
Tectonics California’s tectonic plates continually undergo metamorphic processes to create enviably 
vibrant landscapes. “Tectonics” accretes disparate fragments of Los Angeles’ neighborhoods, cul-
tures, and habitats into a striking new epicenter of planar surfaces and rich veins of connectivity.

Situated at the physical and hy-
drologic heart of Los Angeles, 
“Tectonics” creates critical link-
ages between isolated neigh-
borhoods and habitats. Existing 
conditions reflect a dearth of 
green space and of community 
connectivity. Spurring growth 
within quarter-mile-radius 
neighborhood units becomes 
the focal point of this analysis. 
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Bioretention Basins
·   Red-winged blackbird: 1/8 acre 
territory, marsh vegetation (cattail, 
bulrush), parks, fields, roadside 
ditches, adaptable, abundant
·   Common Yellowthroat: 1.2-2.3ac 
territory, dense low vegeta-
tion (mustard, giant coreopsis), 
marshes, thickets, shrubs
·   Yellow Warbler: Wet deciduous 
thickets
·   Willow Flycatcher: Willow 
thickets
·   Song Sparrow: Riparian thickets, 
nests in grasses near water and 
vegetated cover, stays within 10m 
of cover

LA River Greenway Plant Palette
·   Coast Live Oak (Quercus agrifolia)
·   Sycamore (Platanus racemosa)
·   California Bay (Umbellularia california)
·   Willows (Salix spp.)
·   Native Bunchgrass (Stipa spp.)

Community Garden Birds
·   Yellow-breasted Chat: Raspberry, grape-
vine, cedar, blackberry, rose, honeysuckle, 
no closed tree canopy, colonizes small 
patches, 2m nest height 
·   Anna’s Hummingbird: urban domestic 
landscapes, bright tubular flowers 0-30m, 
riparian woodlands
·   Barn Swallow: Nests under overhangs 
(bridges, roofs), needs mud for nests

Future Bird Habitat 
·   Belted Kingfisher: Running water 
not overgrown (ditches, earthen 
banks), needs fish, good water 
quality
·   Bell’s Vireo: dense riparian vegeta-
tion, endangered indicator species
·   Steelhead Trout:   ½-3” diameter 
gravel <2ft depth, clear cool flow 
(<70F), vegetated cover
·   Red-Legged Frog: Permanent 
riparian habitat, deep pools (<70cm 
depth), dense vegetation (cattail, 
bulrush)

Paredon Blanco Apartments
Unit Breakdown Number Sq Ft Rent Level
40% AMI 1 BR 12 600 454$
40% AMI 2 BR 27 800 546$
40% AMI 3 BR 17 1000 630$
50% AMI 1 BR 28 600 649$
50% AMI 2 BR 63 800 780$
50% AMI 3 BR 40 1000 900$
60% AMI (Manager Unit) 1 900 N/A
Total 188 153,900

Parking Spaces 235

Ground Floor Retail 9,000 $1.65 / sq ft / mo.

The Pardon Blanco Apartments have been designed to provide high-quality 
a�ordable housing with easy access to transit.  It is especially appealing to families, 
with 30% of the units featuring 3 bedrooms with schools and community services 
located nearby.  There are 188 rental apartments, all a�ordable for families earning at 
or below 40% and 50% of Area Median Income (restricted for 55 years).  
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Paredon Blanco Properties Overview
Product Sq Ft Number A�ordable AMI Level
Condo 121,175 140 28 (20%) (50% & 80% AMI)
Rental 153,900 188 188 (100%) (40% and 50% AMI)
Retail 43,175

Parking Spaces 487

General Assumptions
Land 80.00$ per Sq Ft
Infrastructure $50,000 per unit
Structured/Underground Parking $30,000 per space
Construction Cost $150 / $150 / $80 per Sq Ft (Condo / Apt. / Retail)
Construction Interest 2.5% / 1.64% / 2.5% of Total Cost (Condo / Apt. / Retail)
Construction Loan 9.8% / 2.25% / 2.25% of Total Cost (Condo / Apt. / Retail)
Soft Cost 14% / 5% / 4% of Total Cost (Condo / Apt. / Retail)
Selling Commission 4% of Costs

Paredon Blanco is a mixed-use project that provides ownership and rental housing with retail amenities at 
Mariachi Plaza Metro Station.  The Paredon Blanco Apartments (located on the southwest corner of East 1st 
Stree and Boyle Ave) and the Paredon Blanco Condominiums (located just northeast of Mariachi Plaza) will be 
develped simultaneously, pending MTA's completion of the station and vacation of its construction sites.

Paredon Blanco Condominiums
Unit Breakdown Number Sq Ft Sales Price Annual Income Limits
1 br 40 600 435,000$ N/A
2 br 56 800 495,000$ N/A
3 br 16 1,000 555,000$ N/A
1 br 50% AMI 6 550 355,768$ $27,700 (family of 2)
2 br 50% AMI 6 750 103,844$ $31,200 (family of 3)
3 br 50% AMI 3 1,000 166,263$ $34,650 (family of 4)
1 br 80% AMI 5 550 129,898$ $44,350 (family of 2)
2 br 80% AMI 6 750 207,875$ $49,900 (family of 3)
3 br 80% AMI 3 1,000 116,965$ $55,450 (family of 4)
Total 140 121,752

Parking Spaces 252

Ground Floor Retail* 34,175 $1.66 / sq ft / mo.
Includes 5,000 sq ft for the Neighborhood Music School, discounted at $1.15/sq ft/mo.

Paredon Blanco Condominiums are designed to attract homebuyers who desire high quality transit 
access and a no fuss condo lifestyle.  It consists of 140 for-sale units, 29 of which have been set 
aside for buyers earning 50% and 80% of Area Median Income (restricted for 45 years). 
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Paredon Blanco Condominiums

Contruction Month 1 Month 2 Month 3 Month 4 Month 5 Month 6 Month 7 Month 8 Month 9 Month 10 Month 11 Month 12 Month 13 Month 14 Month 15 Month 16
Number of Sales
1 br 0 4 4 4 4 4 4 4 4 4 4 4 4 0 0 0 0
2 br 0 4 4 4 4 4 4 4 4 4 4 4 4 4 4 4 4
3 br 0 3 3 3 3 3 3 3 1 0 0 0 0 0 0 0 0
Total Sales 0 11 11 11 11 11 11 11 9 8 8 8 8 4 4 4 4
Cumulative
1 br 0 4 8 12 16 20 24 28 32 36 40 44 48 48 48 48 48
2 br 0 4 8 12 16 20 24 28 32 36 40 44 48 52 56 60 64
3 br 0 3 6 9 12 15 18 21 22 22 22 22 22 22 22 22 22
Total Cumulative 0 11 22 33 44 55 66 77 86 94 102 110 118 122 126 130 134
Before Tax Gain on Sale
Gross Sales $0 $4,720,086 $4,720,086 $4,720,086 $4,720,086 $4,720,086 $4,720,086 $4,720,086 $3,835,570 $3,393,312 $3,393,312 $3,393,312 $3,393,312 $1,827,960 $1,827,960 $1,827,960 $1,750,722
Selling Expenses $0 ($188,803) ($188,803) ($188,803) ($188,803) ($188,803) ($188,803) ($188,803) ($153,423) ($135,732) ($135,732) ($135,732) ($135,732) ($73,118) ($73,118) ($73,118) ($70,029)
Net Sales Price $0 $4,531,283 $4,531,283 $4,531,283 $4,531,283 $4,531,283 $4,531,283 $4,531,283 $3,682,147 $3,257,580 $3,257,580 $3,257,580 $3,257,580 $1,754,842 $1,754,842 $1,754,842 $1,680,693
Mortgage Retirement (with 1.1 release rate) $0 ($2,974,879) ($2,974,879) ($2,974,879) ($2,974,879) ($2,974,879) ($2,974,879) ($2,974,879) ($2,283,046) ($1,937,130) ($1,937,130) ($1,937,130) ($1,937,130) ($1,106,932) ($1,106,932) ($247,827) $0
BTC on Sale $0 $1,556,404 $1,556,404 $1,556,404 $1,556,404 $1,556,404 $1,556,404 $1,556,404 $1,399,101 $1,320,449 $1,320,449 $1,320,449 $1,320,449 $647,910 $647,910 $1,507,015 $1,680,693

At Gain on Sale
Total Tax on Gain $0 ($494,498) ($486,742) ($479,114) ($471,649) ($464,392) ($457,409) ($450,795) ($423,372) ($408,864) ($405,183) ($401,988) ($399,525) ($184,233) ($183,626) ($183,176) ($152,880)
Before Tax Proceeds $0 $1,556,404 $1,556,404 $1,556,404 $1,556,404 $1,556,404 $1,556,404 $1,556,404 $1,399,101 $1,320,449 $1,320,449 $1,320,449 $1,320,449 $647,910 $647,910 $1,507,015 $1,680,693
Homeowner Dues Paid by Developer ($10,080) ($9,240) ($8,400) ($7,560) ($6,720) ($5,880) ($5,040) ($4,200) ($14,000) ($12,040) ($10,080) ($8,120) ($6,160) ($5,040) ($3,920) ($2,800)
After Tax Proceeds on Sale $0 $1,061,906 $1,069,662 $1,077,290 $1,084,755 $1,092,012 $1,098,995 $1,105,609 $975,729 $911,585 $915,266 $918,461 $920,924 $463,677 $464,284 $1,323,839 $1,527,813

Overall Cash Flows & Profitability

2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019
Year -1 Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Affordable Rentals & Retail $0 ($3,454,454) $833,889 $917,451 $948,486 $962,405 $976,554 $990,925 $1,005,511 $999,165 $1,014,155 $1,029,331
Condo Sales ($9,664,217) ($994,405) $12,232,195 $6,072,234

Combined ($9,664,217) ($4,448,859) $13,066,084 $6,989,685 $948,486 $962,405 $976,554 $990,925 $1,005,511 $999,165 $1,014,155 $1,029,331

IRR 26.4%

Summary of Paredon Blanco Apartment Financing Structure
Sources Financing Share Per Unit Subsidy
Low Income Housing Tax Credit Syndication $23,298,727 39% $123,929
City Redevelopment Area Loan $12,276,756 21% $65,302
Cal Multifamily Housing Program Loan $10,000,000 17% $53,191
Permanent Res. Bond $6,412,315 11% $34,108
Los Angeles Housing Trust Fund $3,500,000 6% $18,617
Permanent Retail Loan $1,540,868 3%
CDBG Funds $1,000,000 2% $5,319
Affordable Housing Program Funding $935,000 2% $4,973
Cal Housing and Community Devel Predevelopment Loan $800,000 1% $4,255
Developer Loan (from fee) $62,003 0%
Total $59,825,668 100% $309,696

Uses
Land (65,968 Sq Ft @ $80) ($5,277,440)
Predevelopment ($4,329,212)
Construction ($43,543,378)
Constuction Period Soft Costs ($3,786,966)
Finance Costs ($1,158,673)
Other Costs ($80,000)
Developer Fee ($1,650,000)
Total ($59,825,668)

Paredon Blanco Apartments & Retail

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Residential Rents $1,534,248 $1,572,604 $1,611,919 $1,652,217 $1,693,523 $1,735,861 $1,779,257 $1,823,739 $1,869,332 $1,916,066
Less Residential Vacancy ($153,425) ($78,630) ($80,596) ($82,611) ($84,676) ($86,793) ($88,963) ($91,187) ($93,467) ($95,803)
Commercial Rents $859,875 $894,270 $930,041 $967,242 $1,005,932 $1,046,169 $1,088,016 $1,131,537 $1,176,798 $1,223,870
Less Commercial Vacancy ($180,885) ($37,624) ($39,129) ($40,694) ($42,322) ($44,015) ($45,775) ($47,606) ($49,511) ($51,491)
Effective Gross Income $2,080,117 $2,371,432 $2,443,567 $2,518,020 $2,594,869 $2,674,194 $2,756,082 $2,840,617 $2,927,892 $3,017,998
Less Residential Expenses ($902,400) ($938,496) ($976,036) ($1,015,077) ($1,055,680) ($1,097,908) ($1,141,824) ($1,187,497) ($1,234,997) ($1,284,397)
Less Retail Expenses ($111,161) ($115,608) ($120,232) ($125,041) ($130,043) ($135,245) ($140,654) ($146,281) ($152,132) ($158,217)
Net Operating Income $1,112,407 $1,367,269 $1,401,494 $1,436,520 $1,472,365 $1,509,046 $1,546,584 $1,584,995 $1,624,301 $1,664,520
Less Residential Debt Services ($425,907) ($425,907) ($425,907) ($425,907) ($425,907) ($425,907) ($425,907) ($425,907) ($425,907) ($425,907)
Less Retail Debt Service ($593,781) ($593,781) ($593,781) ($593,781) ($593,781) ($593,781) ($593,781) ($593,781) ($593,781) ($593,781)
Less Operating Reserve Draw $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Less GP Management Fee $0 ($10,000) ($10,000) ($10,000) ($10,000) ($10,000) ($10,000) ($10,000) ($10,000) ($10,000)
Less LP Incentive Fee $0 ($24,956) ($57,065) ($60,422) ($63,622) ($66,651) ($69,496) ($72,141) ($74,571) ($76,768)
BTCF (Cash Throw-off) $85,209 $245,410 $304,742 $336,411 $369,056 $402,708 $437,400 $473,167 $510,043 $548,064
Plus Tax Shelter to LP $748,679 $672,042 $643,744 $625,994 $607,498 $588,216 $568,110 $525,998 $504,112 $481,266
After Tax Cash Flow $833,889 $917,451 $948,486 $962,405 $976,554 $990,925 $1,005,511 $999,165 $1,014,155 $1,029,331

Paredon Blanco 
Apartments is a 
100% affordable 
project, financed in 
part by 4% Low 
Income Housing 
Tax Credits, the 
Adalante 
Community 
Redevelopment 
Area (CRA), and 
California's 
Multifamily 
Housing Loan 
program.
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Less Residential Vacancy ($153,425) ($78,630) ($80,596) ($82,611) ($84,676) ($86,793) ($88,963) ($91,187) ($93,467) ($95,803)
Commercial Rents $859,875 $894,270 $930,041 $967,242 $1,005,932 $1,046,169 $1,088,016 $1,131,537 $1,176,798 $1,223,870
Less Commercial Vacancy ($180,885) ($37,624) ($39,129) ($40,694) ($42,322) ($44,015) ($45,775) ($47,606) ($49,511) ($51,491)
Effective Gross Income $2,080,117 $2,371,432 $2,443,567 $2,518,020 $2,594,869 $2,674,194 $2,756,082 $2,840,617 $2,927,892 $3,017,998
Less Residential Expenses ($902,400) ($938,496) ($976,036) ($1,015,077) ($1,055,680) ($1,097,908) ($1,141,824) ($1,187,497) ($1,234,997) ($1,284,397)
Less Retail Expenses ($111,161) ($115,608) ($120,232) ($125,041) ($130,043) ($135,245) ($140,654) ($146,281) ($152,132) ($158,217)
Net Operating Income $1,112,407 $1,367,269 $1,401,494 $1,436,520 $1,472,365 $1,509,046 $1,546,584 $1,584,995 $1,624,301 $1,664,520
Less Residential Debt Services ($425,907) ($425,907) ($425,907) ($425,907) ($425,907) ($425,907) ($425,907) ($425,907) ($425,907) ($425,907)
Less Retail Debt Service ($593,781) ($593,781) ($593,781) ($593,781) ($593,781) ($593,781) ($593,781) ($593,781) ($593,781) ($593,781)
Less Operating Reserve Draw $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Less GP Management Fee $0 ($10,000) ($10,000) ($10,000) ($10,000) ($10,000) ($10,000) ($10,000) ($10,000) ($10,000)
Less LP Incentive Fee $0 ($24,956) ($57,065) ($60,422) ($63,622) ($66,651) ($69,496) ($72,141) ($74,571) ($76,768)
BTCF (Cash Throw-off) $85,209 $245,410 $304,742 $336,411 $369,056 $402,708 $437,400 $473,167 $510,043 $548,064
Plus Tax Shelter to LP $748,679 $672,042 $643,744 $625,994 $607,498 $588,216 $568,110 $525,998 $504,112 $481,266
After Tax Cash Flow $833,889 $917,451 $948,486 $962,405 $976,554 $990,925 $1,005,511 $999,165 $1,014,155 $1,029,331

Paredon Blanco 
Apartments is a 
100% affordable 
project, financed in 
part by 4% Low 
Income Housing 
Tax Credits, the 
Adalante 
Community 
Redevelopment 
Area (CRA), and 
California's 
Multifamily 
Housing Loan 
program.

Paredon Blanco Apartments & Retail Cumulative @

Year 1 Year 10
Residential Rents $1,534,248 $17,188,766
Less Residential Vacancy ($153,425) ($936,151)
Commercial Rents $859,875 $10,323,751
Less Commercial Vacancy ($180,885) ($579,053)
Effective Gross Income $2,080,117 $26,224,787
Less Residential Expenses ($902,400) ($10,834,311)
Less Retail Expenses ($111,161) ($1,334,614)
Net Operating Income $1,112,407 $14,719,502
Less Residential Debt Services ($425,907) ($4,259,065)
Less Retail Debt Service ($593,781) ($5,937,806)
Less Operating Reserve Draw $0 $0
Less GP Management Fee $0 ($90,000)
Less LP Incentive Fee $0 ($565,692)
BTCF (Cash Throw-off) $85,209 $3,712,211
Plus Tax Shelter to LP $748,679 $5,965,659
After Tax Cash Flow $833,889 $9,677,870

Paredon Blanco Condominiums Cumulative @

Contruction Month 1 Month 18
Number of Sales
1 br 0 4 0
2 br 0 4 2
3 br 0 3 0
Total Sales 0 11 2
Cumulative
1 br 0 4 48
2 br 0 4 70
3 br 0 3 22
Total Cumulative 0 11 140
Before Tax Gain on Sale
Gross Sales $0 $4,720,086 $60,310,105
Selling Expenses $0 ($188,803) ($2,412,404)
Net Sales Price $0 $4,531,283 $57,897,701
Mortgage Retirement (with 1.1 release rate) $0 ($2,974,879) ($33,317,408)
BTC on Sale $0 $1,556,404 $24,580,292

$0
At Gain on Sale $0
Total Tax on Gain $0 ($494,498) ($6,275,863)
Before Tax Proceeds $0 $1,556,404 $24,580,292
Homeowner Dues Paid by Developer ($10,080) ($121,520)
After Tax Proceeds on Sale $0 $1,061,906 $18,304,429
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Summary Market Info

Constrained Supply of Affordable Housing

Nearby Pueblo Del Sol project (HOPE VI)
reduced number of housing units by
approximately 30%, from 1200 to 800

Boyle Heights has a very tight rental
and ownership market

Area Vacancy rate 2006 3Q
Boyle Heights 2.1%
Central Los Angeles 4.0%
City of Los Angeles 4.1%
(DPW Utility survey, rental and ownership housing)

Downtown ownership prices are
skyrocketing for all unit types Price Increase
Condo Product Type 2001-2005ce / Sq Ft 2005
1 BR 25% 589$
2 BR 23% 469$
3 BR 25% 483$

Future Development in Boyle Heights Seeks to
Capture this Market

Sears Tower Mixed Use Project
23 acre redevelopment, 750 units, approximately 150 affordable
Condos will start at mid-$400K range

Buena Vista Lofts
Rehabilitation project, 160 units
Condos will start at mid-$400K rangeAffordable housing production in the

Downtown LA area has not kept pace with
growth in market-rate units Affordable /
Schedule Affordable Units Total Units Total Units
Existing Dwelling Units in Downtown 9,569 19,140 50%
Permitted and Under Construction 833 10,210 8%
Under Consideration and in Plan Check 703 14,121 5%
Grand Total Existing & Future Units 11,105 43,471 26%
(Downtown Center BID)
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Paredon Blanco Apartments
Unit Breakdown Number Sq Ft Rent Level
40% AMI 1 BR 12 600 454$
40% AMI 2 BR 27 800 546$
40% AMI 3 BR 17 1000 630$
50% AMI 1 BR 28 600 649$
50% AMI 2 BR 63 800 780$
50% AMI 3 BR 40 1000 900$
60% AMI (Manager Unit) 1 900 N/A
Total 188 153,900

Parking Spaces 235

Ground Floor Retail 9,000 $1.65 / sq ft / mo.

The Pardon Blanco Apartments have been designed to provide high-quality 
a�ordable housing with easy access to transit.  It is especially appealing to families, 
with 30% of the units featuring 3 bedrooms with schools and community services 
located nearby.  There are 188 rental apartments, all a�ordable for families earning at 
or below 40% and 50% of Area Median Income (restricted for 55 years).  

40% AMI 1 BR
6%

50% AMI 1 BR
15%

40% AMI 2 BR
14%

50% AMI 2 BR
35%

40% AMI 3 BR
9%

50% AMI 3 BR
21%

Paredon Blanco Apartments Unit Mix

Paredon Blanco Properties Overview
Product Sq Ft Number A�ordable AMI Level
Condo 121,175 140 28 (20%) (50% & 80% AMI)
Rental 153,900 188 188 (100%) (40% and 50% AMI)
Retail 43,175

Parking Spaces 487

General Assumptions
Land 80.00$ per Sq Ft
Infrastructure $50,000 per unit
Structured/Underground Parking $30,000 per space
Construction Cost $150 / $150 / $80 per Sq Ft (Condo / Apt. / Retail)
Construction Interest 2.5% / 1.64% / 2.5% of Total Cost (Condo / Apt. / Retail)
Construction Loan 9.8% / 2.25% / 2.25% of Total Cost (Condo / Apt. / Retail)
Soft Cost 14% / 5% / 4% of Total Cost (Condo / Apt. / Retail)
Selling Commission 4% of Costs

Paredon Blanco is a mixed-use project that provides ownership and rental housing with retail amenities at 
Mariachi Plaza Metro Station.  The Paredon Blanco Apartments (located on the southwest corner of East 1st 
Stree and Boyle Ave) and the Paredon Blanco Condominiums (located just northeast of Mariachi Plaza) will be 
develped simultaneously, pending MTA's completion of the station and vacation of its construction sites.

Paredon Blanco Condominiums
Unit Breakdown Number Sq Ft Sales Price Annual Income Limits
1 br 40 600 435,000$ N/A
2 br 56 800 495,000$ N/A
3 br 16 1,000 555,000$ N/A
1 br 50% AMI 6 550 355,768$ $27,700 (family of 2)
2 br 50% AMI 6 750 103,844$ $31,200 (family of 3)
3 br 50% AMI 3 1,000 166,263$ $34,650 (family of 4)
1 br 80% AMI 5 550 129,898$ $44,350 (family of 2)
2 br 80% AMI 6 750 207,875$ $49,900 (family of 3)
3 br 80% AMI 3 1,000 116,965$ $55,450 (family of 4)
Total 140 121,752

Parking Spaces 252

Ground Floor Retail* 34,175 $1.66 / sq ft / mo.
Includes 5,000 sq ft for the Neighborhood Music School, discounted at $1.15/sq ft/mo.

Paredon Blanco Condominiums are designed to attract homebuyers who desire high quality transit 
access and a no fuss condo lifestyle.  It consists of 140 for-sale units, 29 of which have been set 
aside for buyers earning 50% and 80% of Area Median Income (restricted for 45 years). 

Demographics
1/4-Mile From Station

Number Percent
White 996 39%
Black 389 15%
Asian 996 39%
Other 189 7%
Total 2570 100%

Hispanic 537 21%

Median Age 47
Male 40
Female 59

Households 907
Average Size 3

Families 228
Average Size 2

Owner Occupied 113 12%
Renter Occupied 794 88%

Density (pop/acre) 11
Source: US Census Bureau 2000

Arts District
Little Tokyo Demographics

1/4-Mile From Station
Number Percent

White 594 32%
Black 38 2%
Asian 37 2%
Other 1210 64%
Total 1879 100%

Hispanic 1879 93%

Median Age 26
Male 26
Female 27

Households 479
Average Size 4

Families 367
Average Size 4

Owner Occupied 48 10%
Renter Occupied 430 90%

Density (pop/acre) 11
Source: US Census Bureau 2000

Pico Aliso
Demographics
1/4-Mile From Station

Number Percent
White 1584 30%
Black 42 1%
Asian 639 12%
Other 2954 57%
Total 5219 100%

Hispanic 4387 84%

Median Age 36
Male 36
Female 36

Households 1473
Average Size 4

Families 975
Average Size 4

Owner Occupied 189 13%
Renter Occupied 1284 87%

Density (pop/acre) 30
Source: US Census Bureau 2000

Mariachi Plaza

Age Distribution
1/4-Mile From Station

Number Percent
Age 0-17 94 4%
Age 18-21 84 3%
Age 22-29 442 17%
Age 30-49 966 38%
Age 50+ 984 38%

2570 100%
Source: US Census Bureau 2000

Age Distribution
1/4-Mile From Station

Number Percent
Age 0-17 646 34%
Age 18-21 150 8%
Age 22-29 297 16%
Age 30-49 516 27%
Age 50+ 270 14%

1879 100%
Source: US Census Bureau 2000

Age Distribution
1/4-Mile From Station

Number Percent
Age 0-17 1493 29%
Age 18-21 328 6%
Age 22-29 741 14%
Age 30-49 1425 27%
Age 50+ 1232 24%

5219 100%
Source: US Census Bureau 2000

Arts District

Pico Aliso

Mariachi Plaza

Little Tokyo Boyle Heights Provided With Little Park Space

Population: 49,582*
Boyle LA

Parks Acres Heights Average*
Prospect Park 3.8
State Street Recreation Center 3.2
Pecan Playground 4.9
Vest Pocket Park 0.6
Hollenbeck Park 25.6
Boyle Heights Sports Center 9.8

47.9 0.97 4.3
*Trust for Public Land

Park Acres per 1,000 Pop.

Little Tokyo connects Downtown’s Grand Avenue 
project to the River Greenway. Little Tokyo Park 
becomes a tourist amenity, a lunch break spot for 
local DWP workers, a dog-walking and recreation 
park for local residents, and a transit stop vista.

Pico Aliso facilitates transit access for Utah El-
ementary and High School, Pueblo del Sol, TELACU, 
and a new mixed-use neighborhood core.

Mariachi Plaza creates a vibrant public destina-
tion for mariachi music, festivals, farmers’ markets 
with links to the White Medical Center, Proyecto 
Jardin, Bridge St Elementary, Pecan and Hollenbeck 
Parks, all with scenic vistas of the LA skyline.

Celebrate Neighborhood Character
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Average Size 4

Owner Occupied 48 10%
Renter Occupied 430 90%

Density (pop/acre) 11
Source: US Census Bureau 2000

Pico Aliso
Demographics
1/4-Mile From Station

Number Percent
White 1584 30%
Black 42 1%
Asian 639 12%
Other 2954 57%
Total 5219 100%

Hispanic 4387 84%

Median Age 36
Male 36
Female 36

Households 1473
Average Size 4

Families 975
Average Size 4

Owner Occupied 189 13%
Renter Occupied 1284 87%

Density (pop/acre) 30
Source: US Census Bureau 2000

Mariachi Plaza

Age Distribution
1/4-Mile From Station

Number Percent
Age 0-17 94 4%
Age 18-21 84 3%
Age 22-29 442 17%
Age 30-49 966 38%
Age 50+ 984 38%

2570 100%
Source: US Census Bureau 2000

Age Distribution
1/4-Mile From Station

Number Percent
Age 0-17 646 34%
Age 18-21 150 8%
Age 22-29 297 16%
Age 30-49 516 27%
Age 50+ 270 14%

1879 100%
Source: US Census Bureau 2000

Age Distribution
1/4-Mile From Station

Number Percent
Age 0-17 1493 29%
Age 18-21 328 6%
Age 22-29 741 14%
Age 30-49 1425 27%
Age 50+ 1232 24%

5219 100%
Source: US Census Bureau 2000

Arts District

Pico Aliso

Mariachi Plaza

Little Tokyo Boyle Heights Provided With Little Park Space

Population: 49,582*
Boyle LA

Parks Acres Heights Average*
Prospect Park 3.8
State Street Recreation Center 3.2
Pecan Playground 4.9
Vest Pocket Park 0.6
Hollenbeck Park 25.6
Boyle Heights Sports Center 9.8

47.9 0.97 4.3
*Trust for Public Land

Park Acres per 1,000 Pop.
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The Mesa

The Mesa
A decked park over the 
MetroLink railyard marks an 
important urban epicenter 
reverberating west
 through the Arts District 
to Downtown, and east to 
nearby residential neigh-
borhoods.  Bridging the 
fault line of the LA River, 
The Mesa links the grand 
sculptural scale of Down-
town, the LA River channel 
with its massive infrastruc-
ture, and the Industrial Dis-
trict, with the fine-grained 
community functions serv-
ing the Boyle Heights and 
Pico Aliso neighborhoods.
Shifting planes bring local 
families, gardeners, bird-
watchers, artists, athletes, 
and tourists together in 
a rich conglomerate that 
strengthens the identity of 
the surrounding neighbor-
hoods. 

Master Plan Phasing
1-2 yrs Densify Pico Aliso & Mariachi Plaza transit nodes. Hold community 
workshops to program LA River Greenway amenities, set up Community 
Gardens.

3-4 yrs Construction on Little Tokyo TOD, extend TOD development. Re-
move eastern rail lines, begin vegetating Greenway Terrace, install green roofs 
on existing buildings.

5-6 yrs Create Commuter Bike Greenway on West Bank, extend TOD 
development. Install bio-retention basins along streets, increase urban habitat 
along Greenway Terrace.

7-8 yrs Install green infrastructure, new parks & buildings. Gradually plant 
river banks as green infrastructure increases absorption capacity, reduce river 
flow to <25 fps.

9-10 yrs Build The Mesa & Downtown Industrial Park. Fully plant Greenway 
Terrace for upland wildlife habitat, introduce meanders and islands in channel 
to reduce flow rate to <20 fps.

11-12 yrs Intensify development on SCI Arc site next to the Mesa to create 
a dramatic western edge.  Enhance vegetation on channel islands and riparian 
edges, reduce flow rate to <12 fps, re-introduce riparian bird species, California 
red-legged frog, and steelhead trout.

Land Uses with Green
Roof Potential Parcel Area (s.f.)

Potential %
Green Roof of
Parcel Area

Green Roof
Area (s.f.)

Commercial 1,561,089 75% 1,170,817
Manufacturing/Industry 7,413,597 75% 5,560,198
Multi-Family 4,792,630 40% 1,917,052
Total On-Site 8,648,067

Particulate Matter
Removed Annually

Green Roof Area
(s.f.)

Conversion
Factor

PM
removed
(lb/yr)

Sample calculation 10.8 24.5 0.44
Total area of green roofs
on site

8,648,067.0 24.5 353,638.4

Sources: GIS data, LACVPRCP 1920-2005 ppt data, www.greenroofs.net

Green Infrastructure Type Cost per Square Foot

Green Roof (grass) $15.00
Roof Garden $20.00
Pervious Paving $2.00
Bioretention Basin (Residential) $4.00
Bioretention Basin (Commercial) $25.00
Vegetated/Grassy Swale $0.50
Sources: City of Emeryville, Green Dense Redevelopment Guidelines
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Benefits of Green Roofs :
·   Increases stormwater retention by 
25-40% in winter, 70-90% in summer
·   Increases property value by 
6-15%. A typical home in Pico Aliso 
neighborhood would increase by 
$60,000 with a green roof.
·   Removes particulate matter (PM) 
and CO2 from the air. Estimated 
green roof surface area on-site will 
remove 353,000 lbs/yr of PM (see 
calculations).
·   Reduces building HVAC needs by 
25%, and reduces heat gain by 95%. 
A typical warehouse in the industrial 
district with a 4” green roof will save 
$30,000/yr in heating & cooling 
costs.*
·   Reduces noise pollution. An 8” 
green roof lowers incoming sound 
by up to 50 decibels.
*Assumptions: A 30,000 s.f. warehouse in 90013 
zip code has an estimated $120K HVAC cost 
(www.ReedFirstSource.com)

Green Roof Calculations:
A 50,000 square foot green roof atop Little 
Tokyo’s Savoy apartments could collect and 
store 390,000 gallons of rainfall annually.* 
This could provide approximately 2% of 
the water needs of the building annually, 
saving $1,700/yr
*Assumptions: 14” ppt/yr, average per capita water usage 
150 gpd, 303 units in Savoy, green roof capacity estimates 
from www.greenbuilder.com, $2.25/HCF cost of LA water 
(DWP)

LA River
Outfall

Water Quality
Bio-Retention Basin

& Red-Winged 
Blackbird Habitat

(60’ x 90’)

Vegetated
Green Roof

Storage
Cistern

Grassy
Swale

Living Machine Specifications
Serves picnic barbeque area, playing fields & 
courts, and outdoor classroom. Design flow 
of 2,400 gpd treats wastewater of up to 450 
visitors/day (e.g. soccer tournaments, con-
certs). 5600 f2 greenhouse houses anaerobic 
digesters, aerated vegetation tanks, clarifiers, 
treatment marshes, and chlorine contact 
basins. Treated water is recycled in toilets and 
irrigation system. *

Anaerobic digestion: 2 anaerobic digester 
tanks (37.85 m3, 10,000 gal each), 10 day 
residence, acid-forming and methane-produc-
ing bacteria break down carbon molecules 
and produce methane. Methane cogenera-
tion powers the Living Machine circulation 
and aeration pumps, supplemented by solar 
panels on-site.

Aerated Vegetated Tanks: 2 parallel sets of 5 
aerated vegetated tanks (500 gal each), 5-7hr 
residence, plants convert ammonium and 
organic nitrogen to nitrates. Floating plant 
palette: duckweed (Lemma minor), azolla 
(Azolla filliculoides), water hyacinth (Pistia 
stratiotes), and parrot’s feather (Myriophyllum 
aquaticum).  

Clarifiers: 2 clarifier settling tanks (500 gal 
each), 1 day residence, effluent settles, sludge 
is solar-power pumped back to anaerobic 
digester, tea is pumped into marshes. 

Mesa Restrooms Anaerobic
Digester Tanks

Aerated 
Vege Tanks

Treatment
Marshes

Eventual Development Typologies Around Stations

Little Tokyo TOD 
Dense urban village with a variety of rental and ownership housing op-
tions for singles, small families, and empty nesters.  Transitional housing 
should be located near transit and provide access to services.  

Pico Aliso TOD
Medium-density neighborhood core with ownership and rental housing 
for families, particularly those with small children.  Some senior housing, 
but less emphasis on transitional than downtown.  

Mariachi Plaza TOD
Medium- to low- density neighborhood core emphasizing housing for 
larger families and served by a fine grained community retail area.  Some 
smaller-unit apartment or condos for professionals at White Memorial 
Medical Center.

Industrial

Public Facility

Open Space

Commercial

Mixed-Use

Residential

Land Use Classifications

9.5’ 6’ 8’ 6.5’ 11’ 11’ 11’ 11’ 6.5’ 8’ 6’ 9.5’

East 1 Street - Beyond Alameda Street

Sidewalk SidewalkSwale SwaleCar Lane Car Lane Car Lane Class II 
Bike Lane

Class II 
Bike Lane

Parallel
Parking

Parallel
Parking

Car Lane

East 1st Street Beyond Alameda Street

6.5‘ 6.5‘4’ 4’6.5’ 6.5’10’ 10’13’ 13’

Little Tokyo & Pico/Aliso Stop

Sidewalk SidewalkSwale SwaleClass II 
Bike Lane

Class II 
Bike Lane

Car Lane Car LaneGold Line Right of Way Gold Line Right of Way

Little Tokyo & Pico-Aliso Metro Station Areas

Car Lane Car Lane

8’ 8’4’ 4’6.5’ 6.5’11’ 11’8’ 8’

Mariachi Plaza Stop

Sidewalk SidewalkSwale SwaleClass II 
Bike Lane

Class II
Bike Lane

Parallel
Parking

Parallel
Parking

Mariachi Plaza Metro Station Area

Treatment Marshes: 2 shallow vegetated 
marshes (30x30’ each), 4 day residence, lined 
with crushed limestone, sequesters inorganic 
nitrogen and reduces BOD/TSS. Open water 
fosters Gambusia affinis for mosquito control. 
Emergent vegetation palette: Iris versicolor, 
Colocasia escuelenta, Typha latifolia, Canna 
americanallis, Cyperus alternifolius, Cyperus 
haspan, and Ludwiga repens. Mosquitoes are 

controlled by eliminating stagnant open 
water.

Chlorine Contact Tank: 1 chlorine contact 
tank (500 gal), 1hr residence time, de-chlori-
nated with sulfur dioxide before returning to 
Visitor’s Center toilets for re-use.

*System based on IslandWood School, Bainbridge Island, 
WA (2002). Assumptions: 1.6gal/flush toilets, 1.7gpm 
faucets, 2 flushes/visitor, 1min washing/visitor

Paredon Blanco Apartments:
·   Situated next to a future park
·   Courtyard opens onto E 1st Street 
·   Street frontage articulated to enliven 
sidewalk

Paredon Blanco Condominiums:
·  North-south walkway through the site
·   Houses the Neighborhood Music School 
·   Building is oriented to frame Mariachi Plaza, a 
newly revitalized community gathering place 
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