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Executive Summary
Smart Growth America (SGA), in collaboration with Eco Rapid Transit and the project
team, conducted a formal Market Study for the city of Huntington Park and the
participating cities of Bell, Maywood, and Cudahy, focusing on the area within a 0.5-mile
radius from the Pacific/Randolph and Florence/Salt Lake stations (station areas), including
a comprehensive evaluation of the city’s economic landscape and demographic
composition, locational and a real estate analysis to identify concentrated areas of
opportunity.
Overall, SGA found the following:
● The Pacific/Randolph and Florence/Salt Lake station areas may experience
changes in net demand, or expected deliveries, for real estate. This could be
especially pronounced in the office and multifamily sectors which may experience a
significant increase in inventory and decline in vacancy rates over the next few years
● Multifamily unit rents in both station areas may experience a slight initial decline as
new inventory is added to the market, while retail and industrial activities may
remain flat or decline as land use in these areas shifts away from these uses and
focuses new investment in other sectors.
● The Pacific/Randolph station area currently has a mix of commercial and mediumto higher-density residential uses while the Florence/Salt Lake station area is
primarily composed of residential uses with a small number of commercial spaces
in the surrounding area. The largest portion of the housing stock consists of
detached, single-family units. Both station areas may experience an increase in
median household incomes and median home values as new capital investment is
drawn to the area as a result of the light rail stations.
● The Pacific/Randolph and Florence/Salt Lake station areas may experience growth
in population and households as new multifamily construction occurs within the first
several years of the line’s operation.
● The overall racial and ethnic makeup of the Pacific/Randolph and Florence/Salt
Lake station areas is not projected to change over the next five years.
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Glossary of Key Terms3
● Deliveries to Market: the number of buildings that have been constructed and
occupied in a given year.
● Inventory: The total square footage of buildings that have received a certificate of
occupancy and are able to be occupied by tenants. It does not include space that
is either planned, or under construction
● Net Absorption: For existing buildings, the measure of total square feet occupied
(indicated as a Move-In) less the total space vacated (indicated as a Move-Out) over
a given period of time.
● Rent Per Square Foot (RPSF): The amount for which the landlord is offering their
space per square foot, per year for lease for a listing. The amount for which the
tenant will be responsible is negotiated between the tenant and landlord.
● Vacancy Rate: Refers to all space not currently occupied by a tenant, regardless of
any lease obligation that may be on the space. Vacant space could be space that is
either available or not available.

3

Definitions are from CoStar; CoStar is a national real estate industry leader in information and analytics.
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Introduction
The new West Santa Ana Branch (WSAB) light rail line will build upon the historic Pacific
Electric Rail Streetcar Line and travel between Artesia and Union Station in downtown Los
Angeles. The Pacific/Randolph and Florence/Salt Lake stations will be the two stations
located within the limits of the city of Huntington Park and adjacent to Vernon, Bell,
Maywood, Cudahy.
The Pacific/Randolph station will be at the intersection of Pacific Boulevard and
Randolph Street. Pacific Boulevard, the north/south arterial road bisecting the proposed
station, has historically been one of the most successful commercial corridors in the region
and has maintained its character of a historic “main street,” of one- and two-story
commercial buildings. Along these corridors, there is a mix of national chain stores as well
as local shops that reflect the character of the local community. The 0.5-mile station area
extends north into the City of Vernon.
The Florence/Salt Lake station will be at the intersection of Florence Avenue and Salt
Lake Avenue. Florence Avenue, the east/west arterial road bisecting the proposed station,
has historically been a commercial corridor of one- and two-story commercial buildings,
similar to the Pacific/Randolph station area. Salt Lake Avenue today is predominantly
made up of single-family, residential uses. The 0.5-mile station area extends east into the
Cities of Bell and Cudahy.
Map 1. Station Areas with Surrounding City Limits Defined
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The demographic composition of the two station areas (r= 0.5-mile) reflects both the city
of Huntington Park and the neighboring cities at large: lower incomes and educational
attainment are common characteristics among those living and working within the station
areas. People who live in either one of the station areas tend to work somewhere else; the
majority of residents commute to Los Angeles, Vernon, Commerce, or Long Beach for
employment. Mirroring this pattern, most people employed in businesses located within
the station areas tend to be residents of neighboring municipalities
The city of Huntington Park has been preparing for changes to these areas for a number of
years. The Downtown Station Plan (DTSP), which was meant to “provide for the
development of local and regionally serving commercial uses and to improve the economic
vitality and livability of the downtown area through (...) expanding economic activity and
commerce, as well as establishing a more pedestrian-friendly mixed-use environment,”
was adopted by the City Council in 2008.4 In spite of the adoption of the DTSP, it does not
appear to have substantially impacted development in the area. While the DTSP districts
call for the construction of multifamily structures, there is almost no mix of uses within
singular parcels and maximum building heights are generally lower than the zoned
maximum. The station areas’ current zoning code supports higher density development as
a majority of the area is zoned medium- or high-density, or as general commercial. Offstreet parking and low-density development are the predominant land uses in the
Pacific/Randolph station area. Parking dedicated to surrounding properties currently
accounts for 8.8 percent of the land use in the station area. Salt Lake Park provides a
large amount of green space to the Florence/Salt Lake station area. Similar to the areas
covered in the DTSP, the areas designated as transit-oriented development (TOD) target
areas have yet to reach their desired potential as described in the target area guidelines on
the city’s 2030 General Plan.5
Similarly, the WSAB Existing Conditions Report describes a vision for the Florence/Salt
Lake station area to be a “residential neighborhood that promotes a walkable revitalized
commercial corridor embracing Salt Lake Park and connecting the community to other
employment centers.”6 The report further details concepts to establish a moderate-density
residential and mixed-use area adjacent to the existing neighborhoods to increase and
enhance access to diverse forms of mobility and encourage commercial establishments to
be frequented by those visiting Salt Lake Park, which hosts a set of vibrant recreational
facilities right across the new station.
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http://qcode.us/codes/huntingtonpark/view.php?topic=9-4-6-9_4_603
http://media.metro.net/projects_studies/tod/images/r3_Huntington_Park.pdf
6
http://media.metro.net/projects_studies/westSantaAnaBranch/images/Appx_A-2_Existing_Conditions_Report.pdf
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Both station areas have the potential to redevelop and meet the goals outlined in the
Huntington Park Housing Element Plan7 and the DTSP of the city, the equitable housing
goals of California, and the needs of the community for generations to come. This report
seeks to evaluate the current real estate market as well as project future demand based on
the light rail transit (LRT) and bus rapid transit (BRT) lines that have recently begun
operation in the nearby area.

Equity Considerations
Since 2003, Smart Growth America SGA has worked towards prioritizing inclusive,
equitable, and accessible development in communities across the country. We envision a
country where no matter where you live, or who you are, you can enjoy living in a place
that is healthy, prosperous, and resilient. We believe that diversifying transportation
systems and providing low-income residents with a choice in how they get around is a
fundamental step to improve connectivity, mobility, and general living conditions for the
community as a whole.
Introducing rail transit to Huntington Park, coupled with smart TOD plans, can be a
powerful strategy to increase economic mobility by providing residents with access to a
wider range of opportunities for employment, education, and other services tightly related
to overall quality of life. Connecting the city to Los Angeles and other surrounding
municipalities is also expected to increase commercial activity and encourage a variety of
investments that can strengthen the local tax base, activate vacant properties and public
spaces, and make Huntington Park a more attractive place to live, work, and play.
While urban redevelopment can certainly be beneficial, it is important to recognize that
land values in walkable, urban areas are rising generally for a variety of economic and
demographic reasons, which can indeed impact housing affordability. Policies that
promote new market-rate development and other investments can also threaten the
stability of those who are economically disadvantaged and, as is the case for many
households in Huntington Park, struggling to remain out of poverty. Many aspects of
inequality and limited economic mobility are heavily related to the inequitable design and
management of local and regional transportation systems—when transit systems are not
designed to work for the community’s most vulnerable groups, accessibility gaps can
widen and concentrated poverty cycles may deepen.
It is imperative that community leaders implement intentional, targeted interventions to
ensure that the most vulnerable residents and businesses are not only avoiding
7

https://www.hpca.gov/DocumentCenter/View/319/2008-2014-Housing-Element---Adopted-February-2009
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displacement, but that they are also experiencing the benefits of their increasingly
improving communities. When aligned with supportive land use policies, fixed-guideway
public transportation can be transformative. This Market Study is intended to serve as a
tool to formulate and calibrate programs and policies to counteract displacement. Through
the analysis of land use patterns, household demographics, and real estate trends, this
study can help to prepare the city to accommodate new residents from a wide range of
incomes, especially supporting low-to-moderate income households and businesses who
often depend on rental, affordable housing. As the city pursues new mobility options
through the implementation of rail transit and TOD, it must focus on prioritizing the
advancement of Huntington Park’s existing residents and businesses and make a longterm commitment to protect the socioeconomic security of current and future generations.
In addition to this Market Study and as part of this planning effort, an Equity Framework
and set of recommendations will also be produced. It is intended to reflect the priorities
and goals of the communities impacted by the new light rail stations, and make policy
recommendations for local leaders to support and protect existing residents, businesses,
and to maintain and improve quality of life. It will also note metrics that can be impacted
and or monitored for change as the Pacific/Randolph and Florence/Salt Lake station areas
experience an increase in economic growth as investment is drawn to the area. While this
may not affect overall racial and ethnic makeup of the Pacific/Randolph and Florence/Salt
Lake station over the next several years, consideration of these recommendations and
planning for this growth now will allow the city to more effectively and equitably distribute
the potential economic benefits as the light rail line begins operation and the station areas
experience changes in net demand for its real estate.

Existing Conditions
The Pacific/Randolph station is located within Huntington Park and the 0.5-mile station
area extends north into Vernon. The land in both cities is predominantly zoned as mediumor high-density residential and general commercial; similar to the Florence/Salt Lake
station area’s primary zoning designations of low-density residential, high-density
residential, and commercial. The Florence/Salt Lake station is located within Huntington
Park and is adjacent to the Cities of Bell and Cudahy. It is within 2 miles of the City of
Maywood. The 0.5 station area encompasses parcels from three cities, which has
encouraged planning for development around the Florence/Salt Lake station to be an
inter-municipal effort. Cudahy, like Huntington Park, is primarily zoned for low-density
residential with small commercial strips. Bell is primarily zoned for high-density residential
with some commercial uses along Florence Avenue. Figures 1 & 2 show the acreage and
share of the total station areas for each zone designation.
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Figures 1 & 2: Zoning in the Pacific/Randolph and Florence/Salt Lake station areas
Pacific Randolph

Florence/Salt Lake

Source: SGA analysis of zoning shapefiles for Huntington Park and Vernon

Maps 1 & 2: Pacific/Randolph DTSP/TOD Target Areas & Current Land Use

Source: SGA rendering of DTSP and TOD target areas
outlined in Huntington Park General Plan 2030;
Huntington Park and Vernon land use shapefile
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The dominant land use in the DTSP A and DTSP B districts is one- or two- story
commercial buildings with little mix of uses within parcels. While the DTSP C and D
districts call for multifamily structures, there currently is almost no mix of uses within
singular parcels and the maximum building heights are generally much lower than the
allotted 35-60 feet for C and 35 feet for D. In addition to the DTSP, the Huntington Park
2030 General Plan outlines the TOD target areas for development which have a mixed-use
overlay designation. Four of these seven target areas fall within the Pacific/Randolph
station area. Similar to the areas covered by the DTSP, the TOD target areas have yet to
reach their desired potential as described in the target area guidelines.
Current uses for the area adjacent to the Pacific/Randolph station area are shown in Map
2 above and include a combination of residential (43 percent), commercial (22 percent),
industrial (16 percent), and miscellaneous (14 percent) uses.
While the above-mentioned planning documents and zoning overlays feature designated
areas for mixed-use development, subsequent redevelopment within the station area has
been minimal since their adoption. Only two percent of the housing stock has been added
in the last 18 years and development of higher-density housing stock may be necessary
within the station area.
The primary areas designated for commercial uses in the city include Pacific Boulevard
and Santa Fe Avenue which run north and south, and Randolph Street and Slauson
Avenue running east and west from the planned station. There are three main commercial
zoning designations, all with similar development standards. Under C-P, residential uses
are only permitted by way of a development permit, not by right. Though 64 percent of the
land area is currently residential.
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Maps 3 & 4: Florence/Salt Lake Station Plan/TOD target areas & Current Land Use

Source: SGA rendering of DTSP and TOD target areas outlined in Huntington Park General Plan 2030; Huntington Park,
Bell, and Cudahy land use shapefile

Three of the TOD target areas for development fall within the Florence/Salt Lake
station area. The mixed-use overlay increases the maximum allowed height to 40 feet
and allows mixed-use developments at the parcel level. While the TOD target areas permit
mixed-use and greater maximum height limits, the land use still remains almost completely
single-story and single-use.
Commercial uses are concentrated along Florence Avenue which runs east and west, and
State Street which runs north and south to the west of the planned station. Though
California Avenue is zoned as neighborhood commercial (C-N), and is designated as TOD
Area 2, the street has a significantly larger proportion of residential buildings than
commercial.
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The land surrounding the Florence/Salt Lake station area is primarily residential at 77
percent, commercial at seven percent, and “miscellaneous” at 12 percent. Salt Lake Park
is a main feature of the area, located northwest of the station area along Florence Avenue
and Salt Lake Avenue. As displayed in Map 4 above, there are two residential zone
districts within the station areas, R-M which is medium density residential, and R-H which
is high density residential. The most prevalent type of housing stock consists of apartment
buildings with five or more units accounting for 57.5 percent, while 13 percent of units are
single family residences and 29.5 percent are a combination of duplexes or three- and
four-unit buildings.
The largest portion of the housing stock for the Florence/Salt Lake station area is currently
single family residential at 31.5 percent and the rest is a mix of duplexes and multifamily
units. The majority, 61 percent of households, are renters and 39 percent of households
are owner occupied.
Figure 3. Housing Stock by Type
Pacific/Randolph station area

Florence/Salt Lake station area

Source: SGA analysis of Huntington Park land use

Real Estate Value Analysis & TOD potential
Overview of Market
According to data supplied by CoStar, as of Q4 2019, the city of Huntington Park has
approximately 12.7 million square feet (SF) of income-generating commercial properties.8
The average rent for the city is $13.27 per square foot (PSF) with an average vacancy rate
8

Commercial properties in CoStar include properties available to let and listed on publicly available listing services and
brokerage firms. This excludes owner-occupied commercial real estate stock, and also excludes informal rentals such as
small-scale rentals such as families renting spare rooms and garages.

13

of 3.3 percent. In 2019, Huntington Park experienced 7,132 SF of net absorption.
Absorption rates were highest for retail and industrial properties. There was negative net
absorption for office and multifamily properties.
Using Huntington Park as a basis for comparison, the Pacific/Randolph and Florence/Salt
Lake station areas (which include land in the adjacent cities) have a similar inventory mix.
Office rents are at a premium in the station areas whereas rents for the other three real
estate sectors are below the city average. Vacancy rates are similar and 12-month net
absorption is lower than the city as a whole.
Compared to Los Angeles County, the city of Huntington Park offers lower rents for all four
real estate types analyzed. Los Angeles County has experienced negative absorption rates
over the past 12 months, compared to Huntington Park’s net positive rates. Los Angeles
County reported a 6.2 percent overall vacancy rate. In contrast, Huntington Park
experienced a lower 3.3 percent vacancy rate in all four real estate types.
In terms of market share of inventory,9 Huntington Park has a lower share of office space,
multifamily units, and industrial space than Los Angeles County as a whole. Huntington
Park has a greater share of retail than Los Angeles County. Overall, Huntington Park is
more dependent on retail uses than the county as a whole. The Pacific/Randolph station
area has a similar market share to Huntington Park, but has a higher concentration of retail
compared to Los Angeles County while The Florence Salt Lake Station Area has a similar
market share to Huntington Park, but has a higher concentration of multifamily and retail
compared to Los Angeles County.
Table 1. Los Angeles County Real Estate Metrics
LA County

Inventory

Rent

Net Abs

Vacancy

Mkt Share

Office

425,000,000

$41.25

-3,200,000

10.7%

16.0%

MF

909,982,060

$2.42

-4,928,690

5.8%

34.2%

Retail

446,000,000

$33.14

-1,600,000

4.9%

16.8%

Industrial

879,000,000

$12.99

-7,700,000

3.3%

33.0%

Total

2,659,982,060

-

-3,242,897

-

100.0%

Average*

664,995,515

$22.45

-4,357,173

6.2%

-

Source: CoStar, January 2021; *Inventory weighted average

9

Market share indicates the percent of total commercial real estate inventory as listed in CoStar.
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Table 2. Huntington Park Real Estate Metrics
Huntington Park

Inventory

Rent

Net Abs

Vacancy

Mkt Share

Difference from
LA County

Office

702,147

$19.20

-2,970

3.7%

5.5%

-10.5%

MF

3,758,916

$1.79

-1,379

2.6%

29.4%

-4.8%

Retail

4,345,403

$21.16

25,264

4.9%

34.0%

17.2%

Industrial

3,979,308

$10.92

7,612

1.8%

31.1%

-1.9%

Total

12,785,774

-

6,972

-

100.0%

Average*

3,196,444

$13.27

7,132

3.3%

-

Source: CoStar, January 2021; *Inventory weighted average

Table 3. Pacific/Randolph 0.5-mile Station Area Real Estate Metrics
Pacific/Randolph

Inventory

Rent

Net Abs

Vacancy

Mkt Share

Difference from
LA County

Office

369,217

$27.23

-1,218

3.9%

6.8%

-9.2%

MF

1,429,230

$1.73

-763

2.6%

26.4%

-7.8%

Retail

1,993,482

$19.56

2,532

5.4%

36.8%

20.0%

Industrial

1,629,740

$9.22

-857

1.3%

30.1%

-3.0%

Total

5,421,669

-

184

-

100.0%

Average*

1,355,417

$14.44

-76

3.3%

-

Source: CoStar, January 2021; *Inventory weighted average

Table 4. Florence/Salt Lake 0.5-mile Station Area Real Estate Metrics
Florence/Salt Lake

Inventory

Rent

Net Abs

Vacancy

Mkt Share

Difference from
LA County

Office

70,460

$13.57

-

0.0%

6.2%

-9.8%

MF

573,804

$1.65

-347

2.6%

50.3%

16.1%

Retail

277,397

$16.72

1,010

0.7%

24.3%

7.5%

Industrial

219,121

$15.13

-

0.0%

19.2%

-13.8%

Total

1,140,782

-

332

-

100.0%

Average*

285,196

$11.77

332

0.8%

-

Source: CoStar, January 2021; *Inventory weighted average
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Potential Light Rail Transit (LRT) Effect on TOD
To estimate the LRT effect of TOD on real estate metrics, the research team selected two
light rail stations to serve as comparison areas for the incoming stations in Huntington
Park: Expo/Crenshaw and Expo/Western on the E Line (the “Expo Line”), a recently
constructed light rail line within Los Angeles County. The Expo Line currently operates on
an east-west route from downtown Los Angeles at 7th Street / Metro Center towards
Downtown Santa Monica. While the Expo Line was not completed in its present state until
2016, the two selected stations began operations in 2012 back when the Expo Line
extended west to Culver.
These stations were chosen for the geographic proximity to downtown Los Angeles,
similar to the Pacific/Randolph and Florence/Salt Lake station areas, as well as their similar
mix of office, multifamily, retail, and industrial land uses.
In order to construct a comparison of the LRT “effect” on real estate in the TOD zone, we
compared two geographies illustrated in Figure 4 below. The Baseline LRT geography is
the joint 0.5-mile radius surrounding the Expo/Crenshaw and Expo/Western stations. The
0.5-mile radius is selected because it is a standard measure of TOD distance around
which many policies and planning initiatives revolve. The Comparison LRT geography is
the full two-mile radius from the stations, and due to the proximity of these two stations,
there is some geographic overlap. The two-mile radius is selected as a comparison
because it is close enough to the Baseline geography to be generally similar, but far
enough where the impacts of stations would begin to dissipate.
Figure 4. Diagram of Baseline and Comparison Geographies for LRT Effect Analysis

Source: Smart Growth America, 2021
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The research team then analyzed the changes in various real estate metrics from 2010 to
2020. This includes a two-year historic period before the stations opened in 2012. The
analysis compares the change over this period of time in the Baseline geography versus
the change over this period of time versus the Comparison geography. This “second
difference” gives us an estimate of the impact of the stations on real estate.
Figure 5 displays the estimated effect on real estate metrics for the Expo/Crenshaw and
Expo/Western stations from 2010 to 2020, a 10-year period:
● Net absorption of office space in the 0.5-mile Baseline was 39,370 SF greater than
the 2.0-mile Comparison over the same 10-year period. Contributing to the trend,
rent change for the Baseline was 93 percent points higher than the Comparison
and inventory change was 43 percent points higher. The change in vacancy rate
between the two geographies was effectively the same.
● Net absorption of retail space in the 0.5-mile Baseline was 21,492 SF greater than
the 2.0-mile Comparison over the same 10-year period. Rent change was about
the same; inventory change was 5 percent points lower; and the change in
vacancy rate between the two geographies was about the same.
● Net absorption of multifamily space in the 0.5-mile Baseline was 1,358 SF lower
than the 2.0-mile Comparison over the same 10-year period. Rent change was 10
percent points lower; inventory change was 15 percent points higher; and the
change in vacancy rate was 2 percent points lower (better).
● Net absorption of industrial space in the 0.5-mile Baseline was 38,324 lower than
the 2.0-mile Comparison over the same 10-year period. Rent change was 16
percent points higher; inventory change was 8 percent points lower; and the
change in vacancy rate was 18 percent points higher (worse).
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Figure 5. Comparison Real Estate Metric Changes, 2010 to 2020
Baseline 0.5-mile LRT Station Area vs. Comparison 2.0-mile LRT Station Area10
Office

Retail

Multifamily

Industrial

39,370

21,492

-1,358

-38,324

Rent (Per Square Foot)

93%

0%

-10%

16%

Inventory (SF)

43%

-5%

15%

-8%

Vacancy

0%

0%

2%

18%

Net Absorption (SF)

Source: CoStar; Smart Growth America, 2021

In addition to evaluating historical LRT real estate effects, the research team evaluated the
year-by-year metrics for the LRT 0.5-mile station area (the Baseline), the 2.0-mile station
areas (the Comparison), in addition to the 0.5-mile radius around the proposed
Pacific/Randolph station area. The purpose of this is to highlight the effect the
development of LRT has on the surrounding real estate market utilizing an area without
LRT as a baseline. Appendix C11 illustrates the trends.

Potential Bus Rapid Transit (BRT) Effect on TOD
In addition to LRT, the research team conducted a similar analysis using bus rapid transit
(BRT) stations. Two BRT stations along Line 745 were selected, which are part of the
Metro Rapid bus system. This line began operations in 2002 and presently operates on a
north-south route from Union Station in downtown Los Angeles to I-105 (Harbor Freeway)
generally along Broadway and Main.
For the purpose of this comparison the research team selected two stations:
Florence/Broadway and Broadway/Gage. These stations were chosen for the geographic
proximity to downtown Los Angeles, similar to the Pacific/Randolph station area, as well
as their similar mix of office, multifamily, retail, and industrial land uses. We looked at BRT
stations to analyze areas that traditionally receive lower levels of investment than rail lines
to model a low end of demand for the Pacific/Randolph station area. This analysis
provided a low-end baseline comparison.

10

This table reports the “second difference” between the 0.5-mile radius Baseline and 2.0-mile radius Comparison
geography. The first differences are calculated as follows. Net absorption is the sum of net absorption from 2010 to
2020. Rent is the percent change in rent from 2010 to 2020. Inventory is the percent change in inventory from 2010 to
2020. Vacancy is the percent point difference in the vacancy rate from 2010 to 2020. Green coloring indicates the 0.5mile Baseline performed better than the 2.0-mile Comparison. Red coloring indicates the 0.5-mile Baseline performed
worse than the 2.0-mile comparison.
11
Note: Western Expo and Crenshaw Stations opened in 2012
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In order to construct a comparison of the BRT “effect” on real estate in the TOD zone, we
compare two geographies illustrated in Figure 6 below. The Baseline BRT geography is the
joint 0.5-mile radius surrounding the Florence/Broadway and Broadway/Gage stops. The
0.5-mile radius is selected because it is a standard measure of TOD distance around
which many policies and planning initiatives revolve. The Comparison BRT geography is
the full 1.0-mile radius from the stations. The 1.0-mile radius is selected as a comparison
because it is close enough to the Baseline geography to be generally similar, but far
enough where the impacts of BRT stops would begin to dissipate, especially for bus
infrastructure. Since the two stops are about 0.6 miles apart, the radii overlap.
Figure 6. Diagram of Baseline and Comparison Geographies for BRT Effect Analysis

Source: Smart Growth America, 2021

Figure 6 displays the estimated effect on real estate metrics for the Florence/Broadway
and Broadway/Gage stops and it shows:
● Office space in the 0.5-mile Baseline experienced 788 SF greater net absorption
over the 10-year period as compared to the 1.0-mile Comparison. Rent change
was 16 percent-points higher; inventory change was 5 percent-points higher; and
the change in vacancy rate was 9 percent points higher (worse).
● Retail space in the 0.5-mile Baseline experienced 9,910 SF greater net absorption
over the ten-year period as compared to the 1.0-mile Comparison. Rent change
was 24 percent-points higher; inventory change 1 percent point higher; and the
change in vacancy rate between the two geographies only about 1 percent point
lower (better).
● Multifamily space in the 0.5-mile Baseline experienced 25,468 SF lower net
absorption over the ten-year period as compared to the 1.0-mile Comparison.
Rent change was 8 percent points higher; inventory change was 4 percent points
lower; and the change in vacancy rate was about the same.
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● Industrial space in the 0.5-mile Baseline experienced 14,192 SF lower net
absorption over the ten-year period as compared to the 1.0-mile Comparison.
Rent change was a surprising 243 percent points lower;12 inventory change was
about the same; and the change in vacancy rate was about the same.
Overall, the BRT TOD effect is weaker than for LRT, but still statistically significant. There
were large effects for office space, indicating strong demand near transit stations.
Additionally, retail performed better around BRT stations than farther out. Unlike LRT,
multifamily BRT inventory did not increase, but rent increased despite a decline in net
absorption. This could be due to zoning restrictions around BRT stations but the rent
increases provide evidence for demand for multifamily housing near transit stations. The
industrial space saw a more precipitous decline around BRT stations than LRT stations
with substantial declines in rents. Nonetheless, inventory slightly increased and vacancy
rates declined.
Table 5. Comparison Real Estate Metric Changes, 2010 to 2020
Baseline 0.5-mile BRT Station Area vs. Comparison 1.0-mile BRT Stop Area13
Office

Retail

Multifamily

Industrial

788

9,910

-25,468

14,215

Rent Per Square Foot

-16%

24%

8%

-243%

Inventory (SF)

-5%

1%

-4%

0%

Vacancy

9%

-1%

0%

0%

Net Absorption (SF)

In addition to evaluating historical BRT real estate effects, the research team evaluated the
year-by-year metrics for the BRT 0.5-mile stay area (the Baseline), the 1.0-mile station
areas (the Comparison), in addition to the 0.5-mile radius around the proposed
Pacific/Randolph station area. The purpose of this is to highlight the effect the
development of BRT has on the surrounding real estate market utilizing an area without
BRT as a baseline. Appendix B illustrates these trends.
12

The 0.5-mile radius contains only about 465,000 SF of industrial space, compared to about 6 million SF of inventory in
the 1-mile radius. Thus, most industrial activity is outside of the 0.5-mile zone, and it is where rents significantly increased
over this time period, which creates this wide gap of a 243 percent point difference in the change in rents.
13
This table reports the “second difference” between the 0.5-mile radius Baseline and 1.0-mile radius Comparison
geography. The first differences are calculated as follows. Net absorption is the sum of net absorption from 2010 to
2020. Rent is the percent change in rent from 2010 to 2020. Inventory is the percent change in inventory from 2010 to
2020. Vacancy is the percent point difference in the vacancy rate from 2010 to 2020. Green coloring indicates the 0.5mile Baseline performed better than the 1.0-mile Comparison. Red coloring indicates the 0.5-mile Baseline performed
worse than the 1.0-mile comparison.
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Historical Pacific/Randolph and Florence/Salt Lake
As a third analysis, the research team evaluated historic data about Huntington Park,
specifically the two station areas, to compare against other similar zones in the region. We
used the same ten years of data from 2010 to 2020 for these comparisons. These
analyses provided examples of a TOD effect versus a similar area currently served either
by LRT or BRT.
For the first comparison, the Baseline is the 0.5-mile radius around the Pacific/Randolph
station area in Huntington Park. The Comparison group is the 0.5-mile radius around the
Expo Line stations previously evaluated separately (Expo/Crenshaw and Expo Western).
Figure 7. Diagram of Baseline and Comparison Geographies for the Pacific/Randolph vs
LRT Station Analysis

Source: Smart Growth America, 2021

For the second comparison, the Baseline is again the 0.5-mile radius around the
Pacific/Randolph station area in Huntington Park. The Comparison group this time is the
0.5-mile radius around the Line 745 BRT stations previously evaluated separately
(Broadway/Gage Florence/Broadway)
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Figure 8. Diagram of Baseline and Comparison Geographies for the Pacific/Randolph vs
BRT Station Analysis

Source: Smart Growth America, 2021

As the figure demonstrates, the LRT station areas experienced a higher office net
absorption, rent change, and inventory increase over the Pacific/Randolph station area.
The effect on vacancy rates were negligible. Further, the BRT station areas experienced
slightly less net absorption, no changes in inventory, and similar negligible effects on
vacancy rates. There appeared to be a premium for existing inventory as rents were
substantially higher than the Pacific/Randolph station area. This demonstrates the TOD
effect, regardless of LRT or BRT transit. It’s reasonable to expect the Pacific/Randolph
station area will experience similar effects with the introduction of LRT.
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Table 6. Comparison Real Estate Metric Changes (Office), 2010 to 2020
Baseline 0.5-mile LRT & BRT Station Area vs. Comparison 0.5-mile Pacific/Randolph
Station Area14
Baseline Pacific
Total Average change
Randolph vs. LRT 0.5 mi change
per year

Baseline Pacific
Total Average change
Randolph vs. BRT 0.5 mi change
per year

Net Absorption (SF)

48,117

4,812

Net Absorption (SF)

-4,591

-459

Rent Change (PSF)

130.4%

13.0%

Rent Change (PSF)

128.4%

12.8%

Inventory

53.7%

5.4%

Inventory

0.0%

0.0%

Vacancy Rate

-0.6%

-0.1%

Vacancy Rate

0.8%

0.1%

For retail, the LRT station areas experienced a higher net absorption and rent change over
the Pacific/Randolph station area. Inventory and vacancy rates declined in the LRT station
areas compared to Pacific/Randolph indicating the shift away from retail. The BRT station
areas experienced higher net absorption, increases in inventory, and increases in rent.
Similar to LRT areas, the vacancy rates actually increased compared to the
Pacific/Randolph station area. There appeared to be demand in the BRT area for retail
space.

14

This table reports the “second difference” between the 0.5-mile radius Baseline (LRT or BRT) and 0.5-mile radius
Comparison geography (Pacific/Randolph). The first differences are calculated as follows. Net absorption is the sum of
net absorption from 2010 to 2020. Rent is the percent change in rent from 2010 to 2020. Inventory is the percent
change in inventory from 2010 to 2020. Vacancy is the percent point difference in the vacancy rate from 2010 to 2020.
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Table 7. Comparison Real Estate Metric Changes (Retail), 2010 to 2020
Baseline 0.5-mile LRT & BRT Station Area vs. Comparison 0.5-mile Pacific/Randolph
Station Area15
Baseline Pacific
Total Average change
Randolph vs. LRT 0.5 mi change
per year

Baseline Pacific
Total
Randolph vs. BRT 0.5 mi change

Average change
per year

Net Absorption (SF)

59,823

5,982

Net Absorption (SF)

57,949

5,795

Rent Change (PSF)

33.4%

3.3%

Rent Change (PSF)

7.7%

0.8%

Inventory

-4.7%

-0.5%

Inventory

4.4%

0.4%

Vacancy Rate

-2.7%

-0.3%

Vacancy Rate

-4.2%

-0.4%

The LRT station areas experienced a higher net absorption, rent change, inventory
increases, and a decline in vacancy rates over the Pacific/Randolph station area for
multifamily real estate. The BRT station areas experienced less net absorption, lower rents,
and a higher vacancy rate than the Pacific/Randolph station area. Inventory increased for
the BRT station areas indicating development demand for units near transit stations,
although not as high as LRT stations. The LRT metrics indicate a substantial demand for
multifamily housing and a strong TOD effect. It’s reasonable to expect the
Pacific/Randolph station area will experience similar effects with the introduction of LRT.
Table 8. Comparison Real Estate Metric Changes (Multifamily), 2010 to 2020
Baseline 0.5-mile LRT & BRT Station Area vs. Comparison 0.5-mile Pacific/Randolph
Station Area16
Baseline Pacific
Total Average change
Randolph vs. LRT 0.5 mi change
per year

Baseline Pacific
Randolph vs. LRT 0.5 mi

Total
change

Average change
per year

Net Absorption (SF)

22,239

2,224

Net Absorption (SF)

22,239

2,224

Rent Change (PSF)

0.9%

0.1%

Rent Change (PSF)

0.9%

0.1%

Inventory

17.2%

1.7%

Inventory

17.2%

1.7%

Vacancy Rate

2.6%

0.3%

Vacancy Rate

2.6%

0.3%

The LRT station areas experienced a lower net absorption and decline in inventory
compared to the Pacific/Randolph station area for industrial real estate. The LRT areas
15
16

Ibid
Ibid
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saw substantial declines in vacancy rates and large increases in rents, indicating that what
industrial inventory is left, gets a premium placed on it. The BRT station areas experienced
less net absorption and higher vacancy rates. There appeared to be a premium for existing
inventory as rents were substantially higher than the Pacific Randolph station area. The
BRT areas also saw slight increases in inventory, although very low overall.
Table 9. Comparison Real Estate Metric Changes (Industrial), 2010 to 2020
Baseline 0.5-mile LRT & BRT Station Area vs. Comparison 0.5-mile Pacific/Randolph
Station Area17
Baseline Pacific
Total Average change
Randolph vs. LRT 0.5 mi change
per year

Baseline Pacific
Randolph vs. BRT 0.5 mi

Total
change

Average change
per year

Net Absorption (SF)

-72,858

-7,286

Net Absorption (SF)

-24,972

-2,497

Rent Change (PSF)

89.8%

9.0%

Rent Change (PSF)

7.1%

0.7%

Inventory

-10.4%

-1.0%

Inventory

3.2%

0.3%

Vacancy Rate

14.8%

1.5%

Vacancy Rate

-6.5%

-0.7%

For the first comparison, the Baseline is the 0.5-mile radius around Florence/Salt Lake
station in Huntington Park. The Comparison group is the 0.5-mile radius around the Expo
Line stations previously evaluated separately (Expo/Crenshaw and Expo Western).
Figure 9. Diagram of Baseline and Comparison Geographies for the Florence/Salt Lake vs
LRT Station Analysis

Source: Smart Growth America, 2021
17

Ibid
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For the second comparison, the Baseline is again the 0.5-mile radius around Florence/Salt
Lake station in Huntington Park. The Comparison group this time is the 0.5-mile radius
around the Line 745 BRT stations previously evaluated separately (Broadway/Gage
Florence/Broadway)
Figure 10. Diagram of Baseline and Comparison Geographies for the Florence/Salt Lake vs
BRT Station Analysis

Source: Smart Growth America, 2021

As the figure demonstrates, the LRT station areas experienced a higher net absorption,
rent change, and inventory increase over the Florence/Salt Lake station area for office real
estate. The effect on vacancy rates were negligible. Further, the BRT station areas
experienced slightly less net absorption, no changes in inventory, and similar negligible
effects on vacancy rates. There appeared to be a premium for existing inventory as rents
were substantially higher than the Florence/Salt Lake station area. This demonstrates a
TOD effect, regardless of LRT or BRT transit. It’s reasonable to expect the Florence/Salt
Lake area will experience similar effects with the introduction of LRT.

26

Table 10. Comparison Real Estate Metric Changes (Office), 2010 to 2020
Baseline 0.5-mile LRT & BRT Station Area vs. Comparison 0.5-mile Florence/Salt Lake
Station Area18
Baseline Florence Salt
Lake vs. LRT 0.5 mi

Total
Average change
change
per year

Baseline Florence Salt
Lake vs. BRT 0.5 mi

Total Average change
change
per year

Net Absorption (SF)

44,653

4,465

Net Absorption (SF)

-8,055

-806

Rent Change (PSF)

125.3%

12.5%

Rent Change (PSF)

123.4%

12.3%

Inventory

53.7%

5.4%

Inventory

0.0%

0.0%

Vacancy Rate

-0.6%

-0.1%

Vacancy Rate

0.7%

0.1%

For retail space, the LRT station areas experienced a higher net absorption and rent
change over the Florence/Salt Lake station area. Inventory was lower in the LRT station
areas, but vacancy rates declined in the LRT station areas compared to the Florence/Salt
Lake station area indicating the shift away from retail. The BRT station areas experienced
higher net absorption, increases in inventory, and increases in rent. The vacancy rates
actually increased compared to the Florence/Salt Lake area. There appeared to be
demand in the BRT area for retail space.
Table 11. Comparison Real Estate Metric Changes (Retail), 2010 to 2020
Baseline 0.5-mile LRT & BRT Station Area vs. Comparison 0.5-mile Florence/Salt Lake
Station Area19
Baseline Florence Salt
Lake vs. LRT 0.5 mi

Total
Average change
change
per year

Baseline Florence Salt
Lake vs. BRT 0.5 mi

Total Average change
change
per year

Net Absorption (SF)

22,408

2,241

Net Absorption (SF)

20,534

2,053

Rent Change (PSF)

62.2%

6.2%

Rent Change (PSF)

36.6%

3.7%

Inventory

-5.3%

-0.5%

Inventory

3.8%

0.4%

Vacancy Rate

0.8%

0.1%

Vacancy Rate

-0.7%

-0.1%

18

This table reports the “second difference” between the 0.5-mile radius Baseline (LRT or BRT) and 0.5-mile radius
Comparison geography (Florence/Salt Lake). The first differences are calculated as follows. Net absorption is the sum of
net absorption from 2010 to 2020. Rent is the percent change in rent from 2010 to 2020. Inventory is the percent
change in inventory from 2010 to 2020. Vacancy is the percent point difference in the vacancy rate from 2010 to 2020.
19
Ibid

27

The LRT station areas experienced a higher net absorption, inventory increases, and a
decline in vacancy rates over the Florence/Salt Lake station area for multifamily real estate.
However, rents grew at a slower rate for the LRT areas. This could indicate that increases
in inventory had a downward effect on rents. The BRT station areas experienced more net
absorption, inventory increases, and a lower vacancy rate than the Florence/Salt Lake
station area. Similarly to LRT, rent increases were slower for the BRT area. This provides
further evidence that increases in supply for multifamily units can keep rents lower in areas
that invest in housing.
Table 12. Comparison Real Estate Metric Changes (Multifamily), 2010 to 2020
Baseline 0.5-mile LRT & BRT Station Area vs. Comparison 0.5-mile Florence/Salt Lake
Station Area20
Baseline Florence Salt
Lake vs. LRT 0.5 mi

Total
Average change
change
per year

Baseline Florence Salt
Lake vs. BRT 0.5 mi

Total Average change
change
per year

Net Absorption (SF)

69,373

6,937

Net Absorption (SF)

32,709

3,271

Rent Change (PSF)

-10.3%

-1.0%

Rent Change (PSF)

-6.4%

-0.6%

Inventory

25.1%

2.5%

Inventory

7.6%

0.8%

Vacancy Rate

2.4%

0.2%

Vacancy Rate

0.9%

0.1%

The LRT station areas experienced a lower net absorption and inventory increase over the
Florence/Salt Lake station area for industrial real estate. The vacancy rates substantially
declined and rents for industrial space significantly increased. This indicates the remaining
industrial space had a premium in the LRT areas. The BRT station areas have slightly less
net absorption, lower rent changes, and decreases in vacancy rates compared to the
Florence/Salt Lake station area. Inventory increased in the BRT areas relative to the
Florence/Salt Lake station area indicating real estate demand for even industrial space
near transit.

20

Ibid
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Table 13. Florence/Salt Lake Area Performance vs. LRT & BRT Station Areas - Industrial21
Baseline Florence Salt
Lake vs. LRT 0.5 mi

Total
Average change
change
per year

Baseline Florence Salt
Lake vs. BRT 0.5 mi

Total Average change
change
per year

Net Absorption (SF)

-118,005

-11,801

Net Absorption (SF)

-70,119

-7,012

Rent Change (PSF)

62.9%

6.3%

Rent Change (PSF)

-19.8%

-2.0%

Inventory

-10.6%

-1.1%

Inventory

3.0%

0.3%

Vacancy Rate

11.2%

1.1%

Vacancy Rate

-10.1%

-1.0%

Market Demand Analysis
Utilizing the findings in the Real Estate Analysis—the historical average of LRT station
areas, BRT station areas, and the historical baseline of the Pacific/Randolph and
Florence/Salt Lake station areas—the following section estimates what real estate demand
can be expected in the station areas over the next 10 years.
For net absorption, the Pacific/Randolph station area can expect an increase in net
absorption rates for the office, retail, and multifamily sectors. Conversely, a decline in net
absorption for industrial space is expected based on past trends.
The Florence/Salt Lake station area can expect an increase in net absorption rates for the
office, retail, and multifamily sectors. Conversely, a decline in net absorption for industrial
space is expected based on past trends.
Figure 11. Projected Net Absorption, 2021-2031

21

Ibid
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For rents, the Pacific/Randolph station area may experience an increase in office rents
near the newly constructed LRT. Similarly, retail space is likely to be in higher demand and
will experience an increase in rents as well. Multifamily rents around newly constructed
LRT areas actually experience a slight decrease due to new housing stock initially
outpacing demand. Industrial rents may experience a decline as the areas around the LRT
station convert to higher demand uses.
The Florence/Salt Lake station area can expect substantial increase in office rents near the
newly constructed LRT. Similarly, retail space may be in higher demand and experience an
increase in rents as well. Multifamily rents around newly constructed LRT areas actually
experienced a slight decrease due to new housing stock initially outpacing demand.
Industrial rents may experience a decline as the areas around the LRT station convert to
higher demand uses.
Figure 12. Projected Rent Change, 2021-2031

Inventory will experience volatility at each station depending on the sector. Office inventory
will increase as companies potentially look to locate near a LRT station but external forces
against retail space, perhaps exacerbated by the COVID-19 pandemic, will see a decline.
As alluded to in the rents section, multifamily inventory may experience an increase around
the LRT station and industrial inventory could decline.
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Figure 13. Projected Inventory Change, 2021-2031

Vacancy rates around the Pacific/Randolph station area can expect a modest decline
among the office, retail, and multifamily sectors as demand increases. Industrial space is
likely to experience a substantial increase in vacancy rates as the station area experiences
changes to the built environment.
Vacancy rates around the Florence/Salt Lake station area can expect a modest decline
among the office, retail, and multifamily sectors as demand increases. Industrial space
may experience an increase in vacancy rates as the station area experiences changes to
the built environment.
Figure 14. Projected Vacancy Change, 2021 - 2031

Projected Open Space
Approximately 8.5 acres, or 1.9 percent of the land within the 0.5-mile the
Pacific/Randolph station area is zoned for open space. The World Health Organization
(WHO) recommends the availability of a minimum of 9 m2 of green space per individual

31

with an ideal of 50 m2 per capita.22 This ranges from .002 acres to .12 acres per individual.
The National Recreation and Park Association calls for 10 acres of parkland for every
1,000 people.23
Given the current station area population of 20,547 residents, the Pacific/Randolph station
area offers .00041 acres of open space per individual, below the WHO recommendations.
Therefore, city stakeholders should consider adding open space to the Pacific/Randolph
station area where possible and appropriate. Should city officials decide to match WHO
recommendations, an increase in dedicated open space to 42 acres, or 8.9 percent of
land within the 0.5-mile station area.
For the Florence/Salt Lake station area, approximately 33.8 acres, or 7.1 percent of the
land within the 0.5-mile is zoned for open space. The station area benefits from Salt Lake
Park being immediately adjacent to the proposed location. The World Health Organization
(WHO) recommends the availability of a minimum of 9 m2 of green space per individual
with an ideal of 50 m2 per capita.24 This ranges from .002 acres to .12 acres per individual.
Given the current station area population of 18,745 residents, the Florence/Salt Lake
station area currently offers .0018 of open space per individual, similar to the WHO
recommendations. Therefore, the Florence/Salt Lake station area has an adequate amount
of open space within the Florence/Salt Lake station area. Should city officials decide to
match WHO recommendations, a slight increase in dedicated open space to 30 acres, or
7.9 percent of land within the 0.5-mile station area.
For comparison, according to GeoTab, the Top 5 US cities in terms of livable green space
offer the following:25
1.
2.
3.
4.
5.

Atlanta, GA; .027 acres per resident
Dallas, TX; .019
Portland, OR; 0.19
Washington, DC; 0.13
Milwaukee, WI; .009

Additionally, the city of Los Angeles offers .0097 acres per resident, above that of
Huntington Park as a whole.
22

https://www.ncbi.nlm.nih.gov/pmc/articles/PMC6209905/#:~:text=The%20World %20Health%20Organization
percent20%5B36,50%20m2 %t20per%20capita
23
https://www.nrpa.org/publications-research/ParkMetrics/
24

https://www.ncbi.nlm.nih.gov/pmc/articles/PMC6209905/#:~:text=The&20World%20Health%20Organization%20%5B3
6,50%20m2%20per%20capita
25
https://www.geotab.com/press-release/greenest-cities-in-america/
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Conclusion
The West Santa Ana Branch and planned station areas present a combination of
challenges and opportunities for Huntington Park and the neighboring communities.
Historically, both areas have maintained their character of a “main street,” of one- and twostory commercial buildings and a residential character lined with a historic rail line. The
Pacific/Randolph and Florence/Salt Lake stations will offer the opportunity for new growth
that can keep the local culture thriving in the area for years to come. Despite the
preparations for changes to this area, recent plans do not appear to have substantially
impacted development in the areas, and the neighborhoods designated as TOD target
areas have yet to reach their desired potential as described in the target area guidelines.
This analysis indicates that the station areas may experience changes in net demand for
real estate as a result of the new West Santa Ana Branch connections. This change could
be especially pronounced in the office and multifamily sectors, which may experience an
increase in inventory and a decline in vacancy rates. This includes an inflow of population
and households as new multifamily construction occurs within the first several years of
each station's operation. Additionally, multifamily rents in both station areas may
experience a slight initial decline as new inventory is added to the market while retail and
industrial activities may remain flat or decline as land use shifts away from these sectors
with investment in other sectors. These effects may be short term as continued investment
in the area may lead to higher rents, land, and home values.
Our current projections indicate this may not affect the overall racial and ethnic makeup of
the Pacific/Randolph and Florence/Salt Lake station over the next five years. However,
planning for growth around the station areas now will allow the city to more effectively and
equitably distribute the potential economic benefits and prevent displacement as the
station areas experience changes in net demand for its real estate.
The potential changes to the real estate market in the area are reflected in similar changes
found throughout the Los Angeles area and demonstrate the potential transformative
impact that new transit can have on a community. Due to these factors both the
Pacific/Randolph station area and the Florence/Salt Lake station area have the potential to
redevelop to meet the goals of the city, the housing goals of California, as well as meet the
needs of the community into the future.

33

Appendix A - Economic and Demographic Analysis
Pacific/Randolph Station Area
The following sections examine economic and demographic trends and contextualize data
at the hyperlocal level to trends in encompassing geographic areas. Data for the station
areas include data points located within a 0.5-mile radius of Pacific/Randolph and
Florence/Salt Lake station areas, respectively. The data is from Esri Business Analyst and
American Community Survey 5-Year estimates and consists of summary statistics for a
number of geographic areas.
Table 14. Total Population, Pacific/Randolph Station Area
Station Area

Huntington Park

LA County

California

USA

2010

20,288

57,903

9,818,605

37,253,956

308,745,538

2019

20,547

59,317

10,255,222

39,813,541

332,417,793

2024

20,674

59,978

10,464,764

41,166,386

345,487,602

Source: Esri, November 2020

There are 20,547 people living within a 0.5-mile radius from the Pacific/Randolph station
area, across Huntington Park and the City of Vernon. The area’s population has increased
at a slightly slower rate than Hunting Park’s as a whole, with a total change of 1.3 percent
between 2010 and 2019. The region has grown at a slower rate than the state and
country, which saw an increase of 6.9 percent and 7.7 percent during the same time span,
respectively.
Table 15. Households, Pacific/Randolph Station Area
Station Area

Huntington Park

LA County

California

USA

2010

5,362

14,538

3,241,204

12,577,498

116,716,292

2019

5,390

14,783

3,362,815

13,339,357

125,168,557

2024

5,397

14,873

3,424,453

13,759,222

129,922,162

Source: Esri, November 2020
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There are currently 5,390 households within a 0.5-mile radius of the station area with an
average size of 3.74. The total number of households in the Pacific/Randolph station area
has increased since 2010, following trends at the regional level which has seen minimal
growth throughout the past 10 years. The average household size has not changed and is
expected to remain the same through the next five years and the marginal change in
households mirrors the region’s curve for total population.
Age
Table 16. Age Distribution of the Pacific/Randolph Station Area’s Population
Age

Station Area

Huntington Park

LA County

California

USA

0-17

32.3%

29.3%

22.0%

22.9%

22.0%

18-34

24.9%

29.4%

26.0%

25.3%

23.4%

35-49

13.2%

13.3%

13.0%

19.2%

18.8%

50-64

19.5%

20.0%

24.0%

18.1%

19.3%

65+

10.1%

7.5%

14.0%

14.6%

16.6%

Median Age

30.1

29.6

35.9

36.4

38.5

Source: Esri Demographics, 2020

The Pacific/Randolph station area has a relatively young population with a median age of
30.1 compared to 35.9 in LA County, 36.4 in California, and 38.5 in the United States.
Young adults (18-30) make up almost 25 percent of the area’s total population and with
the group of children under 18, they account for 53 percent of the population.
Race and Ethnicity
Table 17: Race and Ethnicity, Pacific/Randolph Station Area
Race
Year

White

Station Area
2019

2024

Huntington Park
2019

2024

LA County
2019

2024

California
2019

2024

USA
2019

2024

47.7% 48.3% 51.0% 51.7% 48.6% 48.1% 54.6% 53.1% 69.6% 68.1%

Black/African
American

0.9%

0.9%

0.7%

0.7%

8.2%

7.9%

5.9%

5.7%

12.9% 13.1%

American/Alaska
Native

1.1%

1.0%

1.2%

1.2%

0.7%

0.7%

0.9%

0.9%

1.0%

1.0%

35

Asian

1.1%

1.1%

0.7%

0.7%

15.0% 15.7% 14.9% 16.0%

5.8%

6.4%

Pacific Islander

0.1%

0.1%

0.1%

0.1%

0.3%

0.4%

0.2%

0.2%

Other Race

45.2% 44.7% 42.6% 42.0% 22.4% 22.4% 17.9% 18.2%

7.0%

7.4%

Two or More
Races

4.0%

3.5%

3.8%

Hispanic

4.0%

3.8%

3.7%

4.9%

0.3%

5.0%

0.4%

5.4%

5.6%

97.1% 97.2% 97.4% 97.5% 48.9% 49.7% 39.7% 41.0% 18.6% 19.9%

Source: Esri Demographics, 2020

The majority of the city’s residents are of Hispanic or Latino ethnicity. The share of Hispanic
or Latino residents is expected to experience an increase across geographic levels
throughout the next five years, with the largest changes occurring at the national level at 6.9
percent and in the state of California at 3.3 percent.
Income
The median household income (MHI) in the Pacific/Randolph station area is $36,383, 9.3
percent lower than that of the city, significantly lower than LA County’s $66,297,
California’s $74,520, and USA’s $60,548. The station area’s current median income is
expected to reach $41,068 in the next five years at an annual growth rate of 2.5 percent.
The per capita income in the area is lower than the county and state, and the gap is
expected to widen by 5.9 percent by 2025. Over the same period of time, the lowest
income brackets will experience a decrease in share of households while an additional 10
percent of households will fall in income ranges between $75K and $199,000. The area
experienced a sharp drop in median household income in the years between 2013 and
2016 and then again in 2018, but projections point at a steady recovery resulting in MHI
comparable to the beginning of the decade.
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Graph 1. Household Income Bracket Distribution, 2020

Source: Esri Demographics, 2020

Graph 2. Median Household Income in the Pacific/Randolph Station Area

Source: Esri Demographics, 2020

Housing
In the Pacific/Randolph station area, 81.5 percent of households are renter households.
Only 18.5 percent of residents in the station area are homeowners. Nationally, slightly
more than one-third of households are renter households.
Table 18. Percentage of Home Renters, Pacific/Randolph Station Area
Station Area

Huntington
Park

LA County

California

USA

2010

80.6%

73.1%

52.3%

44.1%

34.9%

2019

81.5%

74.1%

54.2%

45.0%

36.5%

2024

80.7%

73.2%

54.0%

44.5%

36.0%

Source: Esri Demographics, 2020
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Table 19. Median Home Value, Pacific/Randolph Station Area
Station Area

Huntington
Park

LA County

California

USA

2019

$435,903

$436,194

$630,824

$556,621

$234,154

2024

$484,013

$479,054

$671,643

$617,383

$269,210

Source: ACS 5-Year Estimates, 2020

The Pacific/Randolph station area has a median home value of $435,903, slightly lower
than the median for Huntington Park but much higher than the country’s $234,154 value.
This figure is projected to increase at a higher rate than that of the city, county, and state,
reaching $484,013 and surpassing Huntington Park’s median home value by 2024.
Graph 3. Projected Change in Median Home Value, 2019 - 2024

Source: ACS 5-Year Estimates, 2020

Education
Table 20. Educational Attainment, Pacific/Randolph Station Area
Education

Station Area

Huntington
Park

LA County

California

USA

Less than 9th Grade

32.3%

33.0%

11.9%

9.0%

4.9%

9-12th Grade/No Diploma

22.0%

20.3%

8.3%

7.3%

6.7%

High School Diploma or Equivalent

24.0%

22.5%

19.3%

18.6%

23.1%
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Some College/No Degree

11.2%

12.4%

18.8%

21.0%

20.2%

Associate's Degree

4.0%

3.6%

6.9%

7.8%

8.6%

Bachelor's Degree

4.0%

5.5%

21.5%

21.4%

20.0%

Graduate/Professional Degree

1.1%

1.3%

11.6%

12.8%

12.5%

Less than High School

54.3%

53.3%

20.2%

16.2%

11.6%

High School Diploma or Equivalent

24.0%

22.5%

19.3%

18.6%

23.1%

Post-Secondary Degree

9.1%

10.4%

40.0%

42.0%

41.1%

Source: Esri Demographics, 2020

Over half of the station area’s population 25 years or older have not earned a high school
diploma. The region has a generally lower educational attainment than the rest of the
country with about 10 percent of the population having completed a post-secondary
program including associate’s, bachelor’s, and graduate degrees. This compares to 41
percent of the population who have a post-secondary degree (associate’s degree or
higher) in the U.S. as a whole.
Employment
Graph 4. Labor Force Participation Rate and Unemployment Rate, Los Angeles-Long
Beach, Anaheim MSA (7-year)
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Source: Esri Demographics, 2020

Graph 4 demonstrates the labor force participation rate and unemployment rate for the
MSA since 2013. The unemployment rate has steadily declined and the labor force
participation rate has steadily increased since its low point of 64.1 percent in 2015.
Table 21. Number of Local Businesses by Major Industry Sector, Pacific/Randolph Station
Area
Station Area

Huntington
Park

LA County

Agriculture/Forestry/Fishing/Hunting + Mining

0.0%

0.1%

0.2%

Construction

2.2%

2.2%

4.6%

Manufacturing

4.7%

6.3%

3.8%

Wholesale Trade

3.4%

3.9%

3.9%

Retail Trade

25.6%

22.6%

13.5%

Transportation, Communications, and Utilities

3.5%

3.6%

4.3%

Finance, Insurance, and Real Estate

6.7%

8.4%

9.8%

Services

44.1%

42.4%

41.9%

Public Administration

0.1%

0.8%

0.9%

Unclassified Establishments

9.8%

9.7%

17.1%

Source: Esri Demographics, 2020
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The station area’s main industries are services and retail trade, two historically volatile
industries. The business industry distribution in the station area generally mirrors that of the
other three geographic levels included in the table above, although there is a significantly
higher rate of retail trade businesses in the station area and its surrounding municipalities
than in LA County as a whole.

Florence/Salt Lake Station Area
Table 22. Total Population, Florence/Salt Lake Station Area
Station Area

Huntington
Park

LA County

California

USA

2010

18,498

57,903

9,818,605

37,253,956

308,745,538

2019

18,745

59,317

10,255,222

39,813,541

332,417,793

2024

18,887

59,978

10,464,764

41,166,386

345,487,602

Source: Esri Demographics, 2020

18,745 people live within the Florence/Salt Lake station area with a density of 10,942
residents per square mile, about seven percent higher than Huntington Park’s population
density. The annual population growth rate in the station area (which includes residents of
three cities) between 2010 and 2020 was 0.06 percent, lagging behind the county’s
average rate of 0.4 percent and California’s 0.6 percent. Huntington Park and the
Florence/Salt Lake station area are expected to keep growing at a slower rate than their
encompassing geographies with a projected additional annual growth rate of 0.04 percent
and 0.01 percent in the next five years, respectively.
Table 23. Households, Florence/Salt Lake Station Area
Station Area

Huntington
Park

LA County

California

USA

2010

4,455

14,538

3,241,204

12,577,498

116,716,292

2019

4,490

14,783

3,362,815

13,339,357

125,168,557

2024

4,503

14,873

3,424,453

13,759,222

129,922,162

Source: Esri Demographics, 2020

There are currently 4,490 households within the station area with an average size of 4.12,
higher than its encompassing geographies. The total number of households in the
Florence/Salt Lake station area has slightly increased since 2010, following trends at the
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regional level which has seen minimal growth throughout the past 10 years. The average
household size has not changed and is expected to remain the same through the next five
years and the marginal change in households mirrors the region’s curve for total
population.
Age
Table 24. Age Distribution of Florence/Salt Lake Station Area’s Population
Station Area

Huntington
Park

LA County

California

USA

0-17

31.6%

29.3%

22.0%

22.9%

22.0%

18-34

25.0%

29.4%

26.0%

25.3%

23.4%

35-49

14.3%

13.3%

13.0%

19.2%

18.8%

50-64

20.1%

20.0%

24.0%

18.1%

19.3%

65+

9.0%

7.5%

14.0%

14.6%

16.6%

Median Age

30.8

29.6

35.9

36.4

38.5

Source: Esri Demographics, 2020

The age distribution in the Florence/Salt Lake station area is similar to those of the
Pacific/Randolph station area and the city as a whole. The station area and the city have a
younger median age population than the county, state and nation. The percentage of
residents over the age of 65 is also greater than Huntington Park as a whole, but less than
the other three areas.
Race and Ethnicity
Table 25. Race and Ethnicity, Florence/Salt Lake Station Area
Race
Year

White

Station Area
2019

2024

Huntington Park
2019

2024

LA County
2019

2024

California
2019

2024

USA
2019

2024

52.7% 53.3% 51.0% 51.7% 48.6% 48.1% 54.6% 53.1% 69.6% 68.1%

Black/African
American

0.5%

0.5%

0.7%

0.7%

8.2%

7.9%

5.9%

5.7%

12.9% 13.1%

American/Alaska
Native

0.6%

0.6%

1.2%

1.2%

0.7%

0.7%

0.9%

0.9%

1.0%

1.0%
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Asian

0.6%

0.6%

0.7%

0.7%

15.0% 15.7% 14.9% 16.0%

5.8%

6.4%

Pacific Islander

0.1%

0.1%

0.1%

0.1%

0.3%

0.4%

0.2%

0.2%

Other Race

42.0% 41.5% 42.6% 42.0% 22.4% 22.4% 17.9% 18.2%

7.0%

7.4%

Two or More
Races

3.5%

3.5%

3.8%

Hispanic

3.4%

3.8%

3.7%

4.9%

0.3%

5.0%

0.4%

5.4%

5.6%

96.2% 96.5% 97.4% 97.5% 48.9% 49.7% 39.7% 41.0% 18.6% 19.9%

Source: Esri Demographics, 2020

As shown in the chart above, the Florence/Salt Lake station area has a significant Hispanic
population with over 96 percent of the population identified as Hispanic. This is significantly
above the County, State, and Nation as a whole. It is slightly below that of Huntington Park
as a whole. Through 2024, this percentage is expected to remain roughly the same.
Income
The median household income (MHI) in the Florence/Salt Lake station area is $49,015—
9.3 percent lower than that of the city, which itself is significantly lower than LA County’s
$66,297, California’s $74,520, and USA’s $60,548. The station area’s current figure is
expected to reach $41,068 in the next 5 years at an annual growth rate of 2.45 percent.
Per capita income in the region is substantially lower than that of the county and state, and
the gap is expected to widen by 5.9 percent by 2025.
Graph 1. Household Income Bracket Distribution, 2020

Source: Esri Demographics, 2020
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Graph 5. Median Household Income (MHI) in Florence/Salt Lake Station Area

Source: Esri Demographics, 2020

Housing
In the Florence/Salt Lake station area, 64.1 percent of households are renter households.
Only 35.9 percent of residents in the station area are homeowners. Nationally, slightly
more than one-third of households are renter households.
Table 26. Percentage of Home Renters, Florence/Salt Lake Station Area
Station Area

Huntington
Park

LA County

California

USA

2010

62.3%

73.1%

52.3%

44.1%

34.9%

2019

64.1%

74.1%

54.2%

45.0%

36.5%

2024

63.3%

73.2%

54.0%

44.5%

36.0%

Source: Esri Demographics, 2020

Table 27. Median Home Value, Florence/Salt Lake Station Area
Station Area

Huntington
Park

LA County

California

USA

2019

$439,152

$436,194

$630,824

$556,621

$234,154

2024

$467,018

$479,054

$671,643

$617,383

$269,210

Source: ACS 5-Year Estimates, 2020

The Florence/Salt Lake station area has a median home value of $512,810, higher than
the median for the city and well over the country’s $234,154 median value. This figure is
projected to increase at a higher rate than that of the city, county, and state over the next
4 years, reaching $512,810 by 2024. The broader local pattern indicates that homes
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located on the eastern side of the city have generally higher values than those located on
the west.
Graph 3. Projected Change in Median Home Value, 2010-2024

Source: ACS 5-Year Estimates, 2020

Table 28. Educational Attainment, Florence/Salt Lake Station Area
Station Area

Huntington
Park

LA County

California

USA

Less than 9th Grade

31.1%

33.0%

11.9%

9.0%

4.9%

9-12th Grade/No Diploma

17.7%

20.3%

8.3%

7.3%

6.7%

High School Diploma or Equivalent

23.0%

22.5%

19.3%

18.6%

23.1%

Some College/No Degree

13.2%

12.4%

18.8%

21.0%

20.2%

Associate's Degree

5.2%

3.6%

6.9%

7.8%

8.6%

Bachelor's Degree

7.2%

5.5%

21.5%

21.4%

20.0%

Graduate/Professional Degree

0.9%

1.3%

11.6%

12.8%

12.5%

Less than High School

48.8%

53.3%

20.2%

16.2%

11.6%

High School Diploma or Equivalent

23.0%

22.5%

19.3%

18.6%

23.1%

Post-Secondary Degree

13.3%

10.4%

40.0%

42.0%

41.1%

Source: Esri Demographics, 2020
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The Florence/Salt Lake station area has a significantly higher than average portion of
residents who do not have at least a High School diploma than the county, state, and
nation. It is higher than the city of Huntington Park as a whole. Further, the portion of
college graduates in the station area is significantly less than the county, state, and nation.
This is also higher than the city of Huntington Park.
Employment
Graph 4. Labor Force Participation Rate and Unemployment, Los Angeles-Long Beach,
Anaheim MSA (7-year trends)

Source: Esri Demographics, 2020

Graph 4 demonstrates the labor force participation rate and unemployment rate for the
MSA since 2013. The unemployment rate has steadily declined and the labor force
participation rate has steadily increased since its low point of 64.1 percent in 2015.
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Table 29. Number of Local Businesses by Major Industry Sector, Florence/Salt Lake
Station Area
Station Area

Huntington
Park

LA County

Agriculture/Forestry/Fishing/Hunting + Mining

0.0%

0.1%

0.2%

Construction

1.9%

2.2%

4.6%

Manufacturing

7.3%

6.3%

3.8%

Wholesale Trade

2.9%

3.9%

3.9%

Retail Trade

22.7%

22.6%

13.5%

Transportation, Communications, and Utilities

3.9%

3.6%

4.3%

Finance, Insurance, and Real Estate

11.6%

8.4%

9.8%

Services

44.4%

42.4%

41.9%

Public Administration

0.5%

0.8%

0.9%

Unclassified Establishments

4.8%

9.7%

17.1%

Source: Esri Demographics, 2020

The station area’s main industries are services, retail trade, and finance, insurance, and
real estate. These industries account for a higher share in the station area than Huntington
Park as a whole. Services and retail trade are historically volatile industries.
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Appendix B - Real Estate Metrics Charts
Pacific/Randolph - Light Rail
Figure 15. LRT Office Trends, Pacific/Randolph

To interpret the charts in Figure 15 above, consider that the LRT line, specifically the Expo
and Crenshaw stations, opened in 2012, after which the impacts on local real estate
would begin to materialize. The green Pacific/Randolph 0.5-mile trendline is provided as an
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index to see these metrics over the same period of time for an area that did not have LRT
at all.
Office space within 0.5-miles of the two Expo Line LRT stations saw large increases in
inventory, particularly near the end of the decade, catching up to the 2.0-mile radius by
2020. Further, the station areas experienced substantial increases in office rents after
demonstrating no premium in the early part of the decade. There’s been somewhat volatile
net absorption activity for station area LRT throughout the decade, but generally positive.
Additionally, despite the significant increase in inventory and rents, vacancy rates for office
space in the station areas are lower than the 2.0-mile radius.
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Figure 16. LRT Multifamily Trends, Pacific/Randolph

The multifamily market within 0.5-miles of the two Expo Line LRT stations experienced
modest increases in inventory, particularly near the end of the decade. The station area's
rents were above that of the 2.0-mile radius, but grew at a slightly slower rate through the
past decade and saw a drop as new inventory came along—a sign of new supply keeping
up with demand. There’s been net absorption activity for station area LRT throughout the
decade and has remained positive within the station areas, compared to the 2.0-mile
radius experiencing negative absorption. Based on trends, any new inventory is likely to be
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absorbed within 12 months, based on past trends. Additionally, this new inventory could
lead to a two to three percent increase in vacancy rates, but over the past several years,
vacancy rates have declined within the station areas while increasing in the 2.0-mile radius.
Figure 17. LRT Retail Trends, Pacific/Randolph

Retail space declined in inventory within both the 0.5-mile and 2.0-mile areas around the
two Expo Line LRT stations; although the decline was faster in the 0.5-mile station areas
than the 2.0-miles radius. Retail rents in both areas fluctuated and remained higher in the
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2.0-mile area. There has been extremely volatile net absorption activity for station area LRT
throughout the decade. Despite the volatility of retail, the 0.5 station area experienced very
little change in overall vacancy—a sign of shifting market demand away from retail.
Conversely, the 2.0-mile area experienced demonstrably higher and increasing vacancy
rates throughout the decade.
Figure 18. LRT Industrial Trends, Pacific/Randolph

Industrial space declined both within 0.5-miles and 2.0-miles of the two Expo Line LRT
stations, with the decline significantly faster in the 0.5-mile station areas than the 2.0-miles
radius. In spite of this decline, rents for the remaining industrial space increased indicating
the supply meeting market demand. There’s been extremely volatile net absorption activity
for station area LRT throughout the decade. In regards to vacancy rates, the research
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team discovered volatility and incomplete data. Thus, we excluded the vacancy chart as
the incomplete data does not accurately reflect conditions on the ground. Nonetheless,
the volatility indicates uncertainty regarding industrial space in 0.5-mile station areas.
Pacific/Randolph - Bus Rapid Transit
Figure 19. BRT Office Trends, Pacific/Randolph

Office space within 0.5-miles of BRT stations saw no change in inventory, particularly near
the end of the decade, while the 1.0-mile radius experienced a significant decline. Further,
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both the 0.5-mile and 1.0-mile station areas experienced increases in office rents. There’s
been net absorption activity for the station areas throughout the decade. Additionally,
vacancy rates for office space in the 1.0-mile area have been more volatile and remained
above the 0.5-mile area throughout the decade.
Figure 20. BRT Multifamily Trends, Pacific/Randolph

The multifamily market within 0.5-miles of Bus Rapid Transit stations experienced
increases in inventory in the early part of the decade before experiencing a decrease
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during the latter part. The 1.0-mile radius experienced steady increases the past 10 year.
Multifamily rents within the 0.5-mile area increased at a similar rate to the 1.0-mile area,
but remained above throughout the decade. There’s been net absorption activity for the
1.0-mile station area BRT throughout the decade and has remained positive besides a
decline in 2017. Vacancy rates remained low, but experienced volatility, particularly in the
latter part of the decade.
Figure 21. BRT Retail Trends, Pacific/Randolph
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Retail space remained steady within both the 0.5-mile and 1.0-miles of BRT station areas.
Retail rents in both areas fluctuated, but the 0.5-mile area experienced sharper increases
before a more recent decline while the 1.0-mile areas experienced a steadier growth.
There’s been extremely volatile net absorption activity for both areas throughout the
decade, with the 0.5-mile being steadier. Despite the volatility of retail, the 0.5-mile station
area experienced only a small, but increasing, change in overall vacancy—reflecting a
market shift away from retail. Conversely, the 2.0-mile area experienced demonstrably
higher and increasing vacancy rates throughout the decade.
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Figure 22. BRT Industrial Trends, Pacific/Randolph

Industrial space remained steady within 0.5-miles and 1.0-miles of BRT stations. In spite
of this lack of construction, rents for the remaining industrial space increased indicating the
supply meeting market demand. There’s been volatile net absorption activity for the 1.0mile station areas throughout the decade, but much more consistent net absorption in the
0.5-mile station areas. In regards to vacancy rates, the research team discovered
extraordinary volatility and incomplete data. Thus, we excluded the vacancy chart as the

57

incomplete data does not accurately reflect conditions on the ground. Nonetheless, the
volatility indicates uncertainty regarding industrial space in 0.5-mile station areas.
Florence/Salt Lake - Light Rail
Figure 23. LRT Office Trends, Florence/Salt Lake

Office space within 0.5-miles of Light Rail stations saw large increases in inventory,
particularly near the end of the decade, catching up to the 2.0-mile radius by 2020.
Further, the station areas experienced substantial increases in office rents after
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demonstrating no premium in the early part of the decade. There’s been net absorption
volatility for station area LRT throughout the decade. Additionally, despite the significant
increase in inventory and rents, vacancy rates for office space in the station areas are
lower than the 2.0-mile radius.
Figure 24. LRT Multifamily Trends, Florence/Salt Lake

The multifamily market within 0.5-miles of Light Rail stations experienced modest
increases in inventory, particularly near the end of the decade. The station area's rents
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were above that of the 2.0-mile radius, but grew at a slightly slower rate through the past
decade and saw a drop as new inventory came along—a sign of new supply keeping up
with demand. There’s been net absorption activity for station area LRT throughout the
decade and has remained positive within the station areas, compared to the 2.0-mile
radius experiencing volatile, but negative absorption. Based on trends, any new inventory
is likely to be absorbed within 12 months, based on past trends. Additionally, this new
inventory could lead to a two to three percent increase in vacancy rates, but over the past
several years, vacancy rates have declined within the station areas while increasing in the
2.0-mile radius.
Figure 25. LRT Retail Trends, Florence/Salt Lake
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Retail space declined both within 0.5-miles and 2.0-miles of Light Rail stations with the
decline faster in the 0.5-mile station areas than the 2.0-miles radius. Retail rents in both
areas fluctuated and remained higher in the 2.0-mile area. There’s been extremely volatile
net absorption activity for station area LRT throughout the decade. Despite the volatility of
retail, the 0.5 station area experienced very little change in overall vacancy—a sign of
shifting market demand away from retail. Conversely, the 2.0-mile area experienced
demonstrably higher and increasing vacancy rates throughout the decade.
LRT Industrial Trends, Florence/Salt Lake
Industrial space declined both within 0.5-miles and 2.0-miles of Light Rail stations with the
decline significantly faster in the 0.5-mile station areas than the 2.0-miles radius. In spite of
this decline, rents for the remaining industrial space increased indicating the supply
meeting market demand. There’s been extremely volatile net absorption activity for station
area LRT throughout the decade. In regards to vacancy rates, the research team
discovered extraordinary volatility and incomplete data. Thus, we excluded the vacancy
chart as the incomplete data does not accurately reflect conditions on the ground.
Nonetheless, the volatility indicates uncertainty regarding industrial space in 0.5-mile
station areas.

61

Florence/Salt Lake - Bus Rapid Transit
Figure 26. BRT Office Trends, Florence/Salt Lake

Office space within 0.5-miles of BRT stations saw no change in inventory, particularly near
the end of the decade, while the 2.0-mile radius experienced a significant decline. Further,
both the 0.5-mile and 1.0-mile station areas experienced increases in office rents. There’s
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been net absorption activity for the station areas throughout the decade. Additionally,
vacancy rates for office space in the 1.0-mile area have been more volatile and remained
above the 0.5-mile area throughout the decade.
Figure 27. BRT Multifamily Trends, Florence/Salt Lake

The multifamily market within 0.5-miles of Bus Rapid Transit stations experienced
increases in inventory in the early part of the decade before experiencing a decrease
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during the latter part. The 1.0-mile radius experienced steady increases the past 10 year.
Multifamily rents within the 0.5-mile area increased at a similar rate to the 1.0-mile area,
but remained above throughout the decade. There’s been net absorption activity for the
1.0-mile station area BRT throughout the decade and has remained positive besides a
decline in 2017. Vacancy rates remained low, but experienced volatility, particularly in the
latter part of the decade.
Figure 28. BRT Retail Trends, Florence/Salt Lake
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Retail space remained steady within both the 0.5-mile and 1.0-miles of BRT station areas.
Retail rents in both areas fluctuated, but the 0.5-mile area experienced sharper increases
before a more recent decline while the 1.0-mile areas experienced a steadier growth.
There’s been volatile net absorption activity for both areas throughout the decade, with the
0.5-mile area being steadier. Despite the volatility of retail, the 0.5-mile station area
experienced only a small, but increasing, change in overall vacancy - reflecting a market
shift away from retail. Conversely, the 2.0-mile area experienced demonstrably higher and
increasing vacancy rates throughout the decade.
Figure 29. BRT Industrial Trends, Florence/Salt Lake
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Industrial space remained steady within 0.5-miles and 1.0-miles of BRT stations. In spite of
this lack of construction, rents for the remaining industrial space increased indicating the
supply meeting market demand. There’s been extremely volatile net absorption activity for
the 1.0-mile station areas throughout the decade, but much more consistent net
absorption in the 0.5-mile station areas. In regards to vacancy rates, the research team
discovered volatility and incomplete data. Thus, we excluded the vacancy chart as the
incomplete data does not accurately reflect conditions on the ground. The volatility
indicates uncertainty regarding industrial space in 0.5-mile station areas.
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Appendix C - Underdeveloped & Underutilized Land Station Areas
Map 5. Pacific/Randolph Underdeveloped medium and high density zoned residential
(du/acre)

Source: 2020 SGA analysis and rendering of land use and zoning shapefiles

Map 5 illustrates the areas where current zoning (aside from overlay districts and the TOD
areas) allows for higher densities. Underdeveloped medium density residential land is
primarily located to the north of Randolph Street with some located to the southeast of the
station. Underdeveloped high density residential is all located south of Randolph Street and
primarily to the west of Pacific Boulevard.
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Map 6. Florence/ Salt Lake Underdeveloped medium and high density zoned residential
(du/acre)

Source: SGA analysis of zoning and land use shapefiles

Map 6 illustrates the areas where residential land is underdeveloped based on zoning
allowances. These underdeveloped areas are primarily in Bell due to its higher density
allowances.
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