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The Opportunity
The Regional Connector Transit Project’s Little Tokyo/Arts District
Station Site (Opportunity Site) is a gateway to some of the most
historic and vibrant neighborhoods in Southern California. Metro’s
Opportunity Site is ideally situated at a regional transportation hub
located in a diverse and culturally rich community. This Opportunity
Site has great potential to foster an innovative project that supports
transit usage and creates a pedestrian-friendly, sustainable, humanscaled destination. Concepts for future projects have a rich context to
draw inspiration from and generate bold ideas that respect the area’s
historic fabric, support local businesses, and create an iconic place for
both existing residents and visitors.
Being smaller than many typical development sites and constrained
by Metro transit infrastructure, the Opportunity Site demands outof-the-box thinking to create a compelling project with design
solutions that are truly innovative. With the upcoming completion of
the Regional Connector Station, this is a phenomenal opportunity
to partner with Metro’s Joint Development Program to create a
celebrated destination in the heart of downtown Los Angeles –
whether through a physical development, activation of the plaza with
programming, or some other innovative concept capable of realizing
the full potential of the Opportunity Site. This Opportunity Overview
highlights the community vision and endless potential to set the stage
for a transformative project.
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View of 1st Street in Little Tokyo
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Overview

Background
To improve travel time for transit users, the Los Angeles
County Metropolitan Transportation Authority (Metro) is
currently constructing the Regional Connector Transit Project,
a 1.9-mile, three-station underground extension project
connecting the existing terminus of the Metro Blue and
Expo Lines at 7th Street/Metro Center Station in downtown
Los Angeles with the Metro Gold Line in the vicinity of the
existing Little Tokyo/Arts District Station. The alignment will
serve Little Tokyo, the Arts District, Civic Center, the Historic
Core, Broadway, Grand Avenue, Bunker Hill, Flower Street,
and the Financial District. The Little Tokyo/Arts District
Station, currently an at-grade Gold Line Station located at
the intersection of 1st Street and Alameda will be moved
underground and across the street to the southeast corner of
1st Street and Central Avenue. Serving thousands of visitors
each day, it is anticipated this transit hub will be one of the
busiest stations in the Metro system.
The future Little Tokyo/Arts District Station is surrounded
by areas experiencing substantial growth with continuous
development occurring in Little Tokyo, the Arts District,
Civic Center, and Union Station areas. There is a plethora of
existing and planned investments within a five-minute walk of
the future Station and a significant amount of publicly-owned
land primed for development and other new communityserving amenities (see Figure 2).

TOCs are places (such as corridors or neighborhoods) that,
by their design, allow people to drive less and access transit
more. A transit oriented community maximizes equitable
access to a multi-modal transit network as a key organizing
principle of land use planning and holistic community
development. TOCs differ from Transit Oriented Development
(TOD) in that a TOD is a specific building or development
project that is fundamentally shaped by close proximity to
transit. TOCs promote equity and sustainable living in a
diversity of community contexts by: (a) offering a mix of uses
that support transit ridership of all income levels (e.g. housing,
jobs, retail, services and recreation); (b) ensuring appropriate
building densities, parking policies, and urban design that
support accessible neighborhoods connected by multimodal transit; (c) elevating vulnerable users and their safety
in design; and (d) ensuring that transit-related investments
provide equitable benefits that serve local, disadvantaged and
underrepresented communities.
For more information, see https://www.metro.net/projects/jdlittletokyo-artsdistrict/

Given these advantages and in anticipation of the planned
completion of the Regional Connector Transit Project in
2021, Metro has identified the Little Tokyo/Arts District
Station property as a Joint Development (JD) Opportunity
Site. The Opportunity Site is ideally situated to build upon the
unprecedented investments in the region and the resurgence
of downtown Los Angeles, as well as the rich cultural
assets of the area. Additionally, the Regional Connector
Transit Project’s Environmental Impact Report (EIR) requires
that Metro pursue joint development of this Site as a
Displacement and Relocation mitigation measure following
Station construction.
Metro’s JD Program falls under the umbrella of the Transit
Oriented Communities (TOC) initiative, which represents a
comprehensive and holistic approach to creating compact,
walkable, and bikeable places in a community context. Metro’s
JD sites are gateways to the transit system and hold unique
potential for shaping the built environment and urban form
surrounding transit stations.
Japanese American National Musem Plaza (JANM)
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(Figure 2) Greater Context and Proposed Improvements
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Process
Metro’s JD process typically begins with the creation of
Development Guidelines for a future joint development
project, driven by a community engagement process. Given
that the area surrounding the Opportunity Site, and the Site
itself, have already been the subject of numerous community
visioning exercises, planning efforts and studies, Metro has
decided to modify the typical JD process for this special Site.
Rather than prepare traditional Development Guidelines and
issue a Request for Proposals (RFP), Metro has created this
Opportunity Overview that will serve as a reference document
accompanying a Request for Interest/Qualifications (RFI/Q)
for a future project on the Opportunity Site. The goal of
the RFI/Q approach is to solicit innovative ideas that think
beyond typical development scenarios, align with community
priorities, and encourage opportunities for strategic public/
private partnerships to enhance the area around the future
Little Tokyo/Arts District Station. The Opportunity Overview
will help to set the parameters for a high-quality project
consistent with stakeholder priorities and Metro’s mission of
creating TOCs.

installation at the Metro Regional Connector “Halfway There”
Celebration. Community members were invited to provide
feedback on what they would like to see in a future project on
the Opportunity Site, and the following themes emerged:
•
•
•
•
•

Create a Safe, Vibrant, Transit-Supportive Project
Provide Community-Oriented Uses and Programming
Integrate Community Preferences for Design and
Character
Support Existing Local Businesses and Draw New
Visitors to the Area
Incorporate Strategies for Environmental and Financial
Sustainability

These community priorities will serve as a guiding framework
for a future project on the Opportunity Site.

In November 2017, Metro hired a consultant team consisting
of Studio One Eleven for urban design and architectural
services, Here LA for community outreach and connectivity
design, and Nabih Youssef Associates for structural
engineering, to assist in preparing this Opportunity Overview
for the Site. The consultant team’s findings include a
summary of previous visioning documents completed for the
area, applicable development regulations from the City of
Los Angeles, as well as structural and spatial feasibility for
future development on the Opportunity Site. The study did
not consider development costs or financial feasibility due
to the open-ended nature of potential future projects. These
findings were presented to community stakeholders and have
been included in the Opportunity Overview as a resource
and starting point to assist potential RFI/Q respondents in
developing their project concepts to transform and activate
the Opportunity Site.
Priorities for a Future Project
Several of the prior community visioning documents around
the Opportunity Site reveal a strong preference for a future
project that respects and complements the historic and
cultural heritage and scale of the neighborhood. To engage
the community on priorities specific to the Opportunity Site,
Metro and the consultant team conducted outreach through a
variety of engagement formats, including focused roundtable
discussions, an online survey, and a booth and interactive art

View of 1st Street showing character and scale of architecture
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Pedestrian crossing on 1st Street and Central Avenue connecting to the Japanese American National Museum and Plaza
10
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Little Tokyo / Arts District Station Site and Context

The Opportunity Site is located along the southern side of 1st
Street between Alameda Street and Central Avenue. In addition
to being a significant node for Metro’s transit system, it is also at
a key intersection of Little Tokyo and the Arts District and has
great potential to serve as a gateway to these communities.
Greater Context
Little Tokyo
Over 100 years old, Little Tokyo is the center of Southern
California Japanese American culture and is one of three
remaining historic Japantowns in the United States. This
community has been extremely active in planning for its future,
which is focused on creating a more sustainable, equitable, and
walkable neighborhood. Current development patterns in Little
Tokyo range from smaller buildings in the community’s historic
district on 1st Street to taller residential towers on 3rd Street.
The Japanese Village Plaza to the west of the Opportunity Site
is the commercial heart of Little Tokyo and there are also a
number of restaurants and quaint retail businesses, museums,
hotels, religious institutions and public places that host vibrant
community events and festivals.
Arts District
The Arts District just east of the Opportunity Site is a creative
community and a hybrid industrial zone combining manufacturing
uses with creative office/artist spaces and residential uses.
This community has seen growth in the last ten years with new
restaurants and residential developments, though industrial and
warehouse uses still dot the area. The streets are increasingly
pedestrian-oriented and lined with small-scale retail and
neighborhood serving uses.
Civic Center
Released in early 2017, the City of Los Angeles Civic Center
Master Plan calls for the substantial redevelopment of many
city-owned properties, including Parker Center just north of the
Opportunity Site. The Plan proposes that the City partner with
private entities to redevelop various administrative buildings as
new office space, and others as a mix of housing, retail, hotel
and open space. See additional details on the Civic Center
Master Plan in Section 4 - Prior Community Visioning Efforts.
Union Station
The Opportunity Site is a half-mile away from the iconic Union
Station - an important multi-modal regional transportation hub
for the Los Angeles metropolitan area. The area surrounding
Union Station is experiencing unprecedented infrastructure
investments led by various public agencies, including Metro
and the Los Angeles Department of Transportation (LADOT).
Metro is exploring alignment scenarios for the proposed West

Santa Ana Branch Project, which could create additional transit
connections along Alameda Street. Other investments include
active transportation infrastructure improvements between Union
Station and surrounding historic and cultural neighborhoods,
and transformative transit infrastructure projects like high-speed
rail and Link US. See additional details on the Connect US
Action Plan and Eastside Access Project in Section 4 - Prior
Community Visioning Efforts.
Immediate Context
Situated at a key intersection at the heart of these
transformations, the Opportunity Site has the advantage of
street frontage on three sides – 1st Street to the north, Central
Avenue to the west and Alameda Street to the east. 1st Street
has a historic character with two-to-three story buildings and
a continuous street wall in the section west of Central Ave.
The Japanese American National Museum (JANM) is located
on 1st Street, across from the Opportunity Site. JANM has a
large public plaza and pedestrian connection that provides an
opportunity for future projects on the Site to link to surrounding
destinations.
Central Avenue to the west has a mix of uses and character,
from retail and restaurants lining the street wall immediately
to the south of the Opportunity Site, to the commercial core of
Japanese Village Plaza across the street that draws people into
a low-rise, retail village through a network of pedestrian paseos.
There are also mid-rise housing developments further south
along Central Avenue.
Alameda Street to the east serves as the main connection to
the Arts District. This corridor has several planned improvements
that will transform its character over the next few years, including
bicycle and pedestrian infrastructure through the Eastside
Access 1st/Central Project and the potential alignment of
the West Santa Ana Branch Project. A development of 994
residential units (of which 160 are affordable) and 10,000
square feet of commercial space is planned at the Little Tokyo
Galleria further south on Alameda. The City of Los Angeles
owns over 17 acres at the northeast corner of Alameda and
1st Street, currently used for Regional Connector construction
staging. In the future, this site has immense potential to enhance
the character of Alameda Street. The Office Depot property to
the south of the Site is often discussed as another attractive
development opportunity in the area. Currently, there is a mid-rise
housing project located on the eastern side of Alameda Street,
across from the Opportunity Site. The intersection of Alameda
and 1st Street is also recognized as an important gateway
marker for Little Tokyo, as identified in the City of Los Angeles’
Little Tokyo Community Design Overlay (CDO).
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View B - Japanese Village Plaza

View C - Japanese American National Museum (JANM)

View D - Historic 1st Street

View E - Commercial Development Along Central Avenue
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Regulatory and Policy Framework

Both the City of Los Angeles and Metro are enacting forwardthinking regulations and policies to facilitate the development
of a vibrant, sustainable and livable city. These efforts continue
to support the ongoing revitalization of downtown Los Angeles
and provide unique opportunities for a thoughtful project at the
Opportunity Site. A future project will need to consider Metro
and City of Los Angeles policies and regulations, as well as take
into the account the Site’s unique constraints to determine the
appropriate and feasible limits for project parameters such as
density, height, setbacks, open space and parking.

The CDO encourages the preservation and promotion of Little
Tokyo’s history, cultural identity, and unique character through the
application of thoughtful development guidelines that reflect the
community’s vision for the neighborhood. The CDO additionally
has Pedestrian Orientation Guidelines that focus on maintaining
the pedestrian scale and integrating directional signage in the
public realm to further enhance the walkable environment and
foster better connections with the Arts District, Historic Core,
Civic Center, El Pueblo and other neighboring communities.
Vision Zero Los Angeles (2017)

DTLA 2040 Update and re:code LA (2018)
http://visionzero.lacity.org/what-is-vision-zero-la/
https://www.dtla2040.org/uploads/7/2/2/6/72260371/little_
tokyo_draft_plan_concepts_map_and_policies-resize.pdf
The City of Los Angeles DTLA 2040 effort is a combined
update for two community plans, Central City and Central City
North, providing a dynamic and contemporary vision for the
revitalization of downtown Los Angeles. The updated plan aims
to support transit ridership, enhance the urban environment
and increase housing supply and job creation in downtown.
DTLA2040 also integrates new zoning tools as part of re:code
LA, a comprehensive revision of the City of Los Angeles’
Zoning Code. Under DTLA2040, Little Tokyo is categorized
as a “Village District”, which is characterized by culturally
significant neighborhoods with small-scale, porous development
and walkable centers with a range of retail, housing and
community uses.
Information on the Site’s zoning and allowable height, density,
floor area ratio (FAR) and permitted uses per the draft plan
is summarized in Table 1. These requirements along with any
modifications made to the draft prior to its adoption will form the
regulatory framework for any future project on the Opportunity
Site. The City of Los Angeles intends to have the Plan adopted
in 2019.
Little Tokyo Community Design Overlay (CDO) (2013)
http://cityplanning.lacity.org/complan/othrplan/pdf/littletokyo_
draftcdo.pdf
The Little Tokyo CDO, adopted by the City of Los Angeles
Planning Commission in 2013, is a regulatory document that
provides specific design guidelines for new buildings and public
spaces and will apply to any future project. These guidelines are
intended to help ensure that both public and private projects in
the area respect the character of the existing neighborhood.

14

Vision Zero Los Angeles is the City’s commitment to eliminate all
traffic deaths by 2025 through citywide efforts to create safer
streets, with a focus on protecting the most vulnerable road
users (children, older adults, and people walking and bicycling).
As part of the program, LADOT has identified a High Injury
Network (HIN) that has a high concentration of traffic collisions
involving pedestrians and cyclists and resulting in severe injuries
and deaths. Within Little Tokyo, several streets surrounding
the Opportunity Site have been identified as part of the HIN
including Alameda Street, Central Avenue, San Pedro Street, Los
Angeles Street, Spring Street, 1st Street and 2nd Street. These
streets have been prioritized by LADOT for improvements to
create a safer environment for pedestrians.
Mobility Plan 2035 (2016)
http://planning.lacity.org/Cwd/GnlPln/MobiltyElement/Text/
MobilityPlan_2035.pdf
The Mobility Plan 2035 is an update to the City of Los Angeles’
General Plan Transportation Element. It provides policies for
achieving a robust, multi-modal transportation system that
balances the needs of all road users. Complete Streets principles
and first/last mile strategies are the foundation of the Plan.
Within Little Tokyo the following streets are identified by the
Mobility Plan street typology: Boulevard II for 1st Street west of
San Pedro and Avenue I for Alameda. The Mobility Plan 2035
will serve as a framework for new infrastructure developments
implemented by a wide array of municipal departments such
as the Department of Planning, LADOT and the Bureau
of Engineering.

7/13/18 DRAFT
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Table 1 - Summary of Zoning Regulations1

Parameter

Provisions

Development Uses

Affordable, family, live/work, market rate, permanent supportive, senior or workforce
housing with bonus incentives for affordable housing. Commercial uses with emphasis on
neighborhood and community-serving uses.

Building Height

Minimum 3 stories; no maximum.2

Parking Provision

No minimum for any uses.3

Parking Setbacks

Minimum setback from Primary Street: 25 ft.
All other streets, common lot line and alley: 0 ft
No visible parking on ground floor of any building facing street (Downtown Design
Guidelines)
Structures shall be designed with ground floor commercial uses with a minimum depth of
25 ft. (CDO)

Density/FAR

Min. 6:1; Max 8:1(with incentive zoning)4

Setbacks

0 ft. min./ 5 ft. max. on all streets
0 ft. to common lot lines and alleys

Frontages

Minimum 95% of lot frontage occupied by building on Primary Streets
Minimum 70% of lot frontage occupied by building on other streets
Maximum 35% of pedestrian amenity replacing building5

Lot Coverage

Maximum 90%

Open Space

Minimum 15% of lot area

Connectivity

Minimum pedestrian connection spacing - 300’

Ground Floor Treatment

16’ minimum ground floor height
Inviting and transparent storefronts (CDO)

1. All provisions from the DRAFT Materials of the DTLA 2040/re:code LA documents unless otherwise noted
2. Building Height will be additionally informed by requirements from CDO and preferred height/scale from community outreach
3. Parking provision will be additionally informed by physical constraints of the site
4. Density additionally informed by community preferences/CDO for scale of future project and physical constraints of site
5. Some frontage provisions may not apply, given the design of the Little Tokyo/Arts District Station and entrance pavilion

Key Metro Plans and Policies
Metro First Last Mile Strategic Plan

Metro Active Transportation Strategic Plan

http://media.metro.net/docs/First_Last_Mile_Strategic_Plan.pdf

https://www.metro.net/projects/active-transportation-strategicplan/

Metro’s JD sites are subject to the First Last Mile Strategic
Plan, which includes planning and design guidelines to improve
connections to Metro stations from origins and destinations
within three miles. The Plan introduces a “pathway” concept
that provides planning recommendations for improving active
transportation accessibility to Metro transit within station areas.

Metro’s Active Transportation Plan, adopted in May 2016,
focuses on enhancing access to Metro stations by developing a
regional network for people who take transit, walk, and/or bike.
The Plan includes policies to address connectivity to destinations
and station stops with improvements such as shared-use paths
and on-street bikeways, landscaping, shading, the introduction of
street furniture and lighting.

7/13/18 DRAFT
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Prior Community Visioning Efforts
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(Figure 4) Timeline of prior community visioning/planning documents

The communities surrounding the Opportunity Site have many
passionate and informed stakeholders that have championed
several community-driven studies, charrettes, and planning
exercises for Little Tokyo and the Arts District. The following
key plans and studies provide guidance on the community’s
priorities for a future project on the Opportunity Site.
Sustainable Little Tokyo Community Vision (2013)
+ 2020 Update (2017)
http://sustainablelittletokyo.org/projects/slt2013
http://sustainablelittletokyo.org/projects/slt2020
The Sustainable Little Tokyo Community Vision (2013) was
completed via a grassroots visioning effort and showcases
the voice of local community groups and stakeholders,
including the Little Tokyo Service Center (LTSC) and
Japanese American Cultural & Community Center (JACCC).
Over 200 community members participated in focus groups,
design charrettes, and design demonstrations in 2012 and
2013 to provide input on community values and priorities,
aspirations, and development suggestions. The document
establishes the community’s vision for sustainable, transitoriented development around the Little Tokyo/Arts District
Station that furthers and enhances Little Tokyo’s cultural
and historic assets. It emphasizes the importance of
environmental sustainability and is centered on the Japanese
concept of ‘Mottainai’ which aims to reduce waste as much
as possible. The community has aspired to achieve LEED-ND
and EcoDistrict certifications as a sustainable cultural district
and the Vision also stresses the community’s preference for
new housing and open spaces, while nurturing an exciting
retail scene in the area.
16

(Figure 5) Sustainable Little Tokyo (2013) - showing Opportunity Site and
Connectivity to Little Tokyo

As part of the Vision, design concepts are provided for
three sites: Mangrove, 1st Street North, and the Opportunity
Site to align the expectations of the community and inform
future projects. Concepts emphasize a balance between
added density and new green open spaces and prioritized
human-scaled design. The concept for the Opportunity Site
showcases an open plaza with single-story retail buildings
lining the southern edge and Alameda Street (see Figure 5).
It includes an activated edge along Alameda Street with popups or art components and a gateway monument that faces
the intersection at 1st Street and Central Avenue. Public art
is also shown as a major element in the plaza scheme, though
large areas of open space are preserved with the intent of
activation through events and festivities in the future.
Completed in 2017, the Sustainable Little Tokyo Community
Vision 2020 Update highlights a need for more public
art and murals to reflect Little Tokyo’s history and provide
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(Figure 6) Sustainable Little Tokyo (2013) - showing concepts for Opportunity Site
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The Master Plan consolidation includes two sites in Little Tokyo
north of 1st Street: Parker Center on Los Angeles Street and the
City of Los Angeles Personnel Building at Vignes/Temple. The
Plan also proposes changing the use of the 1st Street-North
and Mangrove sites to medium-density, mixed-use. These future
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developments will connect to the Opportunity Site via Central
Avenue through a series of walk streets and public spaces. The
Opportunity Site itself is not a part of the planning boundaries,
but the Plan’s driving theme of connectivity of the urban fabric
around the Civic Center planning area can inform and shape
future development on the Opportunity Site.
Connect US Action Plan (2015) and Eastside Access
Improvements (2017)
https://www.metro.net/projects/eastside-access-improvements1st-central-station/
Metro’s Connect US Action Plan was developed to improve
pedestrian and bicycle connections through and between
communities in downtown Los Angeles, focusing on Union
Station and the Little Tokyo/Arts District Station Site
(Opportunity Site). The Plan relied on significant community
outreach in its development phase, with many events engaging
both local residents, committees of community partners, as well
as local experts.
The Action Plan provides a community-prioritized list of active
transportation improvement projects, such as esplanades,
parkways, and pedestrian-oriented walk streets with protected
bicycle lanes. This prioritization is based on local insights such
as the fact that many employees in Little Tokyo bike to their
jobs, highlighting the need to consider such commuters when
developing good active transportation linkages.

Eastside Access Improvements - View of Proposed Improvements on
Alameda Street adjacent to Opportunity Site

(LARABA). The project is a direct product of a community
planning workshop for the Arts District bringing together several
key stakeholders to develop strategies to guide the evolution of
the community over the next decade. A major theme emerging
from this exercise that can inform a future project on the
Opportunity Site is the need for improved pedestrian connectivity
and ‘green space’ in the Arts District.
Project Restore: First Street Now (2005)
http://projectrestore.lacity.org/html/projects/project03.htm

DTLA FORWARD (2018)

The City of Los Angeles First Street Now project envisions 1st
Street as a vibrant and walkable urban corridor, rich with cultural
and public amenities to benefit current and future developments
and projects from Civic Center to Boyle Heights. 1st Street is
identified as the gateway to Little Tokyo. The Plan proposes
several design elements for this gateway such as new and
distinctive signature light fixtures and wayfinding to serve as
distance markers from the LA River.

http://www.josehuizar.com/dtla_fwd

Los Angeles River Revitalization Master Plan (2007)

In April 2018, Councilmember Jose Huizar’s DTLA FORWARD
initiative broke ground on $5.3 million in street improvements
for Little Tokyo. The project will bring 50 curb ramps, 56
pedestrian lights, 104 planted trees, continental crosswalks at
six intersections, two new traffic signals and more than 22,000
square feet of sidewalk repairs to the area.

http://lariver.org/master-plan

The extension of Metro’s Connect US Action Plan, the ‘Eastside
Access Improvements: 1st & Central Station Project’ also
identifies specific streetscape upgrades and improvements
for Central Avenue between 1st Street and 3rd Street, and on
Alameda Street north of the Opportunity Site.

Uncommon Ground: Imagining a Future for the Arts
District (2003-2014)
http://ladadspace.org/vision/uncommon-ground/
Uncommon Ground: Imagining a Future for the Arts District
was initiated by the LA River Artist and Business Association
18

The Los Angeles River Revitalization Master Plan managed by
the City of Los Angeles sets forth a bold vision and near-term
steps for the transformation of the LA River over the next several
generations. The Plan outlines opportunities for the ‘Downtown
Industrial Area’, which contains the Opportunity Site. The Plan
also identifies 1st Street, from Central Avenue to Boyle Heights,
as a Primary Arterial Green Street with traffic calming measures
and intersection improvements to improve pedestrian and bike
safety. In addition, the intersection at 1st and Alameda Streets is
highlighted to be either a regional or neighborhood gateway to
the LA River, with iconic features that bring the river’s presence
into the City.
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Existing Metro infrastructure at the JANM Plaza
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5

Community and Stakeholder Priorities for a Future Project

Recognizing that Little Tokyo and the Arts District are
home to many passionate and sophisticated community
leaders, Metro conducted outreach efforts to collect valuable
stakeholder input on the future of the Opportunity Site.
Through a robust engagement process, the consultant team
presented conceptual scenarios to community members
to discuss possible configurations for a future project.
The conceptual scenarios were based on prior visioning
studies and the City’s regulatory framework. In addition, a
summary of structural and operational constraints related to
the underground station infrastructure was also presented.
Through the outreach sessions, community members
described their aspirations for the Opportunity Site and
shared precedents for what they would like see emulated in a
future project. The outreach efforts were conducted in several
different formats to engage a variety of audiences.

Community Roundtable #1

Community Roundtables
On January 26th and March 29th, 2018, Community
Roundtables were conducted with a core group of
stakeholders from Little Tokyo and the Arts District
communities to discuss community preferences for a future
project on the Opportunity Site. Both Community Roundtables
consisted of a presentation by the consultant team, followed
by a group discussion regarding aspirations, expectations
and community concerns. The input has helped shape this
Opportunity Overview and the RFI/Q for the Opportunity Site.
Online Community Survey
An online survey was shared with the public from February
to March 2018. The survey garnered over 600 responses
from a variety of stakeholders and served as a tool to capture
broad community input. Results from the online survey are
summarized in the Attachment - Community Engagement
Summary.
Outreach Booth at Regional Connector Halfway There!
Celebration
Metro and the consultant team hosted a booth with an
interactive art installation at Metro’s Regional Connector
Transit Project Halfway There! Celebration on May 19th,
2018. Informed by past visioning documents, the Community
Roundtables and the online survey, six potential uses
were identified as top priorities for the Opportunity Site.
Participants at the event were asked to select one of six
colored balls representing preferred uses for the Opportunity
Site and add it to a sculptural display, creating a visual
representation of community preferences. Participants also
received a fact sheet on the Opportunity Site and were
encouraged to sign up to receive future email updates from
Metro so they can remain engaged in the future.
20

Community Roundtable #2

Community Engagement at the Metro Regional Connector Transit Project
Halfway There! celebration
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13%

Least Preferred

What uses would you like to see on the Opportunity Site?
Results from Online Survey

Art installation and feedback activity at the Metro Regional Connector Transit Project Halfway There! celebration
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Community and Stakeholder Priorities for a Future Project
Emerging from the collaborative outreach and visioning
process, the consultant team developed the following key
priorities for a future project on the Opportunity Site:

•

Create a Safe, Vibrant, Transit-Supportive Project
Metro and the community would like to see a vibrant project
that includes transit supportive uses, has extended hours of
operation, improves safety and sustains an active street life.
The following key parameters are identified under this priority:
•

•

•
•

Incorporate an appropriate blend of uses adjacent
to transit: Avoid a single-use concept and create a
complementary mix of uses that can invite and serve a
variety of users.
Prioritize uses with extended hours of operation:
Food and retail uses, in particular, can support activity
throughout the day and evening and are essential to
creating an attractive and vibrant station area.
Avoid all auto-oriented uses: Promote multimodal
mobility and encourage increased transit usage with a
future project.
Facilitate active ground floor uses: Foster groundlevel activity on the transit plaza and surrounding
streets through programming or design with engaging
ground floor facades on any built components. These
characteristics contribute to street activity and create
a sense of urbanity on the Site. The Little Tokyo CDO

•

additionally calls for ground-level activation on ‘retail
streets’ which include Central Avenue and 1st Street.
Use principles and practices from ‘Crime Prevention
Through Environmental Design’ (CPTED) to discourage
negative behaviors around the station portal, transit plaza
and Opportunity Site. Enhance the perception of safety
in the plaza for all users, increase street-level activity and
foster effective use of the station.
Consider incorporating LADOT mobility hub
components in the future project. A mobility hub would
offer seamless connectivity and integration between
various modes of transport, at a single hub or location.
LADOT is launching a program to create mobility hubs
at key transit nodes across Los Angeles and as an
important regional node, the Opportunity Site can take
advantage of this effort to provide a host of first/last mile
solutions through programming and design for a future
project.

Provide Community Oriented Uses and Programming
The Sustainable Little Tokyo Community Vision (2013) and
2020 Update (2017), as well as the outreach process, have
identified several uses that would be suitable and desirable
for the Opportunity Site, in particular focusing on preserving
affordability and the neighborhood’s cultural identity:
•

Community-oriented spaces and/or meeting room
facilities: Space for the community to have small group
gatherings or host community meetings.

Lively public space at the Japanese Village Plaza
22
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•

•

Open, flexible outdoor space: Public space that can be
used for community programming, events and existing
festivals, such as Nisei Week but is also attractive and
well-maintained during non-event times. Public spaces
should include amenities for users of all ages.
Affordable spaces: New projects within Little Tokyo in
general and at the Opportunity Site in particular, need
to prioritize affordable uses, whether it is housing or
commercial spaces.

•

•

•
Integrate Community Preferences for Design and
Character
The Little Tokyo and Arts District communities have indicated
clear preferences for the character and identity of a future
project, including:
•

•

•

•

A unique, human-scaled design: A bold urban statement
that is not necessarily big but responsive to the scale
of Little Tokyo, creating a neighborhood gateway and
an interesting pedestrian experience. Stakeholders
have referenced visually interesting examples including
train stations in Tokyo, which create attractive urban
architecture and human-scaled spaces, and convey a
sense of “transit urbanity”.
Distinctive identity: A visual language that complements
the context of historic Little Tokyo without being thematic
or mimicking Japanese architecture in a superficial
way. The community preference is for a project that is
visionary and memorable yet respectful of its context.
Creative use of materials: Given the culturally rich
context surrounding the Opportunity Site, a design that
is creative in its use of natural and other materials to
provide a unique character is preferred.
Avoiding formulaic or generic commercial architecture:
Stakeholders would like to avoid generic expressions of
commercial architecture and formulaic retail spaces that
do not reflect the unique cultural and urban condition of
Little Tokyo and instead celebrate this location in a
global city.

Create opportunities for unique, independent
businesses: Provide space for unique local and
independent businesses to grow and thrive, to retain the
retail character of Little Tokyo and contribute to local
economic development.
Connect to existing local businesses and destinations in
the Arts District and Little Tokyo: Create clear pedestrian
paths and linkages through the Opportunity Site to draw
transit users to destinations within these communities.
Incorporate intuitive wayfinding for visitors. Prioritize
clear wayfinding and signage strategies that complement
Metro wayfinding systems at the Opportunity Site to
attract new visitors to the Little Tokyo and Arts District
communities.

Incorporate Strategies for Environmental and Financial
Sustainability
A future project will need to incorporate strategies that
demonstrate a commitment to sustainable practices, including
environmental, cultural and financial sustainability. Key
aspects under this priority include:
•

•

•

Using materials and resources efficiently: Creating
a high quality of design and promoting environmental
sustainability in the use of materials and resources. The
Japanese concept of ‘Mottainai’ or reducing wastefulness
is at the core of the Sustainable Little Tokyo Vision, and
the spirit of Mottainai should be carried forward through
a future project.
Adopting best practices: Referencing sustainability
certification systems such as LEED and SITES for best
practices in design and construction. Design concepts
that align with LEED-ND principles and/or promote
the principles of the Little Tokyo Cultural EcoDistrict
identified under the Sustainable Little Tokyo Vision are
preferred.
Funding to ensure the ongoing maintenance of a future
project: Financial sustainability is an important priority
for the community, to ensure that the project is wellmaintained and successful in the long term.

Support Existing Local Businesses and Draw New Visitors
to the Area
The community would like to see a future project on the
Opportunity Site that supports existing local businesses while
creating additional opportunities for unique, independent
retail. 16% of respondents to the online survey had never
visited Little Tokyo or the Arts District, or visit rarely.
Drawing new visitors to these communities is, therefore,
another important priority that was identified. The following
considerations are preferred for a future project on the
Opportunity Site:
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6

Transit Facility Operational Requirements

Any future project will be subject to certain spatial
requirements arising from Metro’s street-level transit
infrastructure and underground station. The station portal
entrance and the subterranean tunnel diagonally bisect the
Opportunity Site on an east-west axis along its northern
portion. The portal consists of an entrance canopy that covers
two public escalators, elevators and stairs leading directly
to the station’s below-grade center platform (see Figure
8). The underground station box within the property lines is
approximately 28,000 square feet and situated roughly two
to six feet below-grade, which is among the shallowest of
Metro’s underground stations.
Infrastructure at street level will include a paved plaza, fare
machines, landscaping, ventilation shafts/grating, wayfinding signage, utilities meters/vaults, in-grade emergency
exit and equipment access hatches, emergency exit stairs,
and a service elevator. In addition to these elements, the
southeastern corner of the Opportunity Site along Alameda
Street will house City of Los Angeles Department of Water
and Power infrastructure, including a staging area 		
and driveway.

The underground infrastructure and associated transit
improvements on the street level must be retained and
planned for as part of a future project. However, concepts
may build around or over some of these conditions to
facilitate the utilization of the development allowances
provided by the City of Los Angeles and subject to Metro
design criteria, approval, and review. A future project shall
not impair or hinder the functionality or structural integrity of
existing infrastructure. Certain operational requirements will
need to be taken into account for the Opportunity Site and
are described below.
Access Requirements
Several elements of station infrastructure located at the
surface of the Opportunity Site require access for service
vehicles (see Figure 9). These include equipment access
hatches, a transformer on the southeast corner, as well as a
service elevator. Planned driveway access for service trucks
to reach the transformer off of Alameda Street will have to
be preserved. Access and circulation for service carts and
staff using the service elevator will have to be incorporated
as part of a future project. When deciding the location of
new structures, it is important to account for required service
vehicle access to equipment hatches.

1

4
2

(Figure 8) Regional Connector Station Rendering
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(Figure 9) Station Operational Requirements - Access and Enclosure

Options for service access

B

Requires access at all times. May not
be enclosed or covered.

G

Partially in public right-of-way. Requires openair access at all times.

C

In public right-of-way. Requires open
air access at all times.

H

In public right-of-way. Requires
sporadic open service vehicle access.

D

Requires sporadic service access. May
be enclosed and covered. Vault subject
to change per DWP requirements.

I

35K switchgear on 7 feet x 11 feet pad.
Must be clear to sky and requires service
vehicle access.

E

Requires open-air access at all times. May
be incorporated into development with shaft
extension.
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Enclosure Requirements
The underground station infrastructure includes emergency
exit hatches and supply-air gratings that need to be
clear to the sky at all times. The transformer pad at the
southeast corner will also need to be open to the sky. All of
these conditions are located towards the periphery of the
Opportunity Site. The equipment access hatches and the
tunnel vent gratings located more centrally can be enclosed
or built over, subject to certain clearances and restrictions.
The access hatches all require staging areas that are at
a minimum 15 feet long, 15 feet wide and 14 feet high
with sporadic service vehicle access. The staging areas
and equipment hatches can be enclosed if the required
clearances are maintained. Similarly, tunnel vent gratings can
be enclosed if they are incorporated into a future project with
a shaft extension to ventilate through the sides or roof of any
proposed new structures. The service elevator and stair also
open out into the plaza and will be an enclosed structure at
street-level. These circulation elements and their associated
requirements for emergency egress and circulation will need
to be accommodated.
Setbacks/ Other Infrastructure Constraints
Metro requires a minimum setback of 20 feet clearance
between portal entrances and any buildings or structures
constructed as part of a future project (see Figure 10). In
addition, the supply air grating and the emergency exit hatch
along Alameda Street require a five-foot clearance on all
sides to enable the opening of the hatches. Another important
constraint is the location of the high voltage power line
running from the transformer on the southeast corner of the
Opportunity Site to the underground station. This extends to
a depth of 48 inches sub-grade along the specified path and
must be accommodated in the plans for a future project.
As the station is currently under construction, some of these
conditions may change. The selected RFI/Q respondent and
its subconsultants (if applicable) will be provided detailed
up-to-date drawings of Metro’s on-site facilities after an ENA
and confidentiality agreement are fully executed by both the
selected respondent and Metro. The selected respondent will
have to complete their own review and analysis to confirm the
accuracy of this information. Metro Regional Connector staff
will also be available to answer questions.

26

Although not recommended, RFI/Q respondents may include
alterations to Metro infrastructure in their project concepts.
Note that any modifications to Metro infrastructure would
require close coordination with Metro Safety, Operations, and
Engineering/Construction, and must adhere to Metro’s Rail
Design Criteria. With Metro’s approval, station improvements
and infrastructure may be modified; however, no loss of
functionality, structural compromise, architectural consistency
or disruption of operations or accessibility shall occur, and the
costs of such modifications would be the sole responsibility of
the selected developer.
Metro-commissioned Station Art
RFI/Q respondents should also note that the Little Tokyo/
Arts District Station will include three Metro-commissioned
public artworks. One artwork will be at street-level and
integrated into the station entry pavilion glass at the north
and south walls (see Figure 11). The second artwork will be
integrated onto the underground station platform walls. An
approximately 150 square foot interpretive graphic display of
the site’s former Atomic Café will be integrated at the service
elevator’s north wall (see Figure 12). Project concepts may
contemplate relocation of the interpretive graphic display. The
costs of this would be borne by the selected developer and
the new location would be subject to Metro approval.
Wayfinding and Signage
Respondents should note that any planned wayfinding that
also includes Metro content/information must conform
to Metro Signage Standards. For any such new signage,
the selected RFI/Q respondent would need to employ the
services of a professional environmental graphic designer
and would have to cover the costs of the new signage. If the
proposal advances in the process, Metro Arts & Design will
review and approve signage design at each phase of work
to assure full compliance with Metro Signage Standards and
Design Directive drawings.
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(Figure 10) Station Operational Requirements - Setbacks and Other Infrastructure Constraints

7/13/18 DRAFT

27

Little Tokyo/Arts District Station Joint Development Opportunity Overview

(Figure 11) Public Art Locations - Purple Shading

(Figure 12) Interpretive Graphic Display of the former Atomic Café - Turquoise Shading
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Structural Considerations for a Future Project

Concepts that propose new buildings or structures on
the Opportunity Site will need to consider the structural
requirements of the subterranean station. Based on review
and analysis of the drawings and calculations for the
station, the consultant team has provided a summary of
considerations for future projects. This includes potential
developments directly on top of the station box, as well as
adjacent to the station box on the Opportunity Site.
Independent studies and analysis will need to be conducted
by RFI/Q respondents to verify all structural assumptions.
Considerations for Structures Above the Station Box
The station box within the property comprises approximately
28,000 square feet and the roof of the station box is
approximately two to six feet below the surface. Analysis of
drawings and clarifications from Metro Regional Connector
staff indicate that the following design loading criteria
were incorporated into the station design to support future
development on the Opportunity Site.
The station roof was designed for the maximum of the
following load conditions:
•
•

Actual soil cover plus traffic live loads
An assumed soil cover thickness of 8 feet without
live loads

Actual soil cover above the roof of the station varies from
approximately two feet to six feet. Therefore, the assumed
load condition of eight feet of soil cover without traffic
loads will generally govern the future design. This load
condition was intended for modification of the ground level,
or to accommodate loads from light structures built above
the station structure, provided that the equivalent soil load
would be removed and the station structural capacity would
be verified with the new loads. Any concepts that propose
structures directly on top of the station box should consider
lightweight systems. Depending upon the design and material
configuration, structures would be limited to one to two
stories in height (see Figure 13).
Considerations for Structures Adjacent to the 		
Station Box
The station walls were not designed for additional lateral
surcharge loads from a future development. Therefore, the
design of any future development or structures adjacent
to the station box will need to consider technical solutions
to ensure that loads are transferred to a depth that does
not adversely impact the station walls. This could be
accomplished using deep pile foundations or with a mat
foundation below multiple basement levels at elevations and
distance from the walls that do not generate lateral surcharge
(see Figure 14).
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(Figure 13) Structural Constraints for Future Project - Plan
* Low- to mid-rise structures are defined as being 1-4 stories.
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A

B

DESIGN LOADING ALLOWANCE:
A
B 8’ of earth = approx. 1040 PSF dead load applied uniformly

C

B

Portion of existing soil may be removed as feasible to maximize
C allowance for future structural loading. Wide foundation elements (i.e
C
mat, continuous footings) and limit point loads (i.e limit long spans
between columns/walls) may be used as feasible to stay within station
D D box roof structure design capacity.
D
E

Lightweight structural systems such as wood framed construction,

E light gage steel construction, or structural steel construction
E
are

appropriate. Floor/roof weight may limit concrete fill to reduce
weight. Depending on total system weight and configuration, it may
F be feasible to construct up to 1 or 2 stories above the station. Actual
limits to be informed by future analyses of the proposed project and
A
Metro’s evaluation of total impacts on the station.
F

B
C

Soil beyond the project area may also be removed and replaced with
structural foam fill (sufficient for pedestrian traffic) to reduce total load
effects on station box roof and maximize potential for new
structural loads.

A
D
B
E
A
C
A
F
B
D
B
C
EC
D
FD

DD

Taller structures adjacent to station box have flexibility because loads
are transferred away from subterranean structure. Depending
on
EE
program needs, structural steel framing may offer some advantages
over heavy concrete framed construction. Less load would need to
be transferred away from subterranean structure, and steel framing is
generally more efficient to span long distances to clear overlaps with
structure below grade.
Seismic lateral loads might have to be dragged through foundations
away from structure to limit impact to station structure. Geotechnical
F
recommendations will be required to further inform appropriate
foundation systems. Some basement construction to deepen the start
(top) of the foundation system may be required to limit impacts on
the station.

E
E

Soil surcharge allowance on station may require sleeving on top of
piles and going deeper to avoid surcharge

F
F

Alternate foundation if supported by future development program:
multiple basement levels with deepened mat foundation to avoid
surcharge to subterranean station.

D
E
F
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Conclusion

The Regional Connector will open in 2021, along with
several other major area improvements in the works for
this area. Given the new station and numerous new public
investments, the possible ideas and configurations for a
future project on the Opportunity Site are open-ended. For
this exciting opportunity, Metro and the community would
like to see a compelling concept and memorable project
that contributes to the character of the neighborhoods
and vibrancy of the station area. The Little Tokyo/Arts
District Station Site is a unique opportunity to envision and
implement an impactful project in downtown Los Angeles.
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Community Engagement Summary
Introduction

Little Tokyo and the Arts District are home to many passionate and sophisticated
community leaders who have been involved in this area for decades. In exploring
the potential joint development of the Regional Connector’s Little Tokyo/Arts
District Station Opportunity Site (Opportunity Site) and in preparation for the
release of a Request for Interest/Qualifications (RFI/Q), Metro realized the value
of engaging stakeholders in discussions about their vision for the Opportunity
Site. In November 2017, Metro initiated a development feasibility study of the Site
and hired a consultant team consisting of Studio One Eleven (urban design and
architectural services) and Nabih Youssef Associates (structural engineering).
In addition to understanding the design opportunities and structural limitations
of the Site, Metro required the feasibility study also be informed by community
engagement. The consultant team included Here LA who brought valuable
community outreach and connectivity design expertise to this effort.
Over the past six months, the consultant team and Metro held two Community
Roundtables, circulated a public survey, and hosted a booth at a community event
- all in an effort to better understand the community priorities and aspirations for a
future project on the Opportunity Site. The two intimate Community Roundtables,
held in January 2018 and March 2018, were designed to provide information and
updates on the consultants’ analysis of the Site, provide a review of key findings
from prior visioning studies, and solicit feedback and ideas from the community
members through facilitated group discussions. Metro Regional Connector
Construction/Community Relations staff assisted in identifying key Little Tokyo
and Arts District leaders to include in these small-group discussions. In FebruaryMarch, the consultant team and Metro also circulated an online survey to collect
input from a broader audience. The survey was publicized to local stakeholders
through Metro e-mail blasts and received 630 responses.
Metro and the consultant team also hosted an interactive pop-up art installation
and booth at Metro’s Regional Connector Transit Project Halfway There!
Celebration on May 19th, 2018. The team shared information on the Opportunity
Site and invited event participants to share their vision for the Site through an
interactive art installation.
In anticipation of release of the RFI/Q, Metro also hosted a “Building Partnerships”
networking event in June 2018. This event aimed to introduce potential
development partners to one another to encourage local partnerships and small
business participation that ultimately results in innovative project proposals.
Metro partnered with the Asian Pacific Islander Small Business Program, Little
Tokyo Business Improvement District, and the Regional Connector Community
Leadership Council Little Tokyo/Arts District Station Area Committee to promote
the event.
This Community Engagement Summary provides an overview of the outreach
efforts, a recap of the information presented to stakeholders, and key themes that
emerged from the feedback and input received from the public.
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Community Roundtable #1

Community Roundtable #1
The first Little Tokyo/Arts District Community Roundtable for the Joint
Development (JD) Opportunity Overview study was held on Friday, January 26th,
2018 at the Japanese American National Museum (JANM). The consultant team
met with stakeholders and community members from Little Tokyo and the Arts
District in separate sessions to understand each community’s vision and goals for a
future project on the Opportunity Site.
The Little Tokyo Community Roundtable was attended by community members
representing the Little Tokyo Community Council, Little Tokyo Business
Association, Little Tokyo Service Center, Japanese American Cultural &
Community Center, and Sustainable Little Tokyo.
The Arts District Community Roundtable included stakeholders representing the
Historic Cultural Neighborhood Council (HCNC), Arts District Los Angeles Business
Improvement District (LADLA), and Los Angeles River Artists and Business
Association (LARABA).
The meeting consisted of a presentation by the consultant team followed by a
facilitated group discussion. The presentation summarized key takeaways from
past visioning documents and relevant planning and zoning regulations. Based on
that research, the team presented conceptual scenarios representing a variety of
potential projects to get initial reactions from the stakeholders.
The following summary presents key feedback received, and is organized by topics,
discussion questions, and key takeaways.
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Community Roundtable #1
(Continued)

Character & Identity
Discussion Questions
»»
»»

How should the design of future project reflect community character and identity?
Are there certain design styles or voices that are critical to consider?

Key Takeaways

3

»»

The new station should serve as a gateway to Little Tokyo and the Arts District. Any future project
should incorporate signage, wayfinding, and landmarks to provide a sense of arrival to Little Tokyo
and the Arts District. The future project should consider the flow of people traveling to the Arts District
from this station. It should be designed to handle crowds that may use this station to access the Arts
District on weekends.

»»

The station should act as destination for people, as opposed to a place for people to pass through.

»»

Identity markers should be considerate of Little Tokyo’s historic boundaries. The Little Tokyo
Community Design Overlay (CDO) boundaries should not be used as there is a false perception of
Little Tokyo ending at Alameda. Historically, Little Tokyo was much bigger.

»»

There should be some sort of landmark or pylon identifying that this is Little Tokyo..

»»

The design should be respectful of Little Tokyo culture and history. The design of wayfinding signage
should be tasteful and subtle rather than stereotypical and literal. The project should consider what is
Japanese vs. Japanese American. The design should also recognize this is a multi-ethnic community.

»»

Design should reference the Little Tokyo Community Design Overlay. Any future project should
incorporate natural light, landscaping, and other natural elements referenced in the CDO Guidelines.

»»

The community values their involvement in the design process. Community stakeholders should be
able to provide design input during the JD process.
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Community Roundtable #1
(Continued)

Accessibility
Discussion Questions
»»
»»
»»
»»

How should future project support mobility for all people?
How do you envision people moving through the Opportunity Site?
Where are the key connections and pathways for people walking and biking across the Opportunity
Site?
What are the key issues for the people who live in the surrounding neighborhood? Sight lines? Noise?
Connections? Safety?

Key Takeaways
»»

A future project should support mobility for all people by incorporating ADA standards and ensuring
accessibility for those aged 3-93.

»»

Provide wayfinding to nearby destinations in Little Tokyo and the Arts District. Access to Little Tokyo
from the station occurs along First Street and Central Avenue. Access to the Arts District occurs
along Alameda Street and 2nd Street. A future project should make these connections clear through
supportive wayfinding, especially for new visitors.

»»

Pedestrian pathways should function in multiple directions. A future project should be oriented
towards Alameda Street and Central Avenue. Connections should also be made across 1st Street and
through the JANM Plaza. Although the Opportunity Site does not border 2nd Street, connections to
2nd Street should be considered in the design and a future project should orient people to the second
gateway to the Arts District. Also consider day versus night circulation.

»»

Signage and direction markers should be integrated in subtle and creative ways. Signage, wayfinding,
and markers should be subtly integrated into the design to direct transit users to key locations beyond
the station.

»»

A future project should consider potential development of the Office Depot site to the south. Any
future project on the Opportunity Site should consider the possibility of the Office Depot redeveloping,
and orient itself with that in mind.

»»

Elements that enhance safety should be incorporated. Examples of safety enhancements include
lighting for visibility at night and a scramble crossing or raised intersection at 1st Street and Central
Avenue. A future project should consider the perception of safety due to the homeless population
from nearby Skid Row.

»»

Access is critical to serving visitors that may not live nearby. Drop-off zones should be included so
as not to impede traffic. There is the potential to share parking with a proposed temporary parking
structure on 1st Street. 2nd Street is a dominant corridor and gateway to the Arts District. 3rd Street
is also a major corridor. Alameda Street and Central Avenue should be activated.

»»

Viewsheds should be considered so that signage and landmarks are clear.
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Community Roundtable #1
(Continued)

Sustainability
Discussion Questions
»»
»»
»»

How can a future project incorporate sustainable principles highlighted in Sustainable Little Tokyo?
How should it be designed to reflect “Mottainai” principles?
How can the project be mindful of future generations?

Key Takeaways

5

»»

Sustainable practices should be implemented through recommendations detailed in Sustainable
Little Tokyo. A future project should incorporate greywater recycling, incubator spaces, and protect
legacy businesses.

»»

A future project should incorporate principles of Mottainai. It should aim to be “sustainable” from an
economic/financial, as well as environmental standpoint, and not just green.

»»

The future design should incorporate new trees and green space.

»»

Shade should be considered and can be achieved through shade structures, planting of mature trees,
or creative building placement.

»»

A maintenance and funding plan should be required so that maintenance of the future project does
not burden the community.
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Community Roundtable #1
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Yokocho would provide local retail
and community serving uses at
the ground level, with smaller
development such as offices/
commercial or other communityserving uses on the upper two
levels. Yokocho’s linear layout
creates a permeable lane/
connection adjacent to the station
that extends the surrounding
pedestrian network through the
Site.
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Community Roundtable #1
(Continued)
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Community Roundtable #1
(Continued)

Building Form
Discussion Questions
»»
»»
»»

What building heights and forms are appropriate for the Opportunity Site?
Which of the conceptual scenarios shown resonate with you and why?
How should any future project relate to adjacent streets and how should it be oriented?

Key Takeaways

9

»»

The community prefers 1-2 story building heights and is opposed to high rise development. Any
future project should match the scale of the historic 1st Street core of Little Tokyo.

»»

Projects should be flexible. A combination of the conceptual scenarios was preferred for the
Opportunity Site. Retail uses should be oriented to pedestrian paths and towards the street.

»»

Future projects should be open and transparent. Use of glass at the ground floor level or porosity in
the design will help activate the space.

»»

Generic architecture should be discouraged. Architecture should complement existing Little Tokyo
buildings, and should be unique and designed specifically for this location.

»»

The Bridge Building scenario is appealing and offers connections to the south. Connections to the
south would encourage circulation if the Office Depot was redeveloped in the future.
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Community Roundtable #1
(Continued)

Future Project Use & Programming
Discussion Questions
»»
»»
»»

What sorts of uses identified from the visioning documents are preferable within the Opportunity
Site?
How will various groups of people use the future project? Think about different types of people,
workers, residents, visitors, seniors, children, etc.
How can the future project contribute to programming (i.e. events & activities) at different times of the
day?

Key Takeaways
»»

24/7 activity is preferred. 24/7 activity can improve safety by increasing the number of eyes-on-thestreet. This can be achieved by incorporating a mix of programming and uses.

»»

Any future project should be affordable for the community. Housing and commercial rents, if any,
should be affordable. Retail and commercial uses should cater to the needs and demographics of the
community. Business incubator spaces should be considered.

»»

Projects should look for ways to support small businesses.

»»

There is a need for affordable housing, but it may not be appropriate for the Opportunity Site. High
pedestrian traffic and noise may not be attractive for potential residents. Micro-units may work in this
setting.

»»

Include spaces for gatherings and events. Future projects should provide space for temporary
events such as Nisei week, and be flexible enough to accommodate different types of programming.
Programming will be critical to ensure open spaces are activated and used.

»»

A plaza should be included on the Opportunity Site if there is funding for programming.
Programming will be necessary to help activate the space.

»»

Consider an interchangeable signage display or information booth/kiosk to promote community
events. Consider incorporating advertising that is controlled by the community, and that allows
proceeds to go directly to Little Tokyo.

»»

Do more of what works. The Japanese Village Plaza functions as a successful precedent in Little
Tokyo. Elements such as its stage, parking, scale, and aesthetics could be borrowed and incorporated
into the Opportunity Site.

»»

Open space should be usable. Amenities that are appropriate for users of all ages should be
incorporated into the site.

»»

Include supportive community uses. Childcare and community spaces should be incorporated on the
Site. Services for young children such as day care or child care would be beneficial for families.
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Online Survey Results

Online Survey Results

A strong desire for affordable housing was expressed
in the survey responses. This type of project may not
be feasible on the Opportunity Site, but it is clearly a
stakeholder priority for the broader Little Tokyo and Arts
District neighborhoods.

How often do you visit Little
Tokyo or the Arts District?

Approx.

54%

48%

Cultural Events

37%

Nightlife / Bars

34%

Architecture / Character

14%

Rarely

2%

Never Visited

Zip Code and Cross Streets
Top 5 zip codes
1. 90013
2. 90012
3. 90026
4. 90015
5. 90014

y
Fw

Restaurants / Cafes

26%

Daily

5

84%

28%

Weekly

of respondents were
frequent visitors
(daily or weekly)

What draws you to Little Tokyo?

30%

Monthly

2F
wy

With questions inspired by key themes from past
community visioning efforts and Community Roundtable
#1, an online survey was made available in FebruaryMarch 2018. Over 600 responses were received. A
majority of the survey respondents were frequent visitors
to the Little Tokyo/Arts District neighborhoods, with
almost 50% also residing within a five- mile radius of the
Opportunity Site. The survey results align with several
priorities listed in prior community visioning documents.
The majority of the respondents identified maintaining
the historic and cultural character of Little Tokyo as a top
priority for the Opportunity Site.

10

1F
wy

110

3

2

y
Fw

Little Tokyo/Arts
District Station
10 Fwy

4

10 Fwy

Retail / Shopping

24%

Museums

23%

Work

12%

I Live Here

5%

Other

Visiting Friends and Family
Special Events
Church/Buddhist Temple
Entertainment/Activities
Gold Line Station

11

5 1
60 Fwy

5 Fwy

110 Fwy

33%

710 Fw

y

48% live within 5 miles from the
Little Tokyo/Arts District station
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Online Survey Results
(Continued)

What is your vision for the Opportunity Site?

Most common
words people used
in response:

HOUSING

AFFORDABLE
COMMUNITY
CULTURAL
CLEAN
PUBLIC
BUSINESSES
HISTORY
RESIDENTS

Is there a place that you enjoy that we can look
to for inspiration for this Site?

Popular responses:

Japanese Village Plaza /
Little Tokyo

Union Staton

Mariachi Plaza
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Train Stations in Japan

7th St / Metro Center Station

12

13

Most Preferred
55%

43%
41%

54%

38%
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57%
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63%
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63%
27%

28%

26%

25%
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20%

20%

14%

20%

Most Preferred
13%

19%

13%
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Least Preferred
12%

Little Tokyo Koban
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What amenities would you like to see on the Opportunity Site?
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Online Survey Results
(Continued)

Least Preferred

13%
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Online Survey Results
(Continued)
67%

1

Maintaining historical and cultural
character and identity of the area

45%

Sustainable Design
(e.g. greywater recycling, solar energy, storm water capture)

60%

2

Ensuring that the plaza is safe and
well-maintained

42%

Ensuring affordable rents for
housing and businesses

5

Amenities for transit riders

28%

59%

3

4

Flexible open spaces for a variety
of programming and events

6

In considering any future development of the Opportunity
Site, which of the following is most important to you?
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Community Roundtable #2
The second Little Tokyo/Arts District Community Roundtable was held on Thursday, March 29, 2018, in
Little Tokyo. Attendees included leaders representing the Little Tokyo Community Council, Little Tokyo BID,
Little Tokyo Service Center, Japanese American Cultural & Community Center, Sustainable Little Tokyo, the
Arts District Los Angeles Business Improvement District (ADLA), Los Angeles River Artists and Business
Association (LARABA), Community Partners, and a Little Tokyo building manager.
The purpose of Community Roundtable #2 was to present and confirm findings from Community
Roundtable #1, share and discuss the online survey results, and identify community priorities for the RFI/Q
process. The meeting concluded with a discussion of potential upcoming community events where Metro
and the consultant team could continue to engage a broad audience.
The following pages summarizes key findings from the discussion and are organized into three sections:
Project Aspirations, Input on the RFI/Q process, and Reactions to Survey Results.
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Community Roundtable #2
(Continued)

Future Project Aspirations
•
•
•
•
•

Create a Safe, Vibrant, Transit-Supportive Project
Provide Community-Oriented Uses and Programming
Integrate Community Preferences for Design and Character
Support Existing Local Businesses and Draw New Visitors to the Area
Incorporate Strategies for Environmental and Financial Sustainability

The five broad aspirations above were presented by the consultant team and received general support from
participants. The community focused on four of the aspirations during the discussion and their feedback is
summarized below.

Create a Safe, Vibrant, Transit-Supportive Project
»»
»»
»»
»»
»»

Consider station operating hours. 24/7 activity may not be appropriate if it does not align with train
station operating hours.
Safety and security are critical. Any architecture or spaces should be designed to discourage
homeless people from lingering in the area.
The Opportunity Site should mark the entry to Little Tokyo and point to attractions in the Arts
District. A future project should not turn its back to Alameda.
A scramble crosswalk on 1st and Central should be considered.
Transit/Mobility Hub would be beneficial. Consider extending or relocating the bike share currently at
JANM to the Opportunity Site.

Provide Community-Oriented Uses and Programming
»»
»»
»»
»»

Providing community-oriented programming is the highest priority.
1-2 building stories are preferred. Low-scale development will best fit into the existing urban fabric,
and will lower building costs.
Community space is important. Dedicated space for the community to use should be incorporated
on the Site.
Mimic successful projects nearby. The future project should take inspiration from successful places
like Japanese Village Plaza and nearby incubator spaces.

Integrate Community Preferences for Design and Character
»»
»»
»»
»»
»»

Unify the site. A future project should connect the Little Tokyo and Arts District communities.
1-2 building stories are preferred. Low-scale development will best fit into the existing urban fabric,
and will lower building costs.
The station is a destination. The station should incorporate a “wow” factor to draw visitors.
A tasteful, yet bold design is acceptable on the Opportunity Site.
Any future project should integrate design elements that speak to Little Tokyo arts and culture.

7/13/18 DRAFT
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Community Roundtable #2
(Continued)

Other Comments
»»

The Little Tokyo and Arts District community members should come together to create a unified
vision for the Opportunity Site. There should be more collaboration between the two neighborhoods.

Input on the RFI/Q Process
Stakeholders recommended RFI/Q respondents do the following in their
submissions to Metro:
»»
»»
»»
»»
»»

Incorporate the goals, objectives, and design guidelines previously identified by the Little Tokyo
community.
Showcase involvement and prior experience working with Japanese American/Little Tokyo/multi-ethnic
communities.
Demonstrate strong relationships with non-profit organizations, or include these organization on the
team.
Demonstrate experience engaging with community stakeholders.
Describe experience working with affordable incubator spaces and independent retail tenants.

Stakeholders recommended the RFI/Q evaluation committee to consider the following:
»»
»»
»»
»»
»»
»»

17

Prioritize local developers or community-based organizations
Ensure financial feasibility/sustainability
Emphasize the clarity of the scoring/weighted system in choosing developers.
Be clear about the importance of independent businesses and how renting to legacy businesses on the
future site will be enforced.
Neutralize price so it is not overdeveloped.
Shortlist and/or select development teams from RFI/Q responses. Respondent should be selected
early in the process to collaborate with Metro on the design of the proposal.
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Community Roundtable #2
(Continued)

Reactions to Survey Results
»»
»»
»»
»»
»»

Amenities that survey respondents prefer are not consistent with Metro policy. Although restaurants
and cafes were highly preferred, food and drinks are not allowed on Metro trains. Public restrooms
have also not historically been included near stations as well (although this policy may change).
Survey respondents’ preference for open space is questionable, given site constraints.
A visitor center would be helpful on the site. Although the visitor center was ranked second least
preferred amenity, Little Tokyo stakeholders believed this should be a higher priority.
16% of survey respondents said they rarely visit or have never visited Little Tokyo. A future project at
the Opportunity Site should find ways to attract people who rarely or never visit these neighborhoods.
Housing may not be feasible on the Opportunity Site. “Affordable” and “housing” were the most
commonly used words in responses to “What is your vision for the Opportunity Site?” and ranked as
the second most preferred use. As the Site would likely only accommodate a limited number of units,
a micro-hotel may be an alternative concept that would accommodate more people and relate to
Japanese identity.
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Little Tokyo/Arts District Station
Interactive Booth
To build off of previous input received from Community
Roundtables 1 & 2 and the online survey, Metro and
the consultant team hosted a booth at the Regional
Connector Halfway There! celebration on May 19,
2018. An interactive art installation was used to receive
suggestions for six potential uses on the Opportunity
Site. Participants were asked to select and place within
a cardboard “sculpture” a colored ball representing
their preferred use. They were also encouraged to write
a key word or phrase on the ball to reflect their vision
for the Site. Metro staff, the consultant team, and a
Japanese translator were available to provide additional
information on the joint development Opportunity Site.
Visitors to the booth could also flip through a series
of precedent images for inspiration on what could be
possible at Opportunity Site. Metro also had a signup sheet available for visitors to provide their email
addresses so they can continue to stay involved in
shaping the future of the Opportunity Site. Over 200
visitors participated in the activity.
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Little Tokyo/Arts District Station Site Interactive Booth
(Continued)

Precedent images shared with booth visitors:

CONTAINER PAVILIONS

MOBILITY HUB

ICONIC SCULPTURE

RETAIL PLAZA

FESTIVALS AND PROGRAMMING

SHADE STRUCTURES

YOKOCHO

URBAN VILLAGE

7/13/18 DRAFT
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Little Tokyo/Arts District Station Site Interactive Booth
(Continued)

Summary of Responses

211

Total
Participants

What do you want to see at the
Little Tokyo/Arts District Station Site?
Other Ideas(53)
Plaza / Open Space (48)
Restaurant & Cafes (39)
Housing (35)
Local Shops (23)
Market (13)
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Little Tokyo/Arts District Station Site Interactive Booth
(Continued)

Key Themes

Landscape 21

(e.g. trees, plants, gardens)

Amenity 20

Participants wrote key words
or phrases on the colored ball
representing their preferences
for the Opportunity Site.
These key words are
organized by frequency to
reveal the themes that were
the most prevalent

(e.g. gathering space, water bottle refill station, bathrooms)

Affordable Housing 16

(e.g. affordable, low income)

Parks / Playgrounds 16

(e.g. parks, playgrounds)

Other Food 11

(e.g. Chinese, dim sum, BBQ, pasta/pizza)

Japanese Food 10

(e.g. sushi, ramen)

Retail 10

(e.g. toy store, gift shop)

Housing Quality 8

(e.g. activity space, transit oriented communities, safe)

Local Shops 8

(e.g. Japanese shops, local)

Art 8

(e.g. public art, installation)

Senior Housing 7

(e.g. senior housing)

Transportation 6

(e.g. transit connections)

Restaurant Quality 6

(e.g. live performance, culture, experience)

Farmer’s Market / Grocery 5

(e.g. farmer’s market, Trader Joe’s, grocery)

Other Quality 5

(N/A; see results on pg 5)

Local Shop Quality 5

(N/A; see results on pg 9)

Events / Programming 4

(e.g. festivals, programming)

Homeless Housing 4
(e.g. shelter)

Café 3

(e.g. boba, Lacey, urban)

Fast Food 3

(e.g. McDonald’s, Chick-Fil-A)

Station Building 2

(e.g. station building, Eki-Biru)

Other Housing 2

(e.g. housing, condominiums)

Market Quality 2

(e.g. affordable, Tokyo themed market)

Pets 2

(e.g. space for animals, dog park)

Sustainability 1

(e.g. solar panels)

Plaza Quality 1
(e.g. fun)
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Little Tokyo/Arts District Station Site Interactive Booth
(Continued)

Summary of Responses
Other Ideas
•
•
•

Landscape / Gardens
Amenities / Art
Alternative Land Use

Plaza / Open Space
•
•
•

Parks / Playgrounds
Landscape / Gardens
Community Amenities

Restaurants & Cafes
•
•
•

Japanese Food
Other Food
Quality Suggestions

Housing
•
•
•

Affordable Housing
Senior Housing
Housing for the homeless

Local Shops
•
•
•

Local
Retail
Quality Suggestions

Market
•
•
•

23

Farmer’s Market / Grocery
Retail
Quality Suggestions
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Building Partnerships Networking Event

Building Partnerships
Networking Event
In anticipation of release of the RFI/Q, Metro also
hosted a “Building Partnerships” networking event
in June 2018 at the Japanese American Cultural
and Community Center in Little Tokyo. This event
aimed to introduce potential development partners
to one another to encourage local partnerships and
small business participation that ultimately results
in innovative project proposals. Metro partnered with
the Asian Pacific Islander Small Business Program
(APISBP), Little Tokyo Business Improvement District
(LTBID), and the Regional Connector Community
Leadership Council (RCCLC) Little Tokyo/Arts District
Station Area Committee to promote the event.
Over 100 people representing a number of sectors
including real estate development, architecture/design,
service providers, community-based organizations,
general contractors, sub-contractors, and cultural/arts
organizations attended. Community leaders from the
RCCLC, LTBID and APISBP provided opening remarks
and emphasized the requirement that potential
proposers engage with local businesses and the
community early and often in the joint development
process. Metro Joint Development staff provided
an overview of the Opportunity Site and the RFI/Q
timeline and process.
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Key words written by participants at the pop-up installation
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