Chapter 5. Private Realm Recommendations

5.3.2 Mixed-Use Concept along East
Garvey

The mixed-use development concept proposed
for the East Garvey neighborhood would
represent a very different scale of development
from that envisioned at Garvey / Atlantic. This
concept, sited on the south side of Garvey
Avenue between Sefton Avenue and Rural
Drive, provides an example of live-work
townhouses.  These three-story units would
provide space for small studios, shops, or offices
on the ground floor with living quarters above.
In this specific concept, additional residential-
only units would be constructed in the rear of the

property.

This characteristics of this prototype are:
=  Site size — 1 block, 0.61 acres
» 12 live work units @ 1600 SF per unit
* 4 residential-only units at 1300 SF per unit
» Total building area — 25,680 SF
»  Floor-area ratio — 0.91
= 25 units per acre
»  Parking:
» 2 residential spaces per unit — 32
residential spaces
» 8 guest spaces for live/work units
» Overall — 2.5 spaces per unit

The site plan for this prototype (see Figure 5-2) i;‘
. . . . . s =
illustrates its relationship to the surrounding St
1

area. Buildings are set back 5 feet from the H S ;l @Q oa\g
property line to create a 15’ minimum sidewalk Existi ° + o _ ) _ _ 15

. . . . xisting Alley Residential Unit and Parking Courtyard Live/Work Unit Garvey
width (see Figure 5-3). Parking is accessed from Residential Boulevard
the rear of the property, along an existing alley. Figure 5-3. Cross-section through mixed-use concept for East Garvey.

Unbuilt portions of the site have been

92 GRUEN ASSOCIATES



Downtown Monterey Park Mixed-Use and Pedestrian Linkages Plan

landscaped. As shown in Figures 5-3 through 5-
6, the live-work units would be organized to
provide public and private entries as well as
private open space for each unit. Units in the
rear of the property would be stepped back from
the alley in order to better integrate with
adjacent single-family residential neighborhood.

The live-work lifestyle concept would be well
suited to East Garvey. Along this portion of
Garvey, existing commercial uses are less
intense than further west in Downtown. Small
shops and studios would provide an
opportunities  for  creative  artists  and
entrepreneurs with small businesses to live right
over their workspace.

Figure 5-7 illustrates the type of architectural
detailing and interest in design which projects in
Downtown Monterey Park should exhibit.
Details including awnings, balconies, arbors,
and building setbacks provide residents and

pedestrian passersby with an appealing backdrop
for their activities. This isometric drawing also
illustrates how private development can be
integrated with the public realm, showing a curb
bump-out at a bus stop, street furniture, and
landscaping.

Keyser Marston Associates (KMA), a real estate
and economic analysts with experience in
Monterey Park, completed a pro forma
development feasibility analysis of this
prototype project. KMA collected information
from multiple sources to analyze the project,
including market data reports, recently proposed
projects, and cost factors for new development.
The full pro forma is attached to this Plan as
Appendix C.

The analysis estimated that this type of
development would cost approximately 10%
more to construct than existing home prices in
the area. However, new development in area

-

with little recent development (such as Monterey
Park) can often attract a premium in purchase
price over existing development. Furthermore,
as housing prices continue to rise this type of
project will be increasingly attractive to
developers, particularly on unimproved or
poorly improved properties such as those that
are common along East Garvey.

o

Figure 5-4. Ground floor plan detail.

Figl.Jre- 5-5. 2" floor p'Ian'de;caiI.

Figure 5-6. 3" floor plan detail.
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Figure 5-7. Isometric drawing of prototype project along East Garvey, highlighting architectural detailing and relationship to public realm.
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5.4 Application of Design Guidelines to
New Commercial Development

While the development standards and design
guidelines in this chapter are focused on mixed-
use development, commercial development
without a residential component in Downtown
Monterey Park should also address the livable
communities objectives contained in this Plan.

In terms of the application of this Plan to
commercial development in Downtown, all of
the Design Guidelines (Section 5.2) apply to
commercial development as well. In addition,
commercial developers should consult the
existing Design Review Guidelines.

Of the development standards (Section 5.1),
only Standard III-B, regarding pedestrian
orientation of development and front setbacks, is
applicable. For additional standards, refer to the
Code requirements of the underlying zone.

5.5 Recommendations for Existing
Commercial Development

In addition to new development, whether mixed-
use or entirely commercial, existing commercial
development  in Monterey
necessarily forms a major component of the
livable communities Vision.
minor, low-cost improvements are available to

Downtown
A number of
property and business owners in order that can

create a more cohesive, attractive Downtown
that will attract additional patrons to the area.

5.4.1 Recommendations for Existing
Development Built Up to the Sidewalk

Much of the development along the major streets
of Downtown is already reasonably pedestrian-
oriented in that it has been built up to the
sidewalk.  For these buildings, the most
beneficial improvements address the
attractiveness of shops and the overall building
to potential customers walking down the street.
Guidelines for improving the street frontage of
existing commercial development include:

»  Provide attractive window displays avoiding
clutter and storage of merchandise against
windows.

= Avoid blocking storefront windows with
excessive signage or furniture placed up
against the windows. Potential customers
will be more likely to enter a store where
they can see what’s inside.

* Building signage should specifically indicate
the type of service or good sold inside.

* Install “unifying” architectural elements
along the building or series of buildings
such as awnings or a single style of signage
in order to establish a recognizable pattern
of storefront design along the street.

* Maintain the attractiveness of the building
facade by periodically washing grime from
windows and walls, and applying new paint
if the existing is chipping.

= (Clean the sidewalk in front of the building,
removing trash and wiping up spills.

= Consider updating the facade architecture.

= No window signs shall exceed four square
feet of 15 percent of the window area
whichever is less.

5.4.2 Recommendations for Existing
Development with Parking along the
Sidewalk

For development that is not built up to the
sidewalk but instead has its parking along the
sidewalk, the storefront recommendations listed
in Section 5.4.1 still apply. In addition,
improvements recommended here make it easier
for pedestrians to get from the sidewalk to store
entries and more pleasant to walk along the
parking lot. Guidelines for improving parking
lots include:

* Install landscaping between the sidewalk
and the parking lot. This will create a more
pleasant pedestrian environment on the
sidewalk.

»  Ensure that clear pathways exist through the
parking lot between the sidewalk and store
entries, inviting pedestrians to shop in the
stores.

5.4.3 Education and Code Updates

The City needs to develop educational programs,
stronger codes, and enforcement programs to
ensure that the overall vision of the Mixed-Use
and Pedestrian Linkages Plan is carried out in all
areas along the corridor.
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Monterey Park Mixed-Use and Pedestrian Linkages Study

Level of Service Summary - Future Conditions with Land Use Scenario 1
With "Low Cost" and Signal System Improvements

Existing Conditions | Future w/Scenario 1 Future w/Scenario 1 Future w/Scenario 1

Study Intersection Peak g w/Low Cost Imprvs [a] w/Improvements [b]

Hour ICU LOS ICU LOS ICU LOS ICU LOS
1 Atlantic Blvd and Hellman Ave AM 1.035 F 1.147 F 0.976 E 0.876 D
PM 0.938 E 1.183 F 0.969 E 0.869 D
2 Atlantic Blvd and Emerson Ave AM 0.744 C 0.895 D 0.895 D 0.795 C
PM 0.806 D 1.165 F 1.165 F 1.065 F
3 Atlantic Blvd and Ralphs Parking Lot/Driveway AM 0.533 A 0.619 B 0.612 B 0.512 A
PM 0.698 B 0.905 E 0.893 D 0.793 C
4 Atlantic Blvd and Garvey Ave AM 0.788 C 0.895 D 0.844 D 0.744 C
PM 0.740 C 0.942 E 0.942 E 0.842 D
5 Chandler Ave and Garvey Ave AM 0.628 B 0.739 C 0.739 C 0.639 B
PM 0.715 C 0.903 E 0.843 D 0.743 C
6 Ynez Ave and Garvey Ave AM 0.624 B 0.725 C 0.656 B 0.556 A
PM 0.905 E 1.075 F 0.873 D 0.773 C
7 McPherrin Ave and Garvey Ave AM 1.329 F 1413 F 1.048 F 0.948 E
PM 0.750 C 0.909 E 0.792 C 0.692 B
8 Ramona Ave and Garvey Ave AM 0.506 A 0.582 B 0.582 A 0.482 A
PM 0.699 B 0.856 D 0.856 D 0.756 C
9 Garfield Ave and Garvey Ave AM 0.944 E 1.107 F 1.027 F 0.927 E
PM 0.963 E 1.240 F 1.174 F 1.074 F
10 Garfield Ave and Avondale Ave AM 0.470 A 0.562 A 0.525 A 0.425 A
PM 0.750 C 0.970 E 0.857 D 0.757 C
11 Garfield Ave and Emerson Ave AM 0.727 C 0.887 D 0.887 D 0.787 C
PM 0.776 C 1.096 F 1.096 F 0.996 E
12 Garfield Ave and Hospital Parking Lot/Driveway AM 0.492 A 0.595 A 0.595 A 0.495 A
PM 0.637 B 0.830 D 0.830 D 0.730 C
13 Garfield Ave and Garfield Medical Dr. (Hampton Ave) AM 0.618 B 0.719 C 0.719 C 0.619 B
PM 0.711 C 0.899 D 0.899 D 0.799 C
14 Garfield Ave and Hellman Ave AM 0.748 C 0.871 D 0.871 D 0.771 C
PM 0.927 E 1.185 F 1.185 F 1.085 F
15 Alhambra Ave and Garvey Ave AM 1.074 F 1.167 F 1.120 F 1.020 F
PM 1.058 F 1.291 F 1.221 F 1.121 F
16 New Ave and Garvey Ave AM 0.717 C 0.779 C 0.779 C 0.679 B
PM 0.816 D 0.939 E 0.939 E 0.839 D

Notes

[a] Improvements primarily include restriping approaches to provide additional/exclusive turn lanes.

[b] Includes low cost and signal system improvements.

Level of Service Analysis Per Intersection Capacity Utilization (ICU) Method.
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Level of Service Summary - Future Conditions with Land Use Scenario 2
With "Low Cost" and Signal System Improvements

Existing Conditions | Future w/Scenario 2 Future w/Scenario 2 Future w/Scenario 2

Study Intersection Peak g w/Low Cost Imprvs [a] w/Improvements [b]

Hour ICU LOS ICU LOS ICU LOS ICU LOS
1 Atlantic Blvd and Hellman Ave AM 1.035 F 1.139 F 0.971 E 0.871 D
PM 0.938 E 1.139 F 0.935 E 0.835 D
2 Atlantic Blvd and Emerson Ave AM 0.744 C 0.890 D 0.890 D 0.790 C
PM 0.806 D 1.145 F 1.145 F 1.045 F
3 Atlantic Blvd and Ralphs Parking Lot/Driveway AM 0.533 A 0.604 B 0.597 A 0.497 A
PM 0.698 B 0.855 D 0.843 D 0.743 C
4 Atlantic Blvd and Garvey Ave AM 0.788 C 0.885 D 0.835 D 0.735 C
PM 0.740 C 0.914 E 0.914 E 0.814 D
5 Chandler Ave and Garvey Ave AM 0.628 B 0.730 C 0.730 C 0.630 B
PM 0.715 C 0.878 D 0.816 D 0.716 C
6 Ynez Ave and Garvey Ave AM 0.624 B 0.719 C 0.649 B 0.549 A
PM 0.905 E 1.059 F 0.856 D 0.756 C
7 McPherrin Ave and Garvey Ave AM 1.329 F 1.404 F 1.039 F 0.939 E
PM 0.750 C 0.892 D 0.774 C 0.674 B
8 Ramona Ave and Garvey Ave AM 0.506 A 0.570 B 0.570 A 0.470 A
PM 0.699 B 0.824 D 0.824 D 0.724 C
9 Garfield Ave and Garvey Ave AM 0.944 E 1.100 F 1.023 F 0.923 E
PM 0.963 E 1.210 F 1.145 F 1.045 F
10 Garfield Ave and Avondale Ave AM 0.470 A 0.595 A 0.535 A 0.435 A
PM 0.750 C 1.124 E 0.919 E 0.819 D
11 Garfield Ave and Emerson Ave AM 0.727 C 0.900 D 0.900 D 0.800 C
PM 0.776 C 1.113 F 1.113 F 1.013 F
12 Garfield Ave and Hospital Parking Lot/Driveway AM 0.492 A 0.603 B 0.603 B 0.503 A
PM 0.637 B 0.838 D 0.838 D 0.738 C
13 Garfield Ave and Garfield Medical Dr. (Hampton Ave) AM 0.618 B 0.726 C 0.726 C 0.626 B
PM 0.711 C 0.907 D 0.907 E 0.807 D
14 Garfield Ave and Hellman Ave AM 0.748 C 0.874 D 0.874 D 0.774 C
PM 0.927 E 1.180 F 1.180 F 1.080 F
15 Alhambra Ave and Garvey Ave AM 1.074 F 1.125 F 1.097 F 0.997 E
PM 1.058 F 1.205 F 1.143 F 1.043 F
16 New Ave and Garvey Ave AM 0.717 C 0.776 C 0.776 C 0.676 B
PM 0.816 D 0.920 E 0.920 E 0.820 D

Notes

[a] Improvements primarily include restriping approaches to provide additional/exclusive turn lanes.

[b] Includes low cost and signal system improvements.

Level of Service Analysis Per Intersection Capacity Utilization (ICU) Method.




Level of Service Summary - Future Conditions with Land Use Scenario 3
With "Low Cost" and Signal System Improvements

Monterey Park Mixed-Use and Pedestrian Linkages Study

Existing Conditions | Future w/Scenario 3 Future w/Scenario 3 Future w/Scenario 3

Study Intersection Peak g w/Low Cost Imprvs [a] w/Improvements [b]

Hour ICU LOS ICU LOS ICU LOS ICU LOS
1 Atlantic Blvd and Hellman Ave AM 1.035 F 1.147 F 0.977 E 0.877 D
PM 0.938 E 1.191 F 0.976 E 0.876 D
2 Atlantic Blvd and Emerson Ave AM 0.744 C 0.892 D 0.892 D 0.792 C
PM 0.806 D 1.167 F 1.167 F 1.067 F
3 Atlantic Blvd and Ralphs Parking Lot/Driveway AM 0.533 A 0.619 B 0.612 B 0.512 A
PM 0.698 B 0.907 E 0.895 D 0.795 C
4 Atlantic Blvd and Garvey Ave AM 0.788 C 0.900 D 0.848 D 0.748 C
PM 0.740 C 0.956 E 0.956 E 0.856 D
5 Chandler Ave and Garvey Ave AM 0.628 B 0.738 C 0.738 C 0.638 B
PM 0.715 C 0.909 E 0.850 D 0.750 C
6 Ynez Ave and Garvey Ave AM 0.624 B 0.733 C 0.664 B 0.564 A
PM 0.905 E 1.092 F 0.889 D 0.789 C
7 McPherrin Ave and Garvey Ave AM 1.359 F 1.453 F 1.054 F 0.954 E
PM 0.750 C 0.926 E 0.810 D 0.710 C
8 Ramona Ave and Garvey Ave AM 0.506 A 0.596 A 0.596 A 0.496 A
PM 0.699 B 0.888 D 0.888 D 0.788 C
9 Garfield Ave and Garvey Ave AM 0.944 E 1.137 F 1.056 F 0.956 E
PM 0.963 E 1.290 F 1.210 F 1.110 F
10 Garfield Ave and Avondale Ave AM 0.470 A 0.604 B 0.550 A 0.450 A
PM 0.750 C 1.052 F 0.905 E 0.805 D
11 Garfield Ave and Emerson Ave AM 0.727 C 0.882 D 0.882 D 0.782 C
PM 0.776 C 1.122 F 1.122 F 1.022 F
12 Garfield Ave and Hospital Parking Lot/Driveway AM 0.492 A 0.603 B 0.603 B 0.503 A
PM 0.637 B 0.854 D 0.854 D 0.754 C
13 Garfield Ave and Garfield Medical Dr. (Hampton Ave) AM 0.618 B 0.726 C 0.726 C 0.626 B
PM 0.711 C 0.923 E 0.923 E 0.823 D
14 Garfield Ave and Hellman Ave AM 0.748 C 0.881 D 0.880 D 0.780 C
PM 0.927 E 1.207 F 1.207 F 1.107 F
15 Alhambra Ave and Garvey Ave AM 1.074 F 1.164 F 1.123 F 1.023 F
PM 1.058 F 1.300 F 1.229 F 1.129 F
16 New Ave and Garvey Ave AM 0.717 C 0.775 C 0.775 C 0.675 B
PM 0.816 D 0.949 E 0.949 E 0.849 D

Number of Locations at LOS E or F 6/16 14/16 11/16 6/16

Notes

[a] Improvements primarily include restriping approaches to provide additional/exclusive turn lanes.

[b] Includes low-cost and signal system improvements.

Level of Service Analysis Per Intersection Capacity Utilization (ICU) Method.




Monterey Park Mixed-Use and Pedestrian Linkages Study
Level of Service Summary - Future Conditions with Land Use Scenario 3

‘With General Plan Improvements and Signal System Improvements

Existing Conditions | Future w/Scenario 3 Future w/Scenario 3 Future w/Scenario 3
Study Intersection Peak g w/GP Impryvs [a] w/GP & Sig Imprvs [b]
Hour ICU LOS ICU LOS ICU LOS ICU LOS
1 Atlantic Blvd and Hellman Ave AM 1.035 F 1.147 F 0.977 E 0.877 D
PM 0.938 E 1.191 F 0.976 E 0.876 D
2 Atlantic Blvd and Emerson Ave AM 0.744 C 0.892 D 0.752 C 0.652 B
PM 0.806 D 1.167 F 0.974 E 0.874 D
3 Atlantic Blvd and Ralphs Parking Lot/Driveway AM 0.533 A 0.619 B 0.455 A 0.355 A
PM 0.698 B 0.907 E 0.674 B 0.574 A
4 Atlantic Blvd and Garvey Ave AM 0.788 C 0.900 D 0.828 D 0.728 C
PM 0.740 C 0.956 E 0.900 D 0.800 C
5 Chandler Ave and Garvey Ave AM 0.628 B 0.738 C 0.738 C 0.638 B
PM 0.715 C 0.909 E 0.850 D 0.750 C
6 Ynez Ave and Garvey Ave AM 0.624 B 0.733 C 0.664 B 0.564 A
PM 0.905 E 1.092 F 0.889 D 0.789 C
7 McPherrin Ave and Garvey Ave AM 1.359 F 1.453 F 1.054 F 0.954 E
PM 0.750 C 0.926 E 0.810 D 0.710 C
8 Ramona Ave and Garvey Ave AM 0.506 A 0.596 A 0.596 A 0.496 A
PM 0.699 B 0.888 D 0.888 D 0.788 C
9 Garfield Ave and Garvey Ave AM 0.944 E 1.137 F 0.940 E 0.840 D
PM 0.963 E 1.290 F 1.085 F 0.985 E
10 Garfield Ave and Avondale Ave AM 0.470 A 0.604 B 0.422 A 0.322 A
PM 0.750 C 1.052 F 0.703 C 0.603 B
11 Garfield Ave and Emerson Ave AM 0.727 C 0.882 D 0.742 C 0.642 C
PM 0.776 C 1.122 F 0.911 E 0.811 D
12 Garfield Ave and Hospital Parking Lot/Driveway AM 0.492 A 0.603 B 0.447 A 0.347 A
PM 0.637 B 0.854 D 0.634 B 0.534 A
13 Garfield Ave and Garfield Medical Dr. (Hampton Ave) AM 0.618 B 0.726 C 0.580 A 0.480 A
PM 0.711 C 0.923 E 0.718 C 0.618 B
14 Garfield Ave and Hellman Ave AM 0.748 C 0.881 D 0.738 C 0.638 B
PM 0.927 E 1.207 F 0.992 E 0.892 D
15 Alhambra Ave and Garvey Ave AM 1.074 F 1.164 F 1.123 F 1.023 F
PM 1.058 F 1.300 F 1.229 F 1.129 F
16 New Ave and Garvey Ave AM 0.717 C 0.775 C 0.775 C 0.675 B
PM 0.816 D 0.949 E 0.949 E 0.849 D
Number of Locations at LOS E or F 6/16 14/16 8/16 3/16

Notes

[a] General Plan improvements include six lanes on Atlantic Boulevard and on Garfield Avenue. Also includes low-cost improvements where applicable.
[b] Includes General Plan, low-cost and signal system improvements.

Level of Service Analysis Per Intersection Capacity Utilization (ICU) Method.
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Appendix C.
Pro Forma Analysis of East
Garvey Prototype Project
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