
and/or younger audiences were generally happy to see more of their target audience
attracted by the new development.

•

The surveyors noticed that the neighborhood includes many medical offices. Although
the occupants of these offices were not surveyed, several of the surveyed business
owners and employees noted a connection among the high proportion of older residents,

11

RSG recognizes that there are many distinctions and conflicts among Russian speakers, including people from
various former Soviet Republics, people from former Soviet bloc countries, and Jews of Soviet origin. For the sake of
simplicity, this summary of findings refers to all of these subgroups as Russian because of their common consumer
preferences within West Hollywood and shared language.
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the presence of medical offices (largely with Russian-speaking doctors), and businesses
focused on goods and services for the elderly.
•

In addition to the pet food and pet service stores, there were two fitness studios, several
bars, and several cafes / restaurants, all of which are geared toward a younger customer
base than the elderly Russian population served by the medical offices and medical
supply stores.

•

Respondents had mixed feelings about whether the Eastside had changed over time
and whether those changes were positive. Some said that it has gotten better with new
development and public improvements. Others said that the community has gotten
worse, citing homelessness and dirty streets as causes of community deterioration.

•

The home furnishing store and the motorcycle sales and repair store are notable for their
regional and even international customer bases. In both cases, the opportunity for the
business owners to own the buildings is a primary reason for their current location.

•

Several businesses identified larger trends that are presenting challenges to operational
success. State and national changes in public policy relating to medical insurance are
making it more difficult for businesses specializing in elderly-oriented goods and
services. Internet commerce (i.e., internet-based retailing) was cited a couple of times as
making it more difficult for brick and mortar stores to compete.

•

The surveyors noticed that a couple of Russian groceries (identified by their business
names still on the building) have gone out of business. One of them was temporarily
used as a dance studio for children until its recent sale to an undisclosed buyer.
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Russian-oriented |Inactive Frontages | Hybrids | New Development

The unique characteristic of storefronts on the Eastside supports a neighborhood of residents by a mix of uses - from
small, home-grown restaurants and shops, neighborhood services, and office space. The primary typologies identified
on the Eastside’s segment of Santa Monica Boulevard are (1) Russian-oriented businesses, (2) Inactive frontages and
blank walls, (3) Hybrid streets which includes active and inactive frontages, and (4) New development frontages.
The following study looks at (1) the number of retail entries, (2) the frequency of these entries, (3) the dimensions
of each storefront, (4) the amount of transparency (glass) of each storefront, (5) types of uses, activity level, and (6)
storefront complexity. The goal of this study is to take these metrics and use them to design guidelines for future
ground floor retail in the Eastside Community Plan, warranting a retail experience that will be unique and tailored
to the needs of the Eastside community and visitors. The retail program for the Eastside Community Plan will be a
cornerstone of the strategy for maintaining the Eastside’s character, and be designed specifically to activate that
segment of Santa Monica Boulevard.
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RUSSIAN-ORIENTED
PARAMETERS
Average Transparency: 23%
Average number of entries: 7 entries per 100’
Average height of storefront: 12’
Average width of storefront: 17’
Types of Uses: Office, Health, Retail

Signage: Large signage on facade and windows
Encroachment: none
Ground floor activity level: High
Facade Complexity: High
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INACTIVE FRONTAGES
PARAMETERS
Average Transparency: 11%
Average number of entries: 1.5 entries per 100’
Average height of storefront: 13’
Average width of storefront: 70’
Types of Uses: Retail, Art Gallery, Post Office

Signage: Not visible on street level
Encroachment: None
Ground floor activity level: Low
Facade Complexity: Low
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HYBRID 1
PARAMETERS
Average Transparency: 28%
Average number of entries: 1.5 entries per 100’
Average height of storefront: 15’
Average width of storefront: 50’
Types of Uses: Restaurant, Office, Retail, Health

Signage: Window signage and on awnings
Encroachment: 3’ for Al-fresco dining at Food Lab
Ground floor activity level: Medium
Facade Complexity: Medium
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HYBRID 2
PARAMETERS
Average Transparency: 21%
Average number of entries: 3 entries per 100’
Average height of storefront: 12’
Average width of storefront: 30’
Types of Uses: Office, Health, Retail, Parking Lot

Signage: Minimal, most signage is on placed on windows
Encroachment: none
Ground floor activity level: Medium
Facade Complexity: Medium
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NEW DEVELOPMENT
PARAMETERS
Average Transparency: 70%
Average number of entries: 2 entries per 100’
Average height of storefront: 14’
Average width of storefront: 70’
Types of Uses: Retail, Lobby

Signage: Minimal, vacant storefronts
Encroachment: none
Ground floor activity level: Low
Facade Complexity: Low-medium
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PARAMETERS
Average Transparency (between 2’ and 12’): 54%
Average number of entries: 2.5 entries per 100’
Average height of storefront: 23’
Average width of storefront: 54’
Types of Uses: Retail, Restaurant

Signage: Average
Encroachment: 4’-5’ at Lyfe Kitchen and Mendocino Farms
Ground floor activity level: Medium - high
Facade Complexity: Low-medium
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II. VISUAL
SURVEY

The following is a visual survey of the Eastside’s segment of Santa Monica Boulevard. This survey is
intended to provide a brief understanding of the existing fabric of retail frontages on the Eastside.
Note that the frontages on the southern segment of Santa Monica Boulevard have been flipped in order
to provide a side-by-side comparison with the northern segment.
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USA Printers - (printing)

Surly Goat (bar)

Santa Monica Blvd
N Hayworth St.

N Hayworth St.

1 Stop Shop

Cosmetic Rejuvenation
Medical Center (cosmetic surgeon)

Santa Monica Blvd

Lee Strasberg Theatre and Film Institute - (film and theater)
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Hollywood
Electric Vacuum
& Sewing - (retail)

New Image Art
- (gallery)

Sherman
Medical
Supplies (health)

H&R Block (financial)

Mansion - (gym)

Gino Beauty Salon (salon)

Siberian Health (health)

GNC - (retail)

Mercy for Animals
- (pets)

Whipped LA (restaurant)

Huener’s Jewelers - (retail)
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Starbucks - (restaurant)

Mocafe - (restaurant)

N Fairfax Ave

Parking, Whole Foods - (grocery)

Assorted shops
-(retail)

Santa Monica Blvd
Just Food for Dogs - (pets)

Arbat Deli (grocery, R)

Psychic (service)

C.T. Nails III - (salon)
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Tbilisi & Yerevan
Bakery (bakery, R)

Tbilisi & Yerevan
Bakery (bakery, R)

Medical
Supply (health)

European
Beauty Salon
- (salon)

Slavick
Services (financial)

CT Nails #9 (salon)

N Orange Grove Ave
N Orange Grove Ave

Kung Pao - (restaurant)

Euro-Design Auto Craft - (auto shop)

trainingmate - (gym)

Alternative Herbal
Health Services (health)

Chevra Kadisha Mortuary - (mortuary)
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Cherry Garden(grocery)

Khakhanashvili
Merab Art
Restoration
(service)

Congregation- (religious facility)

Brick Los Angeles - (gym)

Executive Car Leasing (auto shop)

Parking

N Ogden Dr.

Santa Monica
Monica Blvd
Santa
Blvd
Body Factory - (health)
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Executive Car Leasing -(auto shop)

N Ogden Dr.

Odesa Grocery (deli/produce)

Monem Corporation (property management)

Kalinnika Gifts (retail)

Pawn Shop - (retail)

Star Medical &
Surgical Supplies (health, R),
(Vacant)

(Vacant) Storefront

Genesee Pharmacy (health, R),
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Pawn Shop - (retail)

Tashman (retail)

Apple VIP Massage (health)

Victoria Boutique
- (retail)

Tashman Hardware - (hardware)

The DJ Store - (retail)

Liquor - (liquor)

New York Deli - (grocery)

N Genessee Ave

Santa Monica Blvd
Yev’s Jewelry & Loan - (pawn shop)
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777 Jewelry
- (service)

Victoria’s Touch - (retail, R)

N Genessee Ave

Parking

Now Boarding - (bar)

Pete the Plumber (retail)

Specialty Eye Care

Funtasia - (retail)

Festival Food
Market (grocery)
Crystal Imports - (retail, R)

Svetlana Deli Market
(grocery, R)
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Family Medical Clinic

Pleasure Chest

Studs Theatre - (film & theater)

Pleasure Chest - (retail)

Parking

(Vacant) Storefront

2 Dollar Clothing Store (retail)

Bicycles - (retail)

Studs Theatre

Spaulding Pharmacy - (retail)

N Spaulding Ave

Santa Monica Blvd
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Parking

Mechta Deli Market - (grocery)

SSUR - (retail)

GAG French Fashion - (retail)

Silika - (retail, R)

RockStar Rover - (pets)

Bar Lubitsch - (bar)

Vodaspa - (spa)
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N Spaulding Ave

Kashtan Wholesale - (grocery, R)

West Hollywood Fire Department

Madison Car Wash - (car wash)

N Stanley Ave

Santa Monica Blvd
(Vacant) Storefront

Harry and Frances Rubinfeld Russian Jewish Community Center - (religious)
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Parking

Hollywood Braces
(health)

Beriozka (grocery)

Forget-Me-Not 2 (retail)

Health-o-Med (health, R)

The Hair Barber
Shop - (salon)

S&S Liquor - (liquor)

N Curson Ave
N Curson Ave

Plaza - (retail)

USA Gasoline - (gas)
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Curson Pharmacy - (health)

Office

Airbuckle Electric
Motors - (retail)

Dr. Semyon Emert (health)

Universal Dental Clinic - (health)

Wedding Chapel (religious)

Ginn’s One of a Kind
Alterations - (service)

Moscow Grocery (grocery)

No Stress
Hydroponics - (retail)

Airbuckle Electric Motors
(retail)

Parking

Cash for
Gold (pawn)

N Sierra Bonita Ave

Santa Monica Blvd
Eliseyevksky
(grocery)
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West Hollywood Community Housing Corporation

BE. BE Therapy
- (health)

Health Clinics - (health)

Paris House - (strip club)

David Hockney Studio (gallery)

(Vacant) Storefront
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Private Residence

Lifetime Gallery - (gallery)

Parking

Parking

Karpaty - (grocery, R)

Tinto Tapas - (restaurant)

Ibiza Nails - (salon)

GB Auto - (auto shop)

N Gardner St

Santa Monica Blvd
Salt’s Cure - (restaurant)

Final Touch - (auto shop)

28

N Gardner St
N Vista St

Astroburger - (restaurant)

Fatburger - (restaurant)

Astroburger parking

Priceless - (auto shop)

Parking

Galanga Thai Fusion - (restaurant)
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(Vacant) Lot

Parking

Santa Monica Blvd
Dolphin Pool Supply - (retail)

National Pharmacy (health)

N Vista St

(Vacant) Lot

Innovative Theaters (film & theater)

Quick Splash n’ Dash - (car wash)

(Vacant) Officefront
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Vine Medical Supply (health)

Quick Splash n’ Dash - (car wash)

Pacific Pawnbrokers (pawn shop)

Pawn Shop (pawn shop)

N Martel Ave

Quick Splash n’ Dash - (car wash)

Vandeuren Framing - (retail)

Plummer Park

Lark Gallery - (gallery)

Paladin - (private office)

Cienega Pharmacy (health)
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Formosa Interactive - (film studio)

N Fuller Ave

Paladin

Interior Illusions Parking

Interior Illusions - (service)

N Fuller Ave

Santa Monica Blvd
Smart & Final - (grocery)
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Movietown (mixed-use)

Agni Yoga - (gym)

A Frame Hollywood - (retail)

Studio 73 Salon - (salon)

Movietown (mixed-use)
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Acting Artists Theatre (film & theatre)

N Greenacre Ave

Harlowe - (restaurant bar)

Cocolaca Studios - (gallery)

Church Boutique - (retail)

Westlake Recording Studios

Movietown (mixed-use)

N Poinsettia Pl.

Santa Monica Blvd
The Lot - (film studio)
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Poinsettia Dr

Thunder Road - (retail)

Food Lab - (restaurant)

Fotek - (private office)
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The Body Well - (health)

N Poinsettia Pl.

Private Offices - (private offices)

Creative Works Media Parking

Santa Monica Blvd
The Lot - (film studio)
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Creative Works Media - (private offices)

Velvet Grip Tattoo Shop(service)

Los Angeles
Patients and
Caregivers
Group - (health)

Building
Entrance

Max&Moritz - (retail)
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(Vacant) Storefront

Jones Cafe - (restaurant)

N Formosa Ave.

The Domain Construction (mixed-use)

Santa Monica Blvd
Formosa Cafe - (restaurant)

Mendocino Farms - (restaurant)

Lyfe Kitchen - (restaurant)
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N Detroit St
Verizon - (retail)

The Dylan - (mixed-use)

Crazy Rock’n Sushi (restaurant)

BevMo! - (liquor)
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Jersey Mike’s (restaurant)

Hot N Juicy Crawfish (restaurant)

N La Brea Ave

The Dylan - (mixed- Use)

Santa Monica Blvd
WeHo Gateway (retail & restaurant)
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