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SOURCE: Aerial view of Santa Monica Airport, courtesy of the City of Santa Monica.

Preface

The current operating agreement between the City of Santa Monica and the Federal
Aviation Administration (FAA) expires in 2015, and leases between the city and the vast
majority of airport tenants also expire at that time. The city is embarking on a public
consultation process to consider alternative futures—mixes of activities, policies, land
uses, and related improvements that could enhance the quality of life in the larger
community. The city entered into contractual agreements with three organizations to
provide background information in support of its series of public workshops at which
participants will discuss future possibilities for the nonaviation lands, also called residual
lands, that are part of the airport. The firm of pointC conducted interviews and focus
groups with many citizens and community interest groups to elicit their views of the
airport, options for the future, major concerns, and shared objectives. The firm of HR&A
Advisors conducted an analysis of the airport’s economic impacts on Santa Monica and
neighboring communities. The RAND Corporation reviewed best practices at other
airports regarding the development of nonaviation activities and considered them within
the community context of SMO. We found that many successful nonaviation projects at
general-aviation airports had characteristics that led to success in their particular contexts
but were not readily transferable to SMO. Most general-aviation airports are located, for



example, in rural settings, while SMO is located in the midst of dense residential and
commercial development. We produced alternative planning concepts for the airport that
are meant to enrich the debate. These were drawn from developments at other airports
and sites other than airports that seemed applicable to SMO. Because so many other
airport innovations seem inappropriate to Santa Monica, we also drew heavily on local
planning documents and interviews with many local experts. Interviewees included Santa
Monica municipal employees and citizen commissioners who address planning, public
works, the airport, environmental, economic development, emergency response, and legal
affairs. We also interviewed airport tenants, officials of the Museum of Flying, trustees
and officers of the Santa Monica Community College District, directors of four economic
incubators in the Los Angeles region, economic development staff of the County of Los
Angeles, staff from the University of California, Los Angeles (UCLA) who are
concerned about the establishment of economic incubators, planners on the staff of Los
Angeles World Airports, officials of the regional offices of the American Red Cross, and
others.

We hope that the possibilities presented for the future of the airport will spur discussion
and will be used in the public visioning process that is about to begin. The concepts
presented here have not been rigorously evaluated using technical tools, such as
benefit/cost analysis. They are preliminary concepts intended to spur discussion and are
offered for consideration in the public participation process. The City of Santa Monica
will act later on the results of the public discussion to engage in more-detailed evaluation
and planning.

The research briefed here was conducted under contract with the City of Santa Monica.
The briefing documented here was presented by RAND researcher Martin Wachs at an
open public workshop session of the Santa Monica City Council on October 4, 2011. The
research was conducted by Wachs with the assistance of RAND researchers Qiang
(Austin) Fu and Xiao Wang. This documented briefing provides a record of RAND’s
presentation and some elaboration on the points that are summarized in the individual
slides. A video of the briefing, as presented before city council, is available to the public
on the city council website.'

""'Wachs, 2011.



A more complete account of the background and context for the council meeting of
October 4 may be found in a city staff report.

The RAND Transportation, Space, and Technology Program

This research was conducted in the Transportation, Space, and Technology (TST)
Program within RAND Infrastructure, Safety, and Environment (ISE). The mission of
ISE is to improve the development, operation, use, and protection of society’s essential
physical assets and natural resources and to enhance the related social assets of safety and
security of individuals in transit and in their workplaces and communities. The TST
research portfolio encompasses policy areas including transportation systems, space
exploration, information and telecommunication technologies, nano- and biotechnologies,
and other aspects of science and technology policy.

Questions or comments about this briefing should be sent to the project leader, Martin
Wachs (Martin_ Wachs@rand.org). Information about the Transportation, Space, and
Technology Program is available online (http://www.rand.org/ise/tech). Inquiries about
TST research should be sent to the following address:

Johanna Zmud, Director

Transportation, Space, and Technology Program, ISE
RAND Corporation

1200 South Hayes Street

Arlington, VA 22202-5050

703-413-1100, x5412

Johanna Zmud@rand.org

2 Gould, 2011.
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Introduction

To reflect the fact that the current operating agreement between the City of Santa Monica
and the Federal Aviation Administration (FAA) will expire in 2015, Santa Monica is
embarking on an open, participatory process of “visioning” that will lead to some
concepts that city staff will use as the basis of planning the future of the Santa Monica
Municipal Airport (SMO). The firm of pointC has prepared an analysis of public
perspectives and impressions of the airport and the city’s needs and opportunities. The
firm of HR&A Advisors has prepared an analysis of the economic role played by the
airport and the airport’s economic impacts on the city of Santa Monica. The RAND
Corporation has prepared a menu of potential future activities for the nonaviation lands at
the airport. These three studies—pointC’s, HR&A Advisors’, and RAND’s—were all
prepared to inform future planning, and RAND neither reached any conclusions nor made
recommendations regarding future plans for the airport.



Enhance the Quality of Life in Santa Monica

* Integrate the future of the airport with the dynamic
changes under way in Santa Monica

* Develop concepts for nonaviation airport land that
emerge from the community

* Enhance the city’s strong position as an
environmental trend setter and engine of creativity

* Honor the rich history of aviation in Santa Monica
and Southern California

Discussions with public officials and the other consultants led to a list of objectives for
enhancing the quality of life in Santa Monica:

e Integrate the airport’s future with the dynamic changes under way in Santa
Monica.

e Develop concepts for nonaviation airport land that emerge from the
community.

e Enhance the city’s strong position as an environmental trend setter and
engine of creativity.

e Honor the rich history of aviation in Santa Monica and Southern
California.

The public process to come will consider many different options for the airport and each
of its components. In the end, the plan that emerges from the process should enhance the
quality of life in the city and its surroundings by adhering to these principles.



To reflect these goals, we offer for community consideration concepts that address these
concerns and that, more specifically, do the following:

e Build on the Sustainable Santa Monica initiative, a plan adopted by the
city that is intended to make it more environmentally responsible and
emphasizes the training of citizens, as well as conservation of resources
and reduction of greenhouse-gas emissions.

e Strengthen already popular SMO activities and programs, including the
Museum of Flying, ongoing artistic activities, and existing outdoor
recreation programs.

e Strengthen programs, including green technology training and arts
instruction, that are growing in popularity at Santa Monica College (SMC).

e Bear ground traffic generation clearly in mind, especially peak-hour
congestion.

e Draw on particular industries that are today the strengths of Santa Monica.

To arrive at a menu of potential future additions to the set of non—aviation-related
activities at the airport, RAND researchers conducted a scan of recent activities at other
general-aviation airports. The vast majority of general-aviation airports in the United
States are located in rural areas.” Although we found some airport innovations, such as
golf courses adjacent to landing strips and the combination of assembly plants for high-
value products with expanded landing capacity, these did not translate well to dense
urban settings. Most innovations at urban general-aviation airports involved
intensification of commercial activity, and these also did not serve Santa Monica well.
For example, one airport had decided to accommodate a “big box” retailer.* RAND staff
also studied past proposals for SMO and interviewed civic leaders regarding their
perceptions of appropriate future land uses at the airport.

The long-standing agreement between the City of Santa Monica and the FAA mentions
two types of land at the airport: land reserved for aviation activities and land available for
nonaviation uses. The activities that are described would, according to this agreement, be
located on the nonaviation lands that are identified in an official map of the airport.

3 Thatcher, 2011.

4 Schalk, 2010.



Figure 1. Aerial View of Santa Monica Municipal Airport

SOURCE: Aerial view of Santa Monica Airport highlighting nonaviation land, courtesy of Santa Monica
Airport.



Caveats

* These recommendations are based on best
practices and our understanding of the Santa
Monica community.

* They have not been rigorously evaluated and are
not endorsed or recommended as yet.

* They are for discussion and consideration in
community dialogue and for further development
should they emerge as promising.

Before we move into the discussion of each of the goals enumerated, we offer a few notes
about our findings in general.

We consulted published literature on innovative land use and planning activities at
airports. We also reviewed development plans of airports that were reputed to be forward
looking or innovative. We considered what was learned from this review within the
particular social, economic, demographic, and political contexts in which SMO is located.
The vast majority of general-aviation airports are located in rural areas and in small
towns. Initiatives at other airports include linkages with resort communities and, in a few
cases, with manufacturing industries. In urban settings, some other general-aviation
airports were found to have recently promoted revenue-generating facilities, such as “big
box” retailing. Such innovations at general-aviation airports were reviewed, but most
findings did not seem transferable to SMO. We also considered urban planning concepts
that were applicable to SMO even if they originated in other settings than airports. We
made no assumptions about the future of flight operations at the airport, and we
concentrated on economic, cultural, and recreational activities that could take place in the



future on the nonaviation land at SMO. They might coexist with current patterns of flight
operations or be pursued if those levels are changed in the future. We did not conduct
formal benefit/cost studies of alternative future activities at the airport, nor did we
develop detailed plans for the concepts that are reported here. Rather, this briefing
presents concepts for further consideration in the upcoming public discussion. We do not
recommend any of these concepts for implementation. Rather, we recommend that they
be considered and discussed. Concepts that emerge from the planning process with a high
degree of support and those that are of particular interest to the city council should be
more thoroughly and formally evaluated in later phases of planning for the airport.



Suggestions for Non-aviation Areas of SMO

Access and Existing { Retail Activity
Circulation Buildings
Museum of
Flying

Recreation

SOURCE: Photo of DC-3 Monument, courtesy of Santa Monica Airport.

NOTE: Yellow indicates modifications of existing airport infrastructure. Orange indicates upgrades or
improvements to existing activities on nonaviation lands at the airport. Red indicates new activities
recommended for consideration by the airport.

Overview of Plan Elements

This slide presents an overview of nine possible future plan elements. The individual
concepts presented here have not yet been subjected to detailed analysis or evaluation.
They are planning options for SMO based on plans and best practices elsewhere, with
specific consideration given to their potential relevance to Santa Monica. Following the
proposed public process, the city council may elect to include some of them, add new
ones, and possibly conclude that others should be dropped. The elements are
complementary to one another, and some or all of them could eventually be included in a
plan for the future of the airport.

The items shown in yellow bubbles address infrastructure and the use and upgrading of
existing nonaviation facilities.

The items shown in gold represent strengthening, enhancing, or growing activities that
already exist and, in most cases, are already quite popular and successful.
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The orange bubbles represent three new potential activities or programs that, according to
our review, could be considered for the area in the future. They are, in a sense, novel and,
we hope, exciting. Yet, they are consistent with and supportive of programs already under
way in Santa Monica and do not bring with them serious peak-hour increases in ground
traffic or other intrusions that would make them troublesome neighbors. The traffic
implications of the potential future airport activities were assessed by reference to past
planning documents and the use of standard reference materials, including trip-generation
tables produced by the Institute of Transportation Engineers and used by the Los Angeles
Department of Transportation.

This slide serves as an overview of the rest of the presentation, which addresses each of
the following concepts in order:

e Upgrade access and improve circulation. Improve access to the airport
by several modes of transportation: walking, cycling, public transit, and
automobile. Improve the ease of circulation within the airport and between
the airport and the adjacent Santa Monica Business Park.

¢ Reuse and improve many of the existing buildings. Adaptively reuse
many of the existing older nonaviation buildings to achieve the ends
already enumerated, while in the process upgrading and modernizing those
buildings and creating a more modern, functional, and exciting “feel and
look™ at the airport.

e Enhance retail activity. Increase the number, quality, and variety of retail
establishments at the airport to serve and support visitors, workers, and the
surrounding residential community but not to create a regional shopping
destination.

e Expand the Museum of Flying. Expand the Museum of Flying over time
and, as funding allows, add programming, exhibits, events, short courses,
and tours related to the history and impact of aviation in Santa Monica and
the greater Los Angeles area.

e Expand outdoor athletic and recreation opportunities. Expand,
enhance, and upgrade outdoor recreation facilities for youth and adults,
building on the successful playground and playing fields to the south of
the runway.

e Expand the presence of the performance and creative arts. Expand,
enhance, and upgrade space for the creative and performing arts, building
on the success of the arts studios and arts education facilities already
located on the south side of the runway. These activities could

11



complement and be linked to an economic incubator, existing cultural
activities at the airport, and future enhancement of related activities at the
Bergamot Transit Village.

e Develop a Sustainable Santa Monica Center. In keeping with other
plans already in existence in Santa Monica, the city might create a
Sustainable Santa Monica Center that would be a not-for-profit
educational facility to teach and demonstrate how sustainability can be
achieved through activities of daily living. It would contain exhibit space,
outdoor demonstration sites, and classrooms and would host programs,
classes, and exhibits related to the creation of sustainable homes,
workplaces, and communities.

e Create an emergency communications and control center. Reflecting a
perceived regional need, Santa Monica might establish at the airport a
secure and modern emergency communications and control center to serve
the Los Angeles metropolitan area in rare emergency situations for a
coordinated response to fires, earthquakes, floods, and potential terrorist
incidents by police, fire, emergency health delivery personnel, the Federal
Emergency Management Agency (FEMA), the California Emergency
Management Agency, the National Guard, and other organizations. When
not in use for such rare events, the center could serve as a training venue
for responses to such incidents.

e Develop an economic incubator. The community may consider creating
at the airport a unique economic incubator that could nurture and hatch
new creative enterprises that will draw on surrounding businesses and
universities to create new products and services that link the region’s high
technology, electronics and communications, and entertainment industries.

The next sections of the briefing elaborate on each of the concepts that have been briefly
introduced.

12



Upgrade Access

SOURCES: (Clockwise, from left) Aerial view of Santa Monica Airport and surrounding roads, via Google
Earth; public buses in Los Angeles, photo by LA Wad, via Flickr, used in accordance with the terms of Creative
Commons licensing; Los Angeles freeway traffic, photo by a.saliga, via Flickr, used in accordance with the terms
of Creative Commons licensing.

Access to the airport from surrounding communities and from the region at large has
been discussed in many prior reports as a problem that can be substantially improved
through a variety of potential future interventions. Some improvement will result from
the arrival of the Expo Light Rail Line, the addition of rapid service on nearby bus routes,
shuttles that service SMC, and other system improvements that are not specifically
designed to enhance airport access. But, it is also possible to plan links between the
airport and other regional and Westside facilities. It is also possible to improve
circulation by several travel modes within the airport and between its different activity
centers.

13
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SOURCE: Aerial view of Santa Monica Airport and environs, via Google Earth.

The airport is not readily accessible by automobile. Though it is located reasonably close
to the Santa Monica Freeway (Interstate 10) and the intersection of that freeway with the
San Diego Freeway (Interstate 405), they are among the busiest freeways in the world
and are extremely congested at peak hours, as are nearby arterials, such as Santa Monica,
Pico, and Olympic Boulevards. North/south access to the airport is available by arterial
streets, particularly Bundy Drive, that are also heavily congested at morning and
afternoon peak hours. The intersection at the west end of the airport at Walgrove and
Airport Avenues is not designed to current standards of safety and capacity and should be
redesigned and rebuilt. Public transit access is limited and, for many, requires a long walk
from the intersection of Pico Boulevard or Olympic Boulevard and Bundy Drive. There is
weekday shuttle service by the Big Blue Bus to the Bundy Campus of SMC and the Big
Blue Bus Line 14 stops at Airport Avenue and Bundy Drive; Lines 8 and 14 stop at
Ocean Park Boulevard and Bundy Drive.

In order to achieve the broader objectives of the airport as it develops in the future,

increased access can be considered as an important element of planning, including
substantial improvements—probably a complete redesign of the Walgrove/Airport

14



Avenue intersection and substantial upgrading of the intersection at Bundy Drive and
Airport Avenue.

15
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SOURCE: Aerial view of Santa Monica Airport and bordering thoroughfares, courtesy of Santa Monica Airport.

The coming of the Expo Light Rail Line suggests to many the utility of transit shuttle
service between the airport and future stations at Olympic Boulevard and Bundy Drive
and at Bergamot Station, especially at hours and on days of the week having the busiest
activities on the airport. This could be accomplished by introducing new shuttle routes or
by rerouting some Big Blue Bus lines in the vicinity. Having a shuttle operation that
makes a loop serving both of the light rail stations may be an appropriate strategy for
upgrading access to the airport by people who will not have to rely on automobiles.
Further information about the Expo Line appears in Appendix C, and further information
about development planned at Bergamot Station can be found in Appendix B.
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Improve Circulation

SOURCES: (Clockwise from top left) A Santa Monica “Big Blue Bus,” photo by LA Wad (via Flickr), used in
accordance with Creative Commons licensing; one of San Francisco’s new green dedicated bike lanes, photo by
SFBikes via Flickr, used in accordance with Creative Commons licensing; an artist’s rendering created for the
Walk Bendigo Project, City of Greater Bendigo, Australia.

In keeping with SMO’s growing commitment to sustainability, access to the airport by
bicycle could be upgraded so that employees, users of the artistic and recreational
facilities, patrons of the retail establishments, and tourists might travel to and from the
airport on bicycles and find adequate and secure bike parking there. The airport might
also consider adding designated and possibly exclusive off-road bike lanes to achieve this.

The nonaviation land at the airport has adequate surface area for automobile parking
given the current mix of activities there. However, some of the parking facilities currently
in use are substandard in terms of their design, internal circulation, marking of spaces and
circulation patterns, access to nearby streets, and other characteristics. Consideration of
any future development of the nonaviation land would benefit from inclusion of provision
for reorganizing and upgrading the parking facilities. They could be more clearly marked
and better integrated with the location of expanded commercial activity, as well as with
access and circulation routes. Ultimately, it may be appropriate to consider parking
structures where they are justified by demand. Modest charges for parking can make
existing parking facilities self-supporting, and the possibility exists for franchising

17



parking operations at the airport. More details related to access and circulation can be
found in Appendix A at the end of this document.
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Reuse and Improve Many of the
Existing Buildings

SOURCES: (Clockwise, from top left) A building at Santa Monica Airport and exterior view of the airport’s
main entrance, courtesy of Santa Monica Airport; exterior of Barker Hangar, photo by Tom’s Hardware.

The physical environment at SMO varies greatly from one area of the airport to another.
On the north side and at the airport headquarters on the south side, buildings present
modern facades, are characterized by clean lines, and are supported by parking facilities
carefully designed according to current standards. In other parts of the airport, buildings
are of older vintage; many are ripe for modernization or renovation, and parking facilities
are basic—surface parking in unimproved lots.

Although some areas of the airport require substantial improvement in order to meet
modern community expectations, they can be reused if modernized and upgraded. Thus,
although some buildings may ultimately be removed as a response to market forces, the
current building stock can also be seen as a resource: an opportunity to renew rather than
to replace. The RAND Corporation has not conducted a detailed assessment of the
structural characteristics of existing airport buildings, and a detailed assessment of the
building stock would be needed before specific plans can be made for particular buildings.
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Enhance Retail Activity

SOURCES: (Clockwise, from top left) Publicity photo of Niketown at Santa Monica Place; interior of La
Grande Orange, Santa Monica, photo by Joshua Lurie, FoodGPS.com, used with permission; publicity photo by
Creneau International of the interior of the BASE mobile company flagship store in Antwerp Central Station.

In response to surveys administered by pointC, residents of the communities surrounding
the airport expressed the view that the airport currently is served by few retail
establishments to serve nearby residents, those who work at and visit the airport, and
those who work at the Santa Monica Business Park. The principal retail establishments
today are two restaurants and a few stores that cater to the interests and needs of pilots
and airport employees. Respondents frequently mentioned a desire for additional
convenience services, such as more restaurants and dry cleaning establishments, though a
few mentioned more-exotic business opportunities, such as those catering to aircraft
history buffs. In order to serve the community and an increased flow of visitors and
employees that might result if other elements of this plan are adopted, the airport could
designate more space for retail establishments and could finance the expansion by
making a proportion of that space leasable at below-market rates. It might be possible to
recover some or all of the initial capital investment over time through rental income from
these facilities. Retail development at a modest scale, which would likely have less
impact on the surrounding neighborhoods than a larger retail or commercial development,
could be considered as a means of meeting the interest of local residents and employees
for local services.

20



Expand the Museum of Flying

SOURCES: (Clockwise, from top left) Museum of Flying brochure, interior of the new facility and Boeing 727
nose cone photos courtesy of the Museum of Flying; DC-3 Monument photo courtesy of Santa Monica Airport.

Santa Monica was the birthplace of the Douglas Aircraft Company in 1921 and is known
everywhere as the home of the Douglas World Cruiser, the first plane to circumnavigate
the globe in 1924. The city is the cradle of the rich culture and history of the aviation
industry. This industry was fundamental to all of Southern California, and Santa Monica
could be the locus of programs to recognize that contribution. To provide public access to
a wealth of aviation history and promote a sense of community associated with aviation,
the Museum of Flying can be expanded over time and can broaden its programming to
appeal to a more diverse clientele.

The Museum of Flying, now expected to reopen in early 2012, will be located at 3100
Airport Avenue, directly adjacent to the DC-3 Monument that was completed in 2009.
The museum will feature a display and exhibit area of nearly 22,000 square feet, with
ample space to exhibit an impressive collection of aircraft, artifacts, aviation art, and
expanded educational offerings with hands-on interactive exhibits. The museum will also
feature a collection of aviation art, rare artifacts, and ephemera representative of famous
aviators. Based on Santa Monica’s aviation heritage, the new museum will emphasize the
Douglas Aircraft Company and the history of SMO, with exhibits on the history of
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aviation and the development and growth of the aerospace industry in Southern
California.’

As funding becomes available, the Museum of Flying might consider offering an even
greater range of historical exhibitions, short courses, tours, and events related to the
history and impact of aviation in Santa Monica and the surrounding metropolitan area.
Flight history and its relevance to the present and future and the role of aviation in the
growth and development of Southern California could become the basis of programming
for a wide range of people, from school children to elderly veterans who participated in
creating that history. The museum could present residents with a sense of historical
appreciation of Santa Monica while serving as a tourist attraction.

Expansion of activities at the Museum of Flying would create an increase in ground
traffic accessing the airport. The peak of such activity, however, would generally occur—
and could be specifically controlled by event scheduling—outside of weekday morning
and evening peak commute hours.

> Museum of Flying, undated.

22



Expand Outdoor Athletic and
Recreation Opportunities

SOURCES: (Clockwise, from left) Santa Monica Airport Park dog park and soccer field, photos by Kim
Naverson for AHBE Landscape Architects, used with permission; entrance to park, courtesy of the City of Santa
Monica.

Currently, the airport park consists of an 0.83-acre off-leash dog park area with separate
small and large dog areas, a children’s playground with swings and climbing equipment,
a synthetic-turf sports field with lights, 17 picnic tables with seven barbecue grills, a 0.6-
mile walking loop, 118 parking spaces, bike racks, and free Wi-Fi coverage. To access
the dog park, dogs must be licensed in Santa Monica. The park is open to residents for
free, and nonresidents may purchase a yearly permit.®

Since its completion, the airport park has been widely used by Santa Monica residents
and is appreciated by neighbors. The dog park is frequently praised by its users.
Comments at one review website state, “The park is clean, well-kept, and large enough
for dogs to play fetch and roll around with other dogs.” “For starters, it’s huge. . . .
Another plus: large- and small-dog separated areas.” “Plenty of benches and sun
shades.”” The soccer field is often used by youth during the day and adults at night.

® City of Santa Monica, 2011.
7 “Airport Park,” undated.
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Teams belonging to the Santa Monica Adult Soccer League, American Youth Soccer
Organization, and Santa Monica United Soccer Club frequently use the field for matches,
and individual players use this field as well.

The success of these recreational facilities is an indication that expansion and upgrading
would be valued by the citizens. Possible future improvements include expanding and
upgrading the soccer field, playground equipment, dog park, and walking path along
Airport Avenue and improving the pedestrian entrance, such as enhancing the
recreational pathway for jogging and connecting the airport park to link it with the
network of nearby parks, e.g., Clover Park and the golf course. The airport recreational
site could be improved by adding facilities, such as tennis courts, T-ball fields, skate
parks, and bicycle loops around the fields.

From an aesthetic and environmental perspective, in keeping with existing programs
related to the “greening” of the airport and consist with later recommendations in this
briefing, the expansion of recreational facilities at the park could be accompanied by the
addition of more native plants and possibly building a small garden to the south of the
runway.

Some critics have observed that recreational areas at the airport are characterized by
higher-than-average concentrations of jet exhaust and lead deposits due to propeller
aircraft. Planning for the expansion of recreational activities at the airport should be
based on further analysis of exposure levels at these locations in comparison with those
of other recreational sites nearby.
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Expand the Presence of the Performance and
Creative Arts

SOURCE: Photos by Qiang Fu, used with permission.

The nonaviation land at SMO has gradually, yet unobtrusively, become an important
center for the artistic and creative community. Close to 80 artists have studios on the
south side of the airport, complemented by studio space devoted to arts instruction by
SMC. In addition, there is a small theater that is well-known in the local community. A
brief summary of existing facilities devoted to the arts is presented as Appendix E.
Interviews reflected that the artistic community is generally satisfied with current
arrangements and is anxious to continue its presence at the airport. Many members of the
artistic community advocate the expansion of artistic activities there. We also found
interest on the part of SMC administration to expand its arts education programs at the
Bundy Campus and in linking them with expanded arts activities on the nonaviation land
at the airport.

Plans for development of the Bergamot light rail station area also contemplate expansion
of both the creative and commercial elements of artistic activity. It is quite possible that
the airport and Bergamot Station artistic areas could grow and increasingly complement
one another. The relationship between them could be facilitated by careful attention to
physically linking them via street improvements and public transit. Further description of
plans for the Bergamot Station area can be found in Appendix B.
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Develop an Economic Incubator

SANTA
MONICA
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SOURCES: Logos are the property of their respective owners; (bottom, left to right) the Business Technology
Center of Los Angeles County, used with permission; Gemini Planet Imager developed at the UCLA Infrared
Laboratory, photo by Daniel Dean Gutierrez, used with permission; interior of the UCLA Chemistry Lab.

NOTE: IT = information technology. PV = photovoltaic.

A business incubator is a shared office facility that offers start-up companies affordable
offices, shared conference rooms, and other support services (such as printers and
graphics facilities), as well as valuable counseling about such needs as tax payments,
public relations, and sources of investment capital. Incubators often are located near

research universities or government research laboratories that tend to “spin off” new but

fragile high-technology business ventures. An incubator can control and link resources
that assist in the development of its clients’ new ventures and simultaneously help
contain the cost of their potential failure.® Our review of activities at other airports foun
a few examples of economic incubators at general-aviation airports in urban areas. We
also found great interest in the concept among local universities and research enterprise
related to health care, IT, and the entertainment industry.

¥ Hackett and Dilts, 2004.
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A company must apply to join an incubator, and, if it is accepted or admitted to
membership, it may typically remain as a tenant for four or five years. After this time, a
company that has successfully “hatched” tends to locate in close physical proximity to
the incubator. Of course, not all initiatives are successful, and the failure rate is likely to
be high. In addition to receiving modest income from the rental of space, some incubators
also accept stock shares in their companies as payment for participation, and this allows
them to share in the growth of equity that can occur when incubated companies are
highly successful.

An incubator is also a network of

individuals and organizations including the incubator manager and staff,
incubator advisory board, client companies and employees, local universities and
university community members, industry contacts, and professional service
providers such as lawyers, accountants, consultants, marketing specialists,
venture capitalists, angel investors, and volunteers.’

Incubators provide “hands-on management assistance, access to financing and
orchestrated exposure to critical business or technical support services. Most also offer
entrepreneurial firms shared office services, access to equipment, flexible leases and
expandable space—under one roof.”"

Santa Monica houses a well-educated population and, as indicated in the companion
report by HR&A Advisors, is home to innovative enterprises. Because the creative arts
and innovative technology meet in Santa Monica, the airport could plan to be a resource
that helps the city foster this partnership. This already happens to some extent on
nonaviation land at the airport, which is home to artists’ studios adjacent to high-tech
corporations, such as Activision. An economic incubator in Santa Monica having the
theme of linkage between technology and creative applied commercial design could
conceivably contribute directly to the growth of a trained work force while creating
opportunities for local companies to create new employment.

All of the current ground lease contracts at the airport will be terminated in 2015. The
City of Santa Monica could consider at that time adjusting the future development pattern

? 0°Neal, 2005.

10 . . . .
National Business Incubation Association, undated.
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on the nonaviation portion of SMO to accommodate such an incubator, which might
initially be located in an existing building after appropriate renovation. Business
incubation might be a promising option for development on the north side of SMO,
adjacent to the Santa Monica Business Park, though it could also occur on the south side.

Our estimation of the possibility of developing an SMO business incubator is based on
studies of infrastructure and the success factors of other business incubators that share
similar geographical and cultural backgrounds with SMO. Our study included review of
one initiative at Kansas City International Airport and study of four successful business
incubators in the Los Angeles County. Many of the most successful business incubators
are located in the vicinity of universities, federal research laboratories, or multimedia and
entertainment technology—related businesses.
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Develop an Economic Incubator

Examples of successful business incubators

FAME Renaissance Business
Development Center

BT

Pasadena Enterprise Center SMO business incubator

CTTi

Momentum Biosciences

NOTE: BTC = Business Technology Center of Los Angeles County. CTTi = Center for Training, Technology
and Incubation.

There appears to be a continuing role for economic incubators in Los Angeles and a
demand for additional space for start-up businesses, especially on the Westside. This
judgment was expressed to us often by the directors of existing and successful incubators
and by people who are familiar with the incubators that are functioning in Los Angeles.
The County of Los Angeles Department of Economic Development is in the process of
opening a new incubator near Los Angeles County + USC Healthcare Network and sees
the need for several more.

The SMO campus is located near many high-tech and innovative companies in downtown
Santa Monica, is accessible to the University of California, Los Angeles (UCLA), and is
reasonably accessible to the University of Southern California (USC). These suggest that
local research institutes and universities are likely to produce the “spin-offs” that might
become tenants of an incubator. UCLA has affiliations with a nanotechnology incubator
on campus and a biotech incubator in Culver City. Senior UCLA research staff have
suggested additional incubators and have noted that UCLA has a “space problem” close
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to campus. It would be difficult to expand campus-related facilities near the campus in
part because of neighborhood opposition to growth.

30



Develop an Economic Incubator
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The SMO campus offers appropriate space and ample parking space for an incubator in
reasonable proximity to downtown Santa Monica and UCLA. It would be possible at
modest cost to recycle or upgrade an existing older building on the nonaviation land at
SMO to start and to add space as needed. Although some people spoke to us of
eventually needing millions of square feet, it seems possible that an incubator could start
small, function without harmful impacts on the surrounding community, and perhaps
grow over time if growth appears warranted by initial successes. Accessibility to the
Expo Light Rail Line could be an added attraction, provided by shuttle service to future
stations at Bergamot and at Olympic and Bundy.

Successful incubators, which are more fully described in Appendix D, require proximity
to a set of core resources, often provided by corporate and individual “volunteer”
consultants. This includes expertise in accounting, computing, corporate law, and
business leadership more generally. The existing business community of Santa Monica,
including more than 100,000 employees, is appropriate in terms of skill mix to meeting
this need to a far greater degree than the nearby expertise available to several local
incubators and is physically proximate.

Economic incubators often have a subject-matter “theme” in that they seek innovative
new companies hoping to enter certain industries. Santa Monica’s existing business mix
suggests some possible themes: biotechnology in relation to the growing concentration of

31



health care providers in Santa Monica; electronics, telecommunications, and computer
graphics in relation to the burgeoning computer gaming industry and other advanced
telecommunications and entertainment firms near the site; “green technology”—
including green aviation technology—in relation to the accomplishments and efforts of
the airport itself. A unique theme that may be appropriate at this site is innovative and
environmentally sensitive aircraft design and operations, though it is not at all certain that
a single theme of this type is sufficient to generate a successful incubator.

A formal affiliation may be appropriate between an incubator and SMC, which is already
at the airport on the Bundy Campus. Several senior officers of the college were consulted
in the course of our study, and they were enthusiastic about linking a potential incubator
with their own growing focus on economic development and the training of a more
technically educated and sophisticated workforce. An appropriate role for SMC to
support the incubator is specialized technical training of the workforce at the incubator.
The college could (but need not) be the “host” of the incubator—for example, managing
the facility and its services. The college might also provide workforce development
programs related to the themes of the incubator. If a potential incubator were to be
created as a separate community-based not-for-profit organization, it could work closely
with the college.

An economic incubator benefits from easy access to venture capital and to so-called
financial angels, for which the Westside is a prime location. These would need to be
mobilized as part of the program to develop the incubator.

A nascent company that joins an incubator, if it is successful, usually must “graduate” to
more-independent status within a specified time period, such as four or five years.
History shows that firms often seek new space within the community in which the
incubator is located. This suggests that there might be potential benefits for the Santa
Monica Business Park and other clusters of businesses within the community of Santa
Monica. If successful firms graduate to nearby locations, the incubator might make a
significant contribution to the development of the local economy.

An incubator would appear to be compatible with other airport activities, including flight
operations and ongoing arts activities. Young companies that are part of an incubator and
those providing services to them may benefit from accessibility to those who use general
aviation, and they are, at the very least, not incompatible with it. An incubator is a
relatively desirable land use in terms of its environmental impacts and ground traffic
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generation. It is compatible with community plans for nearby areas as enumerated in the
Land Use and Circulation Element (LUCE).
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Sustainable Santa Monica Center

SOURCE: Santa Monica Airport recreational grounds, courtesy of Santa Monica Airport.

Santa Monica has adopted many policies that encapsulate a commitment to enhancing its
contributions to the natural environment. The airport itself has engaged in a “greening”
program for several years. Among many recommendations made by the consulting firm
of Earthvoice Strategies in its report delivered to Santa Monica in June 2009 was the
recommendation for the establishment of a Sustainable Santa Monica Center.'" This
would be a “one-stop shop” for the distribution of information on how to make homes
and workplaces more sustainable, and it would also include demonstrations and facilities
for the distribution of information. Eventually, it might also include retail outlets for the
sale of products by local green businesses. The report recommends that the sustainability
center be developed in two stages:

It will take time and resources to develop such a center, so a two-stage process is
proposed. In the first stage, a “one-stop-shop” for information about sustainability
(“Sustainable Santa Monica Center”’) would be created. In the second, a larger number of
community sustainability resources would be co-located to form a Sustainable Business

" Earthvoice Strategies, 2009.
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Hub (SBH) that could also become a location for sustainability-related private sector
companies to cluster around.”'?

This establishment might be developed as an initiative of the Santa Monica Office of
Sustainability and the Environment. It will require a location that has ample indoor and
outdoor display space and areas where demonstrations of sustainable practices and
products could take place, and it would have to be located at a site accessible to the
public with appropriate parking facilities and rents that would at least initially be
significantly below market rates. Implementation of this type of facility could occur at a
few locations in Santa Monica, and the nonaviation portion of the airport is appropriate
for consideration. Residents of Los Angeles make up a majority of those who enroll in
courses offered by Sustainability Works, a program of the Office of Sustainability and the
Environment. A location accessible to Los Angeles residents, such as SMO, is desirable,
and the Bundy Campus of SMC is already a venue for some of the courses it offers. In
addition, we found that the administration of SMC sees a sustainability center at the
airport as a resource because the college is increasing course offerings related to green
technology sustainability.

A sustainability center could also be compatible with and complementary to a possible
economic incubator at which new small firms promoting green products and services may
be located, and it is a land use that is compatible with art studios and cultural activities
that are also elements of the vision of a future SMO campus.

We found several sustainability centers being established by the state of Oregon, by
Kansas City, and in other cities that could suggest some ways in which Santa Monica
might proceed, though it is always best to tailor such an activity to the unique resources
and conditions of its host city."® Further investigation of these precedents would, of
course, be appropriate in later stages of planning.

12 Earthvoice Strategies, 2009, p. 134.

13 Oregon Sustainability Center, undated; Koppen, undated; Climate Sustainability Center, undated.
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Create an Emergency Communications and
Control Center

Emergency Response

Natlonal Guard

FEMA Police

Flre Rescue

%D Red Cross ‘}\"r

Preparedness, Education and Training

RAND

Emergency preparedness is crucial for Santa Monica and Los Angeles County. Located
in the Los Angeles metropolitan area and on the ocean shore, Santa Monica faces the
possibility of natural disasters, including earthquakes, tsunamis, floods, and wildfires.
Like other metropolitan areas, Santa Monica and greater Los Angeles also face potential
risks from terrorist attacks. For these reasons, there have been ongoing discussions in
Santa Monica of creating an emergency communications and control center.

SMO could be considered to become the site of a secure and modern emergency
communications and control center. The airport offers the advantage of immediate
accessibility by air and has much of the technical capability, as well as historical medical
emergency coordination with nearby hospitals and clinics, such as Saint Johns Hospital,
Santa Monica—UCLA Medical Center and Orthopaedic Hospital, and UCLA. The airport
location is accessible to Red Cross Los Angeles Region, located on the Veterans
Administration Medical Center campus in West Los Angeles. Several agencies that have
direct interest in emergency response, including the city and county of Los Angeles,
Santa Monica, and the Red Cross already have substantial financial investments in
facilities at other locations, and it is not known whether a centralized facility at SMO
would be attractive to them.
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SMO could consider the future role of hosting and collaborating with a variety of
organizations to build on their existing programs. For example, Santa Monica Fire
Department has emergency-preparedness programs for residents, businesses, and pets;
Santa Monica Organizations Active in Disaster (SMOAID),'* as a joint project of the city
and the American Red Cross Santa Monica Chapter, helps businesses participate in
planning, training, and preparing for disasters. The airport could also plan to coordinate
with Santa Monica Police Department, agencies of surrounding cities, the county, and the
state, and work with federal agencies, such as FEMA and the National Guard. When not
pressed into service for rare but critical emergencies, the center could benefit the
residents and businesses by serving as an education and training center. The affiliated
departments and agencies could work together to perform public emergency exercises, to
educate local residents about how to prepare for emergencies, to inform residents of
actions to take during disasters, and to inform people of roles the airport will play during
emergencies. In addition, SMC is expanding its training of emergency medical
technicians, and the college administration informed us that an emergency command,
control, and communications center would be a valuable venue for its training programs.
The center might establish long-term relationships with other local schools and civic
organizations and demonstrate emergency preparedness and involve neighborhood
participations in these events.

14 SMOAID, undated.
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Integration & Coordination

Coordination with other
Planning Efforts

Partnerships with Colleges Enhance Public and Corporate
and Universities Economic Development Efforts

SOURCE: Photo of Santa Monica Exterior Airport, courtesy of Santa Monica Airport.

Coordination with Other Planning Efforts

Planning for the SMO campus will have economic, social, and cultural impacts
throughout Santa Monica and the greater Westside communities. Whatever emerges from
the visioning process that is beginning, plans for the nonaviation portion of the airport
must be coordinated with other local plans, such as the LUCE; transit station area—
specific plans; community-specific plans, especially those dealing with nearby areas,
such as the Santa Monica Business Park; and other “overlay” and policy plans, including
circulation and sustainability plans for the city. In addition, the Southern California
Association of Governments maintains a regional airport plan and a regional
transportation plan, and future plans for the airport and nearby transportation facilities
must be consistent with both of these plans.

Our study did not address who might be responsible for implementing each potential
future at the airport. Although some possibilities include franchising certain operations or
leasing facilities to private businesses, others could be successful if land is sold to private
investors. A variety of such options should be considered in later stages of airport
planning.
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Partnerships with Colleges and Universities

SMC is an important presence adjacent to the airport, and its mission of education and
public service complement many of the objectives included in these suggestions for the
future of the airport campus. The college can play a major future role in developing many
of these ideas. The college could be a participant in the economic incubator, the
expansion of art and performance activities at the airport, and possibly the
implementation of the Sustainable Santa Monica Center.

Enhance Public and Corporate Economic Development Efforts

Many of the concepts included in this briefing as potential elements of a future plan
consist of adopting strategies related to the economic development of the Santa Monica
community at large. These will be most effective if carried out in coordination with the
staff of and integrated with the continuing programs of the Economic Development
Division of the Department of Housing and Economic Development.

Cooperate with Regional and Local Transportation Agencies

Potential Improvements considered in the realms of circulation and traffic and transit
services are within the scopes of the missions of the Big Blue Bus, the Planning
Department, and the Department of Public Works and will need the collaboration of all of
them. Many would also require participation by other agencies as well and, in some cases,
would lie beyond the jurisdiction of Santa Monica agencies.

Complement the Sustainable Santa Monica Initiative

The Sustainable Santa Monica Center implements a proposal made several years ago in a
document prepared for the Office of Sustainability and the Environment about who
should play a central role in completing plans for the center. The clientele of the center, if
it were to be proposed, include residents of both Santa Monica and Los Angeles.
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Appendix A. Santa Monica Business Park

Santa Monica Business Park, located immediately north of SMO, is a business campus
consisting of 12 two- and three-story office buildings totaling approximately

1,000,000 square feet (building size of 1,068,478 square feet) with a conference center
and seven retail locations. The land and properties at the business park are both owned
and managed by Equity Office Management (EOM). Currently, 90 percent of the
businesses in the business park occupy sites that have ground leases, but EOM does offer
purchase options. Although there are major businesses and employers on the north side of
the airport, which is adjacent to the business park, current street patterns discourage
interaction between the businesses and the employees of occupants of the business park
with those who occupy the north side of the airport proper. Circulation between the
business park and the north side of the airport could be conceptualized in order to
encourage interaction and integrated functioning of the two adjacent centers of activity.

Appendix B. Bergamot Station

According to the LUCE report, Bergamot Station area will be transformed from past
industrial uses to a mixed-use transit village that can provide quality transitions in mass
and scale to adjacent residential neighborhoods to the north, east, and south. The
Bergamot Transit Village will support creative arts and entertainment jobs and wide
variety of housing and local-serving retail and services. A future city roadway grid will
be introduced to enhance connectivity for pedestrians, bicyclists, and vehicles. The goal
is to establish a village environment as the focus of community and neighborhood life.

Appendix C. Expo Line

According to the Wikipedia entry on the Expo Line,

The Metro Rail Exposition Corridor, Phase 2 (Expo Phase 2) is a mass-transit
project to extend the light-rail Expo corridor as part of the Los Angeles County
Metro Rail System. The corridor extension will connect Culver City to Santa
Monica, mostly along the Exposition Boulevard right-of-way. It extends the
corridor built by the Expo Phase 1 project. The project is sponsored by the Los
Angeles County Metropolitan Transportation Authority (known as METRO), and
is being implemented by the Exposition Metro Line Construction Authority (or
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Expo Authority). Skanska/Rados, a joint venture, is the design-build contractor.
Expo Phase 2 is expected to be completed in 2014 or 2015."

Within Santa Monica,

the Exposition Light Rail (Expo LRT) stations at Bergamot Station and in the
Downtown will increase pedestrian activity, modify traffic signal operations, and
change the pattern of bicycle, transit and vehicular traffic in these areas. In
August 2009, the City Council approved a contract to analyze circulation
alternatives to address the increased pedestrian presence at the Expo LRT
terminus station and the need to preserve travel time for transit on 4th Street. In
December 2009 and June 2010 the City Council approved contract amendments
to utilize the traffic operational analysis program called “VISSIM,” which is the
most effective means to address how train operations affect traffic circulation at
intersections in the Downtown street network. It has become clear that the
VISSIM tool needs to be employed over an expanded range of intersections
along the Expo line, including additional intersections within the Bergamot Area
Plan and the Downtown Specific Plan.'®

Appendix D. Successful Business Incubators

The development of an economic incubator in Santa Monica could benefit greatly from
using other successful incubators in the region as models. In this appendix, we present
some information taken from materials made available to RAND from several successful
incubators located in the Los Angeles region. The staffs of these incubators could be
contacted for further information and could become resources to those in Santa Monica
seeking to further develop this concept.

FAME

FAME Assistance Corporation supports economic development through
programs (business development, health, environmental services, housing, and
transportation) dedicated to improving the economic livelihood and quality of life
for families and individuals in the communities. FAME also serves as a hub for
South Central Los Angeles: multimedia, entertainment technology and related

15 “Expo Phase 2 (Los Angeles Metro),” 2011.
16 Fogarty, 2011.
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businesses, by supporting fledgling new media companies as they advance
through the various stages of business development.'’

FAME Renaissance is an economic development program within the FAME
Assistance Corporation (FAC). FAC is a non-profit 501(c)(3) corporation
affiliated with the 19,000 member First African Methodist Episcopal Church of
Los Angeles (FAME)."

Business Technology Center

The BTC is “dedicated to the development of high technology firms through business

management assistance, technical assistance, and the coordination of available financial
resources. The BTC is presently focused on companies transferring and commercializing

technologies from Federal Laboratories and Universities.”'”

Business Technology Center of Los Angeles County (BTC) is one of the largest
technology incubators in California. The BTC is a project of the Community
Development Commission of the County of Los Angeles.

The Business Technology Center is an innovative award winning project that
opened in October 1998.%°

Located just 2 miles from the world famous Jet Propulsion Laboratory in
Pasadena and close to the prestigious California Institute of Technology, the BTC
houses companies with specialties such as software development, bio-infomatics,
cutting edge sensors and the commercialization of Federal laboratory
technologies.”

7 FAME Corporations, undated.
'8 FAME Corporations, undated.
19

BTC, undated.
20 BTC, undated.

21 BTC, undated.
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Pasadena Enterprise Center

The Pasadena Enterprise Center was founded in 1987 as a private, nonprofit
corporation.” The center,

via its Business Incubator Program, encourages and facilitates the development
of new and existing businesses, fostering local economic development and job
creation. The Pasadena Enterprise Center facility located in Northwest Pasadena
occupies a 15,000 square-foot, two-story building where a number of businesses
operate. Incubator participants can operate in an environment where small
businesses can share experiences and conduct business with one another, thereby
reducing the risks involved in business start-up, access to affordable office rent,
gain access to facility fax & color copier, unlimited use of conference

rooms, referrals to in-house or outside seminars and technical assistance.”

Center for Training, Technology and Incubation

The Center for Training, Technology and Incubation (CTTi) provides a select
group of emerging technology companies with the opportunity to be part of a
nurturing environment that accelerates successful growth. CTTi accomplishes
this by offering early stage companies resources available to mature companies
and allowing them to selectively access the resources as the need arises. CTTi
clients work in an environment that fosters communication among entrepreneurs;
facilitates collaborations with Cal Poly Pomona [California State Polytechnic
University, Pomona] researchers and students; and offers office, R&D [research
and development], wet lab and light industrial space designed to expand with
company growth. By design, CTTi helps mitigate many of the greatest challenges
faced by emerging companies whether as a resident or affiliate.**

Momentum Biosciences

Momentum Biosciences is a

*2 pasadena Enterprise Center, undated.
23 .
Pasadena Enterprise Center, undated.

24 CTTi, undated.



private business advisory group committed to accelerating the transfer of new
technologies from the laboratory to the commercial environment. Born out of the
frustration of [Los Angeles]-based inventions moving to the more established
biotech hubs of San Francisco and San Diego, UCLA and Caltech [California
Institute of Technology] faculty banded together to create a local home for
entrepreneurial academics and their new ideas. To date, Momentum has housed
over 10 companies in a variety of life and physical science disciplines, helping
build the biotech economy of Los Angeles.”

Located in Culver City, California, Momentum Biosciences’ 6,500-square-foot facility
provides

laboratory space and support for start-up ventures interested in moving their
technology from academia to industry. We understand that a typical biotech
company will spend approximately $1.5 million in the first year, with the
majority of that valuable capital going towards infrastructure. We take this
burden off early stage companies by providing a comprehensive wet lab facility
with shared office and meeting space, allowing scientists to focus time and
resources on proof-of-concept and product development.*

UCLA On-Campus Technology Incubator at the California NanoSystems
Institute (CNSI)

The UCLA on-campus Technology Incubation Program at CNSI is “an innovative
resource with a mission to help accelerate the growth of entrepreneurial start-up
companies and early stage technology research projects that originate at UCLA.”*” The
CNSI Incubator Space provides 2,000 square feet of flexible lab space dedicated to
housing eight to ten early-stage incubation projects on a short-term basis with the goal of
forming start-up companies to be spun out (proposals and applications for incubation
space are now being considered for the Incubation Space, which opened in March
2009).%*

2 Momentum Biosciences, undated.
26 .

Momentum Biosciences, undated.
27

CNSI, undated.
28

CNSI, undated.
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Located in the brand new 188,000 sq. ft. CNSI building at UCLA, this incubation
space gives start-ups direct access to seven state-of-the-art core lab facilities,
including training and in-house technical expertise in such areas as high-
throughput analysis, clean room lithography, and a wide array of instrumentation
including transmission electron microscopes, high resolution optical microscopes,
and atomic force microscopes. Additional amenities include a 260-seat state of
the art theater, conference and interaction rooms with wireless internet access.”’

Idealab

Idealab is a business incubator based in Pasadena, California.’® Idealab was started by
Bill Gross in 1996, to

create and operate pioneering technology companies. The structure of Idealab has
allowed us to test many ideas at once and turn the best of them into companies,
attracting the human and financial capital necessary to bring them to market.’'

Idealab continues to

explore a range of technology frontiers. New models for improving the search
experience are at the core of several companies currently growing inside of
Idealab. Moving beyond the Internet, we have spawned companies with
breakthrough technologies in robotics, renewable energy and automotive design
and production among others. Idealab also continues to partner with leading
venture capital firms and other strategic investors to provide the resources to
maximize the potential of these companies.*

In addition to capital, Idealab provides

a full range of resources to infuse start-ups with the support they need to rapidly
introduce innovative products and services. Resources include office space and
the accompanying office services, development and technology, product and

29 CNSI, undated.
30 “Idealab,” 2011.
31

Idealab, undated.

32 Idealab, undated.
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graphic design, marketing, financial advice, human resources, competitive
research, legal, accounting and business development support and services. In
addition, Idealab provides advice on strategy, branding and corporate structure.”

Appendix E. Arts and Cultural Activities Currently Located at the Airport

According to its website, Santa Monica Art Studios (3026 Airport Avenue)

is a 22,000 square foot hangar where artists work in private studio spaces and can
participate in classes, lectures, and exhibitions and take advantage of discussion
critique and collaboration. An integrated and vibrant community of artists, it was
[founded by artist] Yossi Govrin.**

The founding followed a period of time during which

a study commissioned by the City of Santa Monica documented that more than
half the artist studios in the city had been eliminated in a three-month period
while the report was being finalized. . . . Govrin approached the city of Santa
Monica in 2000 and was awarded the project in early 2001. With partner Sherry
Frumkin who has owned a gallery in Santa Monica for the past 14 years, the
project was approved for construction in December 2003 [and was completed in
October 2004]. As part of the project, 2400 square feet were dedicated for
ARENA 1 Gallery, an exhibition space [that mounts exhibits curated by both
local and outside individuals and organizations]. Designed by Villya Karalius,
with concept design by Tanja Rector and construction by Uri Mizrachi of AVI,
the interior takes full advantage of the soaring airplane hangar roofline. Skylights
and a Plexiglas opening cut around the entire building allow light to pour in at all
angles. Twelve foot white walls [were added to accept exhibits, while an]
exposed metal structure [remains as background].*

Studio artists may participate in classes, lectures, exhibitions and take part in
formal and informal discussion, critique and collaboration. Our annual Open
Studios event brings thousands of visitors. Artists open their studios during the
year to museum groups and arts organizations. Local school children visit our

33 Idealab, undated.
3* Santa Monica Art Studios, undated.

3% Santa Monica Art Studios, undated.
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exhibitions and work with studio artists to create their own artwork. Each studio
is equipped with wireless internet connection.*

Santa Monica College Airport Arts Campus (2800 Airport Ave) and Bundy Campus are
located on the Airport Avenue. Each year, 20 or more artists participate in SMC’s Art
Mentor Program. The exhibition in ARENA 1 Gallery at SMO is an important annual
event in the college’s mentoring program.’’

36 Santa Monica Art Studios, undated.

37 Quick, 2006.
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