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W e are all e are all 
fami l iar fami l iar 
w i t h w i t h 

G o o g l e ’ s G o o g l e ’ s 
fabulous office fabulous office 
spaces featuring spaces featuring 
m o d e r n m o d e r n 
i n t e r i o r s , i n t e r i o r s , 
gourmet coffee gourmet coffee 
bars, pool tables bars, pool tables 
and communal and communal 
work spaces. But work spaces. But 
creative office creative office 
space isn’t just space isn’t just 
for the technical for the technical 
and creative and creative 

industries anymore.  The “standard” industries anymore.  The “standard” 
office layout increasingly has smaller office layout increasingly has smaller 
office sizes and fewer cubicles, office sizes and fewer cubicles, 
emphasizing collaborative work spaces.  emphasizing collaborative work spaces.  
The change in the physical layout of The change in the physical layout of 
office space largely results from changes office space largely results from changes 
in working patterns. Internet-driven in working patterns. Internet-driven 
mobility means that we can work at the mobility means that we can work at the 
office, at home, or on the go.  Flexible office, at home, or on the go.  Flexible 
work schedules reflect employees’ work schedules reflect employees’ 
desires and the rise of telecommuting.  desires and the rise of telecommuting.  
We also work differently with our We also work differently with our 
colleagues when we’re in the office; colleagues when we’re in the office; 
employers are placing more emphasis on employers are placing more emphasis on 
the collaborative process, discovering the collaborative process, discovering 
that it creates greater productivity and that it creates greater productivity and 
happier workers.  happier workers.  
Taken together with the desire to cut Taken together with the desire to cut 
costs, office space is changing both costs, office space is changing both 
in size and configuration. CoreNet in size and configuration. CoreNet 
Global, an Atlanta-based association Global, an Atlanta-based association 
for corporate real estate professionals, for corporate real estate professionals, 
estimates that office space per person estimates that office space per person 
will drop nearly 22 percent by 2017.   In will drop nearly 22 percent by 2017.   In 
2010 the average workspace per worker 2010 the average workspace per worker 
was 225 square feet; in 2012 it was 176 was 225 square feet; in 2012 it was 176 

square feet; in 5 years it is projected to square feet; in 5 years it is projected to 
fall below 100 square feet.fall below 100 square feet.
Well known in Silicon Valley, and now Well known in Silicon Valley, and now 
present in the “Silicon Beach” area of present in the “Silicon Beach” area of 
Santa Monica/Venice on the Westside Santa Monica/Venice on the Westside 
of Los Angeles, these new approaches of Los Angeles, these new approaches 
are spreading to some large law firms are spreading to some large law firms 
and other well-established downtown and other well-established downtown 
businesses.businesses.
Investors and operators trying to satisfy Investors and operators trying to satisfy 
these changing needs will confront these changing needs will confront 
issues regarding parking requirements, issues regarding parking requirements, 
“use” and other lease clauses, building “use” and other lease clauses, building 
system capacities, and construction of system capacities, and construction of 
tenant improvements.  tenant improvements.  

Parking RequirementsParking Requirements
A typical municipal code’s “one size A typical municipal code’s “one size 
fits all” parking standard is outdated fits all” parking standard is outdated 
and doesn’t account for the new trends and doesn’t account for the new trends 
in office layouts, work schedules and in office layouts, work schedules and 
uses.  A fixeduses.  A fixed “one space per 500  “one space per 500 
square feet” ratio doesn’t efficiently square feet” ratio doesn’t efficiently 
harmonize parking capacity with newly harmonize parking capacity with newly 
complex variances in parking demand.  complex variances in parking demand.  
Greater parking demand results from Greater parking demand results from 
the integration of more workers into the integration of more workers into 
smaller office spaces, while reduced smaller office spaces, while reduced 
parking demand reflects flexible parking demand reflects flexible 
work schedwork schedules, telecommuting and ules, telecommuting and 
increased use of public transportation.  increased use of public transportation.  
Some municipal codes allow for shared Some municipal codes allow for shared 
parking orparking or parking reductions if an  parking reductions if an 
office is located in an urban area or office is located in an urban area or 
close to transit, but often special close to transit, but often special 
approvals are required. Further, many approvals are required. Further, many 
municipalities are moving towards municipalities are moving towards 
parking maximums in more urban areas parking maximums in more urban areas 
to encourage public transit ridership, to encourage public transit ridership, 
carpooling, biking and walking.  With carpooling, biking and walking.  With 

municipal codes varying depending on municipal codes varying depending on 
thethe jurisdiction, the key is to be sure  jurisdiction, the key is to be sure 
local regulations are reviewed in order local regulations are reviewed in order 
to understand limits, options and any to understand limits, options and any 
required aprequired approvals for parking.  For provals for parking.  For 
example:example:
Look for parking maximums, in-lieu Look for parking maximums, in-lieu 
fees reduction in fees reduction in parking for locations parking for locations 
near transit, and shared parking options.  near transit, and shared parking options.  
Assess employees’ and clients’ specific Assess employees’ and clients’ specific 
parking patterns and needs; consider parking patterns and needs; consider 
whether reductions are possible, whether reductions are possible, 
including implementation of a transit including implementation of a transit 
demand management program that demand management program that 
incentivizes carpoolers and public incentivizes carpoolers and public 
transportation. transportation. 
Consider whether you can reduce Consider whether you can reduce 
your parking needs.  Many businesses your parking needs.  Many businesses 

Continued.

By Steven P. Heller, Esq.  
and Elisa L. Paster, Esq.

The Changing Face of Office Space: The Changing Face of Office Space: 
Leasing and Land Use Issues and ImplicationsLeasing and Land Use Issues and Implications

Elisa L. Paster is an 
associate at Gilchrist & 
Rutter in Santa Monica, 
Calif.  Her practice focuses 
on all aspects of land use 
entitlement 
and litigation, with a 
particular emphasis 
on CEQA compliance.  
Contact her at 
epaster@gilchristrutter.com.

Steven P. Heller is a partner 
at Gilchrist & Rutter in Santa 
Monica, Calif.  His practice 
focuses on commercial 
leasing and also handles 
other commercial real estate 
transactions, including sales/
acquisitions, fi nancing and 
development. Contact him at 
sheller@gilchristrutter.com.

Kitchen and collaborative 
work space of Cuningham 
Group’s newest offi ce in 
Culver City, CA.



Gilchrist & Rutter Gilchrist & Rutter 1299 Ocean Ave, Suite 900, Santa Monica CA 90401, phone (310) 393-4000, fax (310) 394-4700, www.gilchristrutter.com

implement a transit implement a transit 
demand management demand management 
(TDM) program, often (TDM) program, often 
required by a municipality, required by a municipality, 
to reduce parking demand to reduce parking demand 
by encouraging employees by encouraging employees 
to take transit, car pool, to take transit, car pool, 
bike, or walk.  Parking bike, or walk.  Parking 
is expensive, whether is expensive, whether 
leased from a landlord, leased from a landlord, 
paid for by employees, paid for by employees, 
or constructed as part of or constructed as part of 
a development.  A TDM a development.  A TDM 
program involves strategies program involves strategies 
such as offering prime such as offering prime 
parking for carpoolers, parking for carpoolers, 
offering monthly public offering monthly public 
transportation passes to transportation passes to 
employees, and allowing employees, and allowing 
flexible work schedules.  flexible work schedules.  
Work with traffic engineers, attorneys Work with traffic engineers, attorneys 
and planners to satisfy municipal and planners to satisfy municipal 
agencies and to obtain any required agencies and to obtain any required 
approvals; ideally, your consultants approvals; ideally, your consultants 
should have experience in the particular should have experience in the particular 
jurisdiction where your property is jurisdiction where your property is 
located. located. 

Leasing / Property ManagementLeasing / Property Management

A change in the use of office space will A change in the use of office space will 
also require analysis of use provisions in also require analysis of use provisions in 
existing leases.  Standard office leases existing leases.  Standard office leases 
often restrict the number of occupants, often restrict the number of occupants, 
prohibit intensive uses or require prohibit intensive uses or require 
first-class uses.  Because of this, it is first-class uses.  Because of this, it is 
important to have an attorney review important to have an attorney review 
existing lease provisions to ensure that existing lease provisions to ensure that 
prospective tenants using collaborative prospective tenants using collaborative 
space approaches do not create a lease space approaches do not create a lease 
violation.  Existing tenants may object violation.  Existing tenants may object 
to more intensive use and occupancy to more intensive use and occupancy 
of office space and point to its lease of office space and point to its lease 
provisions to support their claims against provisions to support their claims against 
the change in use for other building the change in use for other building 
occupants.  Generally speaking, the occupants.  Generally speaking, the 
concept of what a first-class building is concept of what a first-class building is 
will be re-visited as office layouts and will be re-visited as office layouts and 
uses continue to evolve.uses continue to evolve.
Greater occupant density also increases Greater occupant density also increases 
demand on building services, such demand on building services, such 
as security, and on building systems, as security, and on building systems, 
such as elevators and air conditioning.  such as elevators and air conditioning.  

improvement allowance improvement allowance 
– especially for a startup – especially for a startup 
or other new business or other new business 
whose long term viability whose long term viability 
is queis questionable (i.e., is stionable (i.e., is 
there enough stable lease there enough stable lease 
term expected to occur term expected to occur 
to amortize the landlord’s to amortize the landlord’s 
investment?).investment?).
You can sometimes avoid You can sometimes avoid 
costly future tenant costly future tenant 
improvements by getting improvements by getting 
the right furniture.  The the right furniture.  The 
optimum office space optimum office space 
for your business may for your business may 
be a work in progress, be a work in progress, 
especially if you are especially if you are 

moving from the cubicle moving from the cubicle 
model to the collaboration model to the collaboration 

model. Modular or flexible office model. Modular or flexible office 
furniture can sometimes be substituted furniture can sometimes be substituted 
for costly future tenant improvements for costly future tenant improvements 
while still allowing the tenant to while still allowing the tenant to 
reconfigure its space as desired. The reconfigure its space as desired. The 
right office furniture system can create right office furniture system can create 
private spaces or open meeting areas private spaces or open meeting areas 
with a little rejiggering. No approvals with a little rejiggering. No approvals 
necessary.  necessary.  

Due Diligence for InvestorsDue Diligence for Investors

Potential investors in office buildings Potential investors in office buildings 
need to consider all of these issues as need to consider all of these issues as 
part of their due diligence in purchasing part of their due diligence in purchasing 
a property. Even if Wall Street firms are a property. Even if Wall Street firms are 
not installing ping pong tables, these new not installing ping pong tables, these new 
changes pervade the most active current changes pervade the most active current 
office markets.  Potential investors need office markets.  Potential investors need 
to add to their due diligence checklist to add to their due diligence checklist 
the review of land use issues, such as the review of land use issues, such as 
parking needs and legal requirements; parking needs and legal requirements; 
leasing provisions affecting density; leasing provisions affecting density; 
use and costs for building systems and use and costs for building systems and 
services; and tenant improvements and services; and tenant improvements and 
their implications. their implications. 
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The Changing Face of Offi ce Space continued

This heavier burden not only creates This heavier burden not only creates 
engineering challenges, but also could engineering challenges, but also could 
create conflict between building create conflict between building 
tenants because standard cost-sharing tenants because standard cost-sharing 
arrangements are based on square arrangements are based on square 
footage, not numbers of occupants and footage, not numbers of occupants and 
intensity of use.  Review your building’s intensity of use.  Review your building’s 
capacities, as well as pertinent lease capacities, as well as pertinent lease 
“use” provisions, before permitting “use” provisions, before permitting 
substantially greater numbers of substantially greater numbers of 
employees that could create engineering employees that could create engineering 
problems or conflicts under tenant problems or conflicts under tenant 
leases.leases.

Tenant ImprovementsTenant Improvements

New officeNew office uses may require a new  uses may require a new 
and often dramatically different and often dramatically different 
layout, including eliminating cubicles layout, including eliminating cubicles 
and closed door offices and updating and closed door offices and updating 
technology.  Make sure you understand technology.  Make sure you understand 
the cost of upgrading your space for the the cost of upgrading your space for the 
proposed use.  Architects need to know proposed use.  Architects need to know 
how the space whow the space will be used and how ill be used and how 
many people will be occupying it.  many people will be occupying it.  
NontradiNontraditional build-outs can also be tional build-outs can also be 
risky for the landlord because, unlike risky for the landlord because, unlike 
a standard build-out, it is less likely a standard build-out, it is less likely 
that the succeeding tenant will want that the succeeding tenant will want 
to reuse the space.  The landlord will to reuse the space.  The landlord will 
think twice about approving unusual think twice about approving unusual 
improvements, let alone contributing its improvements, let alone contributing its 
own money to them, through a tenant own money to them, through a tenant 

Free-standing conference room amid open-fl oor plan designed by architectural fi rm Cuningham 
Group for their Culver City offi ce.


