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1. The project is located on the corner of Whittier and Atlantic 
Boulevards, which is an accessible location to many transit 
stops and local Shuttle buses.  It is also located within a  mile 
of the soon to open Metro Gold Line project. The East Los 
Angeles community is public transit dependent  

2. The complex will be a mixed-use development with a Charter 
School which will be operational from Monday to Friday in the 
day time hours.   The Performing Arts Theatre would be 
operational on weekends and during the evenings and is listed 
in a potential Transit Oriented Development (TOD) proposed 
ordinance. 

3. Theater parking spaces can be shared with local merchants 
during non-theater operations. 

4. The original historical Golden Gate Theater site contained only 
12 car parking. 

 
 The Vega Building/Golden Gate Theater complex will occupy a 
site that is 1.02 acres in size. In order to accommodate approximately 
220 parking spaces would require the construction of a parking 
structure; an additional 2 acres of land are required. The total complex 
would require approximately 2.0 acres of land acquisition.  Various site 
locations were studied and evaluated to accommodate a parking 
structure of approximately 220 parking spaces. (See attachment site 
plan and land use map).  

All of the options attempted to minimize impacts to the 
residential neighborhood but residential displacements were 
unavoidable in several of the sites considered. The parking options 
assessment indicates that each option has pro’s and con’s and in each 
case the ability to acquire slightly over 2 acres of land will be a major 
constraint which would undeveloped property as car sales lots. The 
following is a brief summary of these parking options. 
 
Option 1 
Located along the western frontages of Atlantic Boulevard, just south 
of the Vega building/ Golden Gate Theater complex, and requires 2 
acres of land. Approximately 87,000 square feet of commercial land 
would be needed to provide 120 parking spaces at grade in open lots 
off site. 
 
The disadvantages of this option include the number of parking spaces 
needed which would have to be provided at a location on the same 
side of Atlantic Boulevard; at a cost of the displacement of about three 
used car dealers; no displacement of residential units; and limited 
traffic impacts. Its major disadvantages are the pedestrian walking 
distance of up to seven minutes and the difficulty of left turn 
northbound vehicles at mid block. 
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Option 2 
Option 2 is located underground along the eastern frontage of Atlantic 
Boulevard. North of the site and requires no land acquisition of 
commercial uses could be provided at ground level, and approximately 
120 parking spaces in a two level parking structure below the 
reconstructed Vega building (see architectural schematic plans). 
This option provides a fair amount of parking spaces; modest traffic 
impacts; no displacement of residential units; and a comfortable 
pedestrian walking distance within the property.  This option would 
have cost implications due to the construction of underground parking 
garage, but can be offset by the ownership of the property and add a 
cost to the project for land acquisition. 
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Schematic Project Cost 
Table 1 below, breaks down the assumed development cost for the 
alternative scheme “C” which includes the construction of the following 
(see attached plan): A 40,000 sq ft reconstruction of the Vega Building 
 Rehabilitation of the 12,000 sq ft Golden Gate Theater including 

 uses such as court yard, stairs, patios and historical 
 reconstruction and adaptive re-use of the 2nd floor as a 
 Museum. 
 120 car underground parking garage 

 
Table 1 - Cost of Project 
Estimate for development Vega building/Golden Gate complex 
For Option 2 – including the underground garage as the preferred 
alternative. 
Land appraised value      3,500,000 
 
Construction Cost 
Vega building 40 k sq ft 2&3 stories at 200/s.f.  8,000,000 
Underground garage 120 cars at $12,000.00/car  2,009,000 
27,700 s.f. or 15,380 c.y. plus Shoring at $37/cy       
Golden Gate Theater 12,000 sq ft at 250/s.f.  3,000,000 
 Construction Subtotal                                  $13,009,000     
 Contingency 10%             $1,300,900 
 Construction Grand Total         $14,309,900 
 
Design Cost 
Architects /Engineer fees at 10%     1,300,900 
(Including Entitlements) 
Survey and soils reports allow          30,000 
Permits at 1%          130,090 
  Design Subtotal            $1,460,990 
Finance Cost 
Interest during construction (currently 5.6%)      
Of 80% of construction cost x $728,504      582,803 
Developers Fee 10%         130,090 
Loan cost at 1 point           80,000 
  Finance Sub Total     $792,893 
   
State Tax Credit Participation for financing of Construction 
20% of total construction cost $2,601,800 
 
 
 
 
 
 



Vega Building and Golden Gate Theater Whittier / Atlantic Boulevards 
PROJECT SCHEDULE & MILESTONES

Milestones 2009 2010 2011
AUG. SEP. OCT. NOV. DEC. JAN. FEB. MAR. APR. MAY JUNE JULY AUG. SEPT. OCT. NOV. DEC. JAN. FEB.

PLANNING AND DESIGN
1. Programming and Analysis
2. Schematic Design
3. Construction Drawings
4. Plan Review/Approvals
ENTITLEMENTS/L.A. COUNTY PARTICIPATION
1. Parking Variance
2. Height Variance
3. Conditional Use (Parking Structure)
4. Historic Tax Credit Application
SITE CONTROL
A. Theater Site/Vega Bldg. Complex
1. Lease Negotiation
2. Lease Agreement
B. Parking Structure Site
1. Parking Variance Discussions 120 Cars
(no. of parking spaces required 220)
2.Tenant Lease Negotiation
School
3. Tenant Lease Negotiation
Whittier Blvd. Frontage
4. Tenant Lease Negotiation
Atlantic Frontage
FINANCING
1. Feasibility Report
2. Equity Investors/Letters of Commitment
3. Lending Institutions.Letters of Commitment
4. Los Angeles County Particiaption
A. Discussions on Type and Level of Particiaption
Off-Site Improvements STIMULUS
Parking Structure STIMULUS
Section 108 CDBG STIMULUS
Construction
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